
A Technical Assistance Panel Report

Bowie State MARC Station Area

Sponsored by:
Bowie State MARC Station Development Board
and
Prince George’s County Planning Department
The Maryland-National Capital Park and
Planning Commission

October 17-18, 2011



1



2

Bowie State MARC Station Area

Prince George’s County, MD

October 17-18, 2011
A Technical Assistance Panel Report

ULI Washington
4909 Cordell Avenue
2nd Floor
Bethesda, MD 20814
(240) 497-1919
Fax: (240) 497-1818
www.washington.uli.org



3

About ULI Washington
A District Council of the Urban Land Institute
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As the preeminent, multidisciplinary real estate forum, ULI facilitates the open exchange
of ideas, information, and experience among local, national, and international industry
leaders and policy makers dedicated to creating better communities.

ULI’s mission is to provide leadership in the responsible use of land and in creating and
sustaining thriving communities worldwide. ULI Washington carries out the ULI mission
locally by sharing best practices, building consensus, and advancing solutions through
its educational programs and community outreach initiatives.

About the Technical Assistance Panel (TAP) Program
The objective of ULI Washington’s Technical Assistance Panel (TAP) program is to
provide expert, multidisciplinary advice on land use and real estate issues facing public
agencies and nonprofit organizations in the Washington Metropolitan area. Drawing
from its extensive membership base, ULI Washington conducts one and one-half day
panels offering objective and responsible advice to local decision makers on a wide
variety of land use and real estate issues ranging from site-specific projects to public
policy questions.  The TAP program is intentionally flexible to provide a customized
approach to specific land use and real estate issues.
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Foreword: Overview and Panel Assignment
The Bowie State MARC Station Development Board (referred to hereafter as the
“Board”) consists of 13 members appointed by the Prince George’s County Council in
February 2011, to help implement the recommendations of the 2010 Approved Bowie
State MARC Station Sector Plan and Sectional Map Amendment. Its members
represent public, private, and University interests. The Board is staffed by the Council
Administrator’s Office and the Prince George’s County Planning Department.

The Board is tasked with crafting recommendations for the future of approximately 219
acres of county-owned land located adjacent to the Bowie State MARC Station and
Bowie State University. The 219 acres comprise the majority of the 243.5-acre study
area—the subject matter of this Technical Assistance Panel (TAP). The Board’s charge
includes refining the development and phasing program proposed by the approved
sector plan and identifying potential funding sources and implementation strategies. The
Board’s efforts will support the preparation of a Request for Developer Interest (RFI)
and/or Qualifications (RFQ).

To assist with formulating its recommendations and determining the overall economic
feasibility of the sector plan’s proposed development program, the Board decided to
engage a TAP from the Urban Land Institute-Washington District Council.

Questions to be Addressed by the TAP:

Development Program for the Center

• The approved sector plan recommends future uses for each of the three focus
areas (neighborhoods) within the proposed development center at the Bowie
State MARC Station. Given current and projected short-range market conditions
and the University’s expansion timeline (in terms of both its physical campus and
academic programs), which land use elements should be the highest priority for
the initial implementation phase? Which elements of the plan can serve as
catalysts to influence future development phases?

• The approved sector plan recognizes that the ultimate development of the center,
together with the expansion of Bowie State University, will occur over the long
term and through multiple phases based on market conditions and public and
private financing availability. How should the phasing of the center proceed?

• The recommended development programs for the three focus areas that will form
the future center include a range of opportunities for new residential
development. Which residential development types should be a high priority?
Can proposed residential development capture future residents from the
surrounding community and the University faculty and student populations? Will
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there be opportunities for private developers to form partnerships to pursue
residential opportunities that will appeal to a range of households?

• The plan recommends that future office space be constructed that could serve a
wide range of both University and private sector tenants, including office space
for research and development. What will be the short and long range feasibility of
developing office space for research and development and related uses? What is
the feasibility of private sector office space development that can also serve the
needs of the University, including future academic offices, classrooms and
laboratories? Are there successful local and regional examples? Would a
government office (federal, state, or county) tenant be important to enhancing the
feasibility of private office development?

