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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Detailed Site Plan DSP-06015-01 

Type II Tree Conservation Plan TCPII-009-09-01 
Capitol Heights Shopping Center 

 
 

The Urban Design staff has completed the review of the subject application and appropriate 
referrals. The following evaluation and findings lead to a recommendation of APPROVAL with 
conditions, as described in the Recommendation section of this technical staff report. 
 
 
EVALUATION 
 

The property is within the Edge area of the Local Transit-Oriented Edge (LTO-E) Zone. This 
application, however, is being reviewed and evaluated in accordance with the prior Prince George’s 
County Zoning Ordinance, pursuant to Section 27-1703(a) of the Zoning Ordinance. Therefore, the 
amendment to a detailed site plan was reviewed and evaluated for conformance with the following 
criteria: 
 
a. The requirements of the 2004 Approved Sector Plan and Sectional Map Amendment for the 

Morgan Boulevard and Largo Town Center Metro Areas, Military Installation Overlay (M-I-O) 
Zone, and the standards of the Development District Overlay (D-D-O) Zone; 

 
b. The requirements of the Commercial Shopping Center (C-S-C) Zone and Military Installation 

Overlay (M-I-O) Zone of the Prince George’s County Zoning Ordinance; 
 
c. The conditions of Preliminary Plan of Subdivision 4-06139; 
 
d. The requirements of the 2010 Prince George’s County Landscape Manual; 
 
e. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance and Tree Canopy Coverage Ordinance; and 
 
f. Referral comments. 
 
 
FINDINGS 
 

Based upon the evaluation and analysis of the subject detailed site plan, the Urban Design 
staff recommends the following findings: 
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1. Request: The subject application is for approval of an integrated shopping center with a 
gross floor area of 113,389 square feet in both the prior Commercial Shopping Center 
(C-S-C) Zone and Development District Overlay (D-D-O) Zone. The subject application is 
identical to the previously approved, but now expired, Detailed Site Plan DSP-06015. No 
modifications to the prior approval are proposed, except for technical adjustments. 

 
2. Development Data Summary: 

 
 PREVIOUSLY 

APPROVED IN 
DSP-06015 

PROPOSED 

Zone(s) C-S-C/C-O/D-D-O C-S-C/M-I-O/D-D-O 

Use(s) Integrated Shopping 
Center 

Integrated Shopping 
Center 

Acreage 27.77 26.73 
Parcels 1 1 
Building square footage/gross floor area 113,389 113,389 

Of which Building 1-Giant  57,960 57,960 
Building A-Retail 15,027 15,027 
Building B-Retail 8,320 8,320 
Building C-Retail 8,612 8,612 
Building D-Bank 4,670 4,670 
Building E-Restaurant 4,800 4,800 
Building F-Restaurant 
(Sit-Down) 7,000 7,000 

Building G- Restaurant 
(Sit-Down) 7,000 7,000 

 
OTHER DEVELOPMENT DATA 
 
 REQUIRED PROPOSED 

Total Parking Spaces 548 (min.)–567 (max.) 593* 
Handicapped spaces 11–12 27 
Van accessible spaces 3 23 

Loading spaces 3 10 
 
*Note:  Parking spaces provided are in excess of the maximum permitted by the D-D-O Zone 

standards, as stated in the 2004 Approved Sector Plan and Sectional Map Amendment 
for the Morgan Boulevard and Largo Town Center Metro Areas (Morgan Boulevard 
Sector Plan and SMA).  

 
3. Location: The property is located on the south side of MD 214 (Central Avenue), 

approximately 200 feet east of its intersection with Shady Glen Drive, in Planning Area 75A, 
and Council District 6. 

 



 

 4 DSP-06015-01 

4. Surrounding Uses: The site is bounded on the north by the right-of-way of MD 214, and by 
the right-of-way of Walker Mill Drive on the west and south sides. Walker Mill Drive is 
designated as a historic road from Shady Glen Road to Ritchie Road. Across Walker Mill 
Drive from the proposed shopping center are residential lots zoned Residential, 
Single-Family-95 (RSF-95) and Residential, Rural. To the north of the subject site, across 
MD 214, are properties zoned Commercial, General and Office (CGO), Local Transit-Oriented 
Edge, and RSF-95. To the west is a 0.49-acre property zoned CGO (Parcel 194) that is under 
the ownership of Prince George’s County and is the site of a proposed fire and rescue 
station. To the southeast is a property zoned Residential, Single-Family-Attached, and to the 
east of the site are properties in the Industrial, Employment Zone. The site is within one 
mile of Seat Pleasant, and two-thirds of a mile from the Morgan Boulevard Metro Station. 

 
5. Previous Approvals: The subject site was previously zoned Light Industrial (I-1). The 

Morgan Boulevard Sector Plan and SMA rezoned the subject site to the Commercial Office 
(C-O) Zone. The sector plan also included the site in the Central Avenue Corridor Node, 
which is adjacent to the Morgan Boulevard Metro Core. 
 