• The plan defines the potential for the center to provide space for a number of
facilities that will serve the university student body, including a convocation
center and fitness facility. What will be the feasibility for these facilities as
potential joint University and private sector development projects? Will these
facilities add value to the short and/or long range phases of development of the
center?

• The plan also proposes the addition of supporting retail, hospitality, and related
space, including a 20,000 square foot grocery store. How should supporting retail
space be addressed as part of a phasing plan for the center development? Will
there be short-term potential for vertical mixed retail and residential
development? At what phase in the development program should a grocery store
be considered? When and what type of hotel development will be feasible for the
center development?

Supporting Infrastructure

• Significant public and private investments in infrastructure improvements will be
necessary to support the plan’s development objectives. Many of those
investments are identified by the sector plan’s Action and Phasing Plan. Which
infrastructure investments will need to proceed and/or be concurrent with the
initial phases of development? Which infrastructure investments should be
funded by the public sector, private developers and/or the University? What will
be the appropriate funding mechanisms to support infrastructure investment to
support short- and long-range development?

• The Plan recommends a number of improvements to the MARC station facility to
increase accessibility and safety, support growth in transit ridership and
intermodal connections, enhance the station’s physical appearance and
environment, and provide physical and visual connections between the University
and the future community center. What, if any, are the opportunities for joint
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MARC and private development? If there are opportunities for joint development,
how can those opportunities leverage station revitalization and improvements?
How should those opportunities be pursued as part of the overall development
phasing plan?

Public-Private Partnerships

• The Development Board will advise the County Council on the future disposition
of the property that is proposed for development as a mixed-use community
center. The Board is considering the structure of a Request for Developer
Interest (RFI) and/or Qualifications (RFQ). What alternative structures and
approaches should the Board consider in terms of issuing an RFI or RFQ?
Should the Board consider issuing an RFI or RFQ for a master developer or for
separate developers for each phase?
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Market Potential

For those who are already familiar with Bowie State University, its picturesque campus
and surroundings, and its well-regarded programs in education, nursing, computer
sciences, and other disciplines, it may come as no surprise that the panel’s initial and
most important finding is that the university can and must be the driver for any near-
term demand within the study area. The MARC station itself is an important amenity, to
be sure, and linkages must be improved between the university and the station so that
they may better complement each other, but with only 500-600 riders boarding the train
at the Bowie station each weekday—and with service limited to such weekdays—the
MARC station itself cannot be expected to serve as the type of catalyst for transit-
oriented development that a Metrorail station would.

The panel’s belief that the university must be the catalyst for any new development may
seem unremarkable at first, but on a closer look, this insight has far-reaching
implications for the type of new development that can and should be expected within the
area, the best means to attract it, and the timeframe for such. Unlike a transit-oriented
town center, of which our region has numerous examples, this study area has a unique
opportunity to serve as an example of a university-oriented regional asset, served by
transit. Pivoting from this point, the panel looked at the market potential for various
product types in the near- and longer-term.

Residential

As is almost always the case with TAPs, the panel began by looking at residential
demand, based on the well-worn real estate premise that more residents generate more
activity within an area and more “rooftops” for retailers to possibly follow. The panel
does believe that some demand already exists for graduate student, faculty, and staff
housing for those who would like to live closer to the campus; this opportunity would
likely be satisfied by 100-125 units of multi-family, stick-built construction. Additionally,
the panel could foresee a demand for approximately 50 units of an urban-style
townhome/starter home product. Satisfying this demand offers the nearest-term
opportunity for new development within the study area, and as such is a good starting
point to build interest and help “prove-up” the market within the next five to ten years;
this can especially be borne out if care is taken to recruit the right type of developers for
such projects, i.e., those with proven track records for consciously incorporating place-
making principles in their projects.

The bulk of new residential demand, however, will have to come from enrollment growth
at the university, and the panel recommends that all possible efforts be made to realize
such growth as expeditiously as possible. Moreover, for reasons discussed in the
Planning and Design section of the report, the panel believes that where such growth in
the undergraduate population can be accommodated with student housing, such
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housing is likely best-suited to the university’s land rather than the study area, although
the panel would ultimately leave that decision to the market.

The panel readily concedes that there are many considerations involved in the state
university system’s decisions about enrollment growth at the various campuses, and
numerous steps required to plan for and accommodate such growth. The panel also
concedes that such decisions are both beyond the purview of their assignment and
outside their collective area of expertise. It is within the panel’s collective area of
expertise, however, to note that the university’s current enrollment of just under 6,000
students is insufficient to create the type of critical mass needed to anchor a larger
project, and that ample, transit-accessible physical space exists to accommodate such
growth on campus.

Most importantly, though, the many other public investments already made and building
blocks already in place—which shall be discussed in greater detail throughout the
report—merit such enrollment growth and facilities expansion. That is to say, unlike
many other potential development sites within the region, where jurisdictions seek to
create something out of nothing, a tremendous resource already exists here, but the
maximum potential of the area cannot be realized without significant student enrollment
growth, and the additional facilities and staff needed to serve such growth. Thus, the
panel believes that it is in the best interests of the university, county, and state to work
together to achieve such enrollment growth and maximize the university’s, and in turn
the study area’s, potential.

Retail

Few, if any, renderings for new projects fail to include restaurant and café patrons
seated alongside a wide sidewalk, with pedestrians of all ages strolling by. Such images
immediately make the viewer feel that the project will be an active, lively space- one
which they would like to have in their community, and to which they would like to go.
Unfortunately, retail demand is finite and is further dependent upon high visibility and
easy accessibility, so oftentimes such scenes are not realized. As the panel noted on its
tour of the study area’s surroundings, there is already a great deal of highly visible and
easily accessible retail within the larger area, including Bowie Town Center. Moreover,
many of these retailers are already highly-specialized, such that most niches are
already filled.

To take but one example of what retailers typically look for before going into an area,
grocery stores require least 30,000 rooftops within a three-mile radius. Already existing
near the study area are a Safeway and Giant, which meet the needs of the average
consumer, while a Mom’s Organic Market caters to the “higher-end” market and an Aldi
provides a discount option. Thus, even with the potential addition of residents and
rooftops discussed in the residential section, it is very difficult to see how an additional
larger-scale grocer or market could be drawn to the study area; rather, the panel can
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only foresee demand for a hybrid/specialty grocer, such as a deli that provides staples
or an expanded convenience store. On the restaurant side, the panel limits its projected
demand to one smaller-footprint restaurant of approximately 2,500-4,000 feet, which
could provide a casual dining experience.

A “Second Anchor”

A theme which will recur throughout this report is that of “putting the big rocks in first,”
based on the parable of the professor who fills a jar first with rocks, then with pebbles,
then with sand, and then with water, in order to demonstrate to her students that you
need to start with the big pieces first, and then fill in with the smaller pieces as you go,
in order to achieve the maximum potential and utility of a space. The university is
undoubtedly the largest “rock” in this “container,” but in order to serve as a true anchor it
must be bigger, and even then it will not be able to provide sufficient demand for some
product types, as outlined above.

In the absence of a stronger existing market demand, the panel looked at what else
could be done to seize the opportunities and potential afforded by this site, and
concluded that a strong partnership is needed between the university, the county, and
others to identify and attract a “second anchor” to the study area. This second anchor
would need to be a use that both complements and strengthens the university and
generates more demand for the type of retail and housing that are called for in the
sector plan.

The following list of potential second anchors is certainly not meant to be exhaustive,
but is rather meant to illustrate the concept the panel has in mind, of finding uses that
complement the programs that currently exist at the university and those it plans to
develop over time; that take advantage of other significant assets in the surrounding
area; and that can help create additional market demand and thereby drive further
development.

Lab School/Learning Center. Building upon one of Bowie State University’s greatest
strengths, its highly regarded College of Education, the panel recommends
incorporating a lab school and/or learning center within the study area, as indeed is
called for in the Bowie State MARC Station Sector Plan. The panel did not delve too
deeply into what form this should take, but it could conceivably include programs for
lifelong learning including pre-kindergarten, kindergarten through 12th grade, and
opportunities for adult and senior education. Such an anchor would not only tie in
naturally with the university’s programs in Education, Behavioral Sciences and Human
Services, and other fields, but would also serve importantly as a residential
differentiator, offering an additional incentive to live within the study area. Such a facility
could help create an inter-generational community, by attracting both families with
school-age children and seniors seeking to take advantage of educational resources, in
addition to the cultural and recreational opportunities afforded by the university.
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Conference Center/Spa/Hotel. The panel views the 30,000 acre Patuxent Research
Refuge as another key asset for the study area that can be leveraged for greater returns
for both the study area, the university, and the county, with one possibility being a
conference center/spa/hotel that would have the refuge as its “back yard.” The study
area’s proximity to both Washington, DC and Baltimore (21 miles from Downtown
Washington, DC, and 27 miles from Downtown Baltimore), and to other federal
employment centers such as Fort Meade, as well as its MARC station, would also
appear to increase the site’s appeal as a central meeting location. Moreover, our region
is fortunate to be the home of best-in-class hospitality providers such as Marriott and
Hilton, which could tie in with the university’s programs in business, including any future
potential programs in hospitality or hotel management. Such a use would also stimulate
additional retail demand.

Environmental Research Facility. Located within the Patuxent Research Refuge is the
Patuxent Wildlife Research Center, which bills itself as a leading international research
institute for wildlife and applied environmental research. As the bulk of the center’s
facilities are closer to the Baltimore-Washington Parkway, the center is “so close, yet so
far away” to the university, the study area, and the MARC station, resulting in a missed
opportunity for all. A partnership between the U.S. Fish and Wildlife Service, Prince
George’s County, and Bowie State University for an additional environmental research
facility within the study area could provide an additional entrance into the reserve, as
well as opportunities for students and faculty within the Department of Natural Sciences
and researchers at the center to better engage with each other. Such a facility would
also be well-paired with the conference center, discussed above, particularly one that is
LEED Platinum or otherwise a model facility in terms of its environmental features.

Washington Redskins Training Facility. The panel is aware that the team management
of the Washington Redskins has floated the idea of developing a new training facility
with team offices somewhere within the Washington, DC region, and that numerous
jurisdictions within the region are already vying for the facility. Although the panel
cannot weigh in on the relative merits of all potential sites, it does find such a use to be
a viable one for the study area, in that the facility would raise the profile of the area and
thereby serve the “second anchor” role to attract additional development. Such a facility
would also provide a complementary use to the university and its students, with
potential practicum and career opportunities for students in nursing and business, as
well as additional recreational opportunities, in the event that the facilities could also be
used by students, faculty, and staff.

The panel provides some suggestions as to how such uses may be attracted to the
study area in the Development Strategies and Implementation section of the report. In
keeping with the panel’s contention that the university is the primary driver, though, the
panel first spent its time focusing on how to create more functional and physical
connections between the university, the study area, and beyond, as is discussed in the
Planning and Design section that follows.
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Planning and Design
As can be seen in the illustration on page 16 of the report, the panel did create a
physical plan of sorts, but rather than showing where different uses should go, the panel
focused on illustrating how different elements can work together and better connect,
both physically and functionally. The most important of these connections are those
between the university and the study area, as the panel believes the two must be
intrinsically linked in order to achieve the maximum potential for both.

The panel commends the Bowie State MARC Station Sector Plan for also seeking to
create greater connectivity between the two sites. The panel’s recommendations may
be seen to differ from the sector plan’s, though, in the panel’s focus on bringing the
community to the university, rather than bringing the university to the community, which
the sector plan appears to propose by exporting parts of the university, including a
recreation center, convocation center, and 200,000 square feet of flex space, into the
study area. At first blush, this may sound like a distinction without a difference, but it is
actually quite important in terms of the planning and design recommendations that
result. By again keeping the focus on the university, improving the accessibility to it,
building it up and making it a lively, well-connected place, and then by encouraging
others to come into the campus and discover what a special place it is—as the panel
had the pleasure of doing—the study area receives the spin-off benefits of those
individuals and potential anchor users who realize they want to be as close as possible
to this incredible resource.

Walking outside of their meeting
space in the Thurgood Marshall
Library, the panelists were
immediately struck by what a
wonderful pedestrian experience
that portion of the campus offers.
As one of the panelists noted,
many campuses are crisscrossed
by streets, even in their interior,
and thereby do not afford the
opportunity for that essential
college experience of wandering
and getting lost in thought after
leaving a class, or of safely
walking and reading a book at
the same time. The panel
therefore focused on extending
these opportunities, so that
students could step off the
MARC station and immediately find themselves in such an environment. Locating

Photo of Bowie State University, Campus Interior: “Walking outside of their meeting
space in the Thurgood Marshall Library, the panelists were immediately struck by what a
wonderful pedestrian experience that portion of the campus offers…. The panel therefore
focused on extending these opportunities, so that students could step off the MARC
station and immediately find themselves in such an environment.”
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university uses off-campus
and within the study area
would hamper this effort,
particularly when there is a
great deal of land already
available, currently occupied
by parking lots, between the
university and the MARC
station. Rather, the panelists
sought to demonstrate how
additional buildings, located
on campus, could increase
connectivity to the MARC
station and the study area.

These additional on-campus
buildings could include more
undergraduate student
housing, which would be
beneficial in terms of
creating a more residential campus feel, adding greater vibrancy to the area throughout
the day, and reducing the need for commuter parking. Although the panel believes that
potential developers would also prefer an on-campus location for such a use to one
within the study area, the panel defers to the market to make that call.

Given the current fiscal constraints on all levels of government, the panel decided not to
rely on the MARC station being relocated farther north, as called for in the sector plan.
Regardless, the panel did see the proposed station site as a good place to create an
additional connection to campus, as seen in the following illustration. This connection
could be strengthened by providing for future university growth in two new buildings,
shown in blue and located on parcels currently used for surface parking.
The panel also noted that the university’s facilities master plan calls for demolishing the
Martin Luther King, Jr. Communications Arts Center, and replacing it with a new
humanities building, within the next five years. The panel views this development as a
much-needed opportunity to improve the connection to the current MARC station and
the rest of campus; rather than closing the center of campus back off with the new
building, however, the panel proposes extending the main quad out to the station, and
placing the new buildings around it.

Photo of Bowie State University, Campus Interior
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Panel’s Illustration 1: Study Area, Bowie State University, and Surroundings
“… the illustration does not necessarily represent where the panel thinks the potential new uses should go; in the panel’s opinion, the most

important considerations are how the different pieces work together, i.e, how such uses connect to the university, each other, and other
important resources such as the Patuxent Research Refuge.”
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Admittedly, such an approach does entail the removal of MARC parking on the east
side of the tracks, and the dedication of such land to the university for these new
buildings. The panel nonetheless encourages the state and county to work with the
university to explore this option, given the better suitability of the land west of the tracks,
with overhead wires, for such parking uses, and the pressing need to improve the
connection between the station and the campus, in order to increase ridership. The
panel also had questions regarding how much use is actually made of the parking on
the east side of the tracks for MARC commuters, as opposed to how much is simply
being used by students, faculty, and staff for parking that could be accommodated
elsewhere.

In addition to creating better connections between the study area, the MARC station,
and campus, the panel also focused on improving other regional connections for both
the study area and the university, and to that end the panel recommends a bicycle and
pedestrian trail system, as approximately shown by the green loop and arrows on the
illustration. Given that Maryland Route 197 is such a wide roadway with a generous
median, including the bridge that crosses over the railroad tracks, a bike trail and a
pedestrian route can easily be accommodated there with little cost other than that for
paint for re-striping. Further trails could lead to amenities such as the river and other
nearby bodies of water, as well as the WB&A trail, the City of Bowie, and around
campus, tying together the green spaces that already exist—as well as facilities such as
the exquisite new Fine and Performing Arts Center—and making them greater than the
sum of their parts.

It bears repeating that where the study area itself is concerned, the illustration does not
necessarily represent where the panel thinks the potential new uses should go; in the
panel’s opinion, the most important considerations are how the different pieces work
together, i.e, how such uses connect to the university, each other, and other important
resources such as the Patuxent Research Refuge. Determining where different uses will
be located within the study area depends largely on which “second anchor” can be
attracted there, as that big rock needs to be added to the mix first. The panel’s
recommendations for pursuing such a user are detailed next, in the Development
Strategies and Implementation section.
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Development Strategies and Implementation

As discussed previously, the first and most important step is for Prince George’s County
and Bowie State University to cement their working relationship, recognizing that
attracting an anchor use or uses within the study area that complements the university
and its programs, either those currently existing or planned, will create the best result
for all parties involved. The best means for creating such a close working relationship is
for each party to designate an empowered liaison so that there is a direct point of
contact for each- someone who is familiar with the both the desired outcomes of, and
the resources that can be brought to bear by, his or her respective party, and who can
navigate all the departments involved on his or her end. A representative from the
university will best know the university’s core competencies and plans for the future, in
terms of academic programs, student enrollment, facilities expansion—and  potential
sources of funding for such—and is in the best position to articulate those to the market.
On the other hand, a representative from the county will be able to view the project
within the county’s larger economic development goals, and will be able to work to bring
all possible public incentives to the table in order to facilitate the highest-quality project,
as well as work with over governmental entities such as the state and the City of Bowie.

The panel cautions the county that it should anticipate needing to contribute more than
just land in order to attract the type of second anchor discussed previously. In the
current market, land is plentiful, so in order to maintain a competitive advantage for this
location, the county will need to explore ways to incentivize the development, including
tax abatements, upfront infrastructure funding and an expedited entitlements process, in
the event that a highly-desired use presents itself. Such incentivization also includes not
being overly prescriptive with the plan for the site, and instead working in a collaborative
process. For its part, the university may be able to assist first-time homebuyers who are
faculty or staff, in order to help create a market for more residential product. And, as
mentioned previously, the university and county can both work with the state to seek
expedited enrollment and academic program growth at Bowie State, in order to create a
greater critical mass of students, faculty, and staff.

Once such liaisons have been put in place and established a working relationship with
each other, the panel recommends that they simply go out and talk to potential
developers, getting to know them, their track records, and their ideas for the site.
Occasionally, these developers have direct connections to precisely the types of anchor
users that the county and university may be seeking, and they may even have ideas of
their own that have not previously been considered. The panel does not recommend the
issuance of a Request for Proposals (RFP) until this process has been completed.
Although the panel appreciates the fact that a great deal of work and thought has gone
into the sector plan, the panel recommends selecting a partner, in the form of a Master
Developer, and not a plan. The panel noted that there have been several instances
where jurisdictions within our region have issued overly-prescriptive plans (e.g., you will
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build a town center here, these are the buildings you will build, this is where you will
place them, and these are how big they must be). In such instances, developers may
bid on the project even if their vision differs, simply to gain control, creating a conflict
from the beginning. A far better result for all involved will be one that is collaborative,
flexible, and responsive to the market. If done right, the study area can link together the
university and the natural areas that surround it and introduce them to the rest of the
region, creating a truly regional asset from which all of us can benefit.
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