On June 25, 2004, a revisory petition was filed by the owners of the Santos property 
(adjacent to the subject site) with the Prince George’s County District Council, to request 
restoration of the I-1 Zone, based on a mistake in the SMA. On October 20, 2004, the 
Santos petition was amended by adding the adjacent Zimmer property and requesting the 
C-S-C Zone instead of the I-1 Zone. On February 14, 2005, the District Council approved 
Zoning Ordinance No. 2-2005, to revise the Morgan Boulevard Sector Plan and SMA to 
change the zoning classification from C-O to C-S-C based on a factual error and 
superimposed the D-D-O Zone on the property. On September 4, 2008, the Prince George’s 
County Planning Board approved Preliminary Plan of Subdivision (PPS) 4-06139 and Type I 
Tree Conservation Plan TCPI-26-06 (PGCPB Resolution No. 08-109), for the Capitol Heights 
Shopping Center, Parcels A and B, with conditions.  
 
The site is the subject of DSP-06015, which was approved by the Planning Board on 
February 4, 2010, subject to four conditions (PGCPB Resolution No. 10-01), but expired on 
December 31, 2021. The applicant has filed this DSP, which is identical to the previous 
application, to allow additional time to construct the integrated shopping center. The site 
has an approved Stormwater Management (SWM) Concept Plan, 32244-2005-00, that is 
valid until April 18, 2025. 

 
6. Design Features: No modifications to the prior approval are proposed with this 

application. The site is irregular in shape, with two pods of development that are separated 
by a stream, and wetland which runs from northwest to the southeast through the site. 
Parcel B is proposed to be developed with a 57,960-square-foot Giant grocery store and 
approximately 32,000 square feet of additional in line retail stores on the western portion 
of the site. The eastern portion of the site proposes three pad sites referred to as restaurant 
row and includes a bank, a drive-through restaurant, and two sit-down restaurants. The 
stores are oriented toward a private, internal roadway with the surface parking located on 
the other side to service the commercial tenants. The site plan proposes two access points 
from MD 214 to the north, and one point of access from Walker Mill Drive in the southwest. 
The access from Walker Mill Drive connects through to MD 214 and will be shared with a 
proposed fire/EMS station on Parcel A, which was previously part of the DSP but has now 
been conveyed to the County.  
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The site has been modified to treat the drives connecting the development pods and surface 
parking as private roads and meets relevant D-D-O Zone standards. Staff recommends that 
all requirements for these private roads be met prior to signature approval. An in-depth 
discussion of this issue is included in Finding 7 below.  
 
The applicant is providing a five-foot-wide sidewalk along the property’s frontage on 
Walker Mill Drive, in compliance with the Morgan Boulevard Sector Plan and SMA. 
However, no streetscape improvements are proposed for MD 214. An internal pedestrian 
circulation system with streetscape improvements such as pedestrian scale lighting, 
benches, and garbage cans is proposed, but will need to be improved in several locations to 
conform to applicable standards and provide a complete pedestrian circulation system.  
 

 
Figure 1: Illustrative Site Plan 

 
Lighting 
The photometric plan submitted with this DSP shows the parking lot is lit by pole-mounted 
lamps of various heights with cut-off fixtures, which direct light toward the ground. The 
lighting levels for the building, parking, and pedestrian walkways are adequate and provide 
sufficient illumination on-site and reduce glare onto adjoining properties and roadways. 
 
Architecture 
The buildings range in height from approximately 21 to 35 feet tall and are generally 
rectangular with flat roofs. The western building includes the primary anchor and features a 
tower flanking each end of the building with raised roofs to accent the entrances. Finish 
materials include prefinished standing seam metal roofs, exterior insulation finishing 
system cornice, fabric awnings or metal canopies, prefinished aluminum storefront window 
systems, ground-faced concrete masonry units, aluminum coping, and a brick water table, 
as well as the use of brick pilasters to provide vertical accents on the buildings’ façades. 
Second-story windows have been added to give the appearance of a functional two-story 

j 

------------
--------------------

-
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building and are proposed to meet the minimum 40 percent display window requirement of 
the D-D-O Zone. The pad sites use similar finish materials and roof treatments and are 
acceptable.  
 

 

 
Figure 2: Front, Rear and Side Architectural Elevations of Inline Retail 
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Figure 3: Front, Rear and Side Architectural Elevations of Giant 

 

 

 
Figure 4: Front, Rear and Side Architectural Elevations of the Pad Sites 

 
Signage 
Building-mounted signage, in the form of surface-mounted channel letters, is limited to 
one per tenant. Two eight-foot-high monumental signs are proposed on-site and include 
individual panels for the tenants in the shopping center. One sign is proposed at the eastern 
entrance from MD 214 and one at the entrance from Walker Mill Drive. The D-D-O Zone 
design standards only allow one monument on-site sign along the street frontage. Since the 
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subject site fronts on both MD 214 and Walker Mill Drive, two monumental signs are 
allowed.  
 
Loading and Trash Facilities 
Loading is required for the development and is proposed in appropriate locations to limit 
visibility from the public roadways and nearby residential dwellings. Trash facilities are 
also proposed in appropriate locations and are screened by enclosures.  
 
The subject site has service and loading entrances on the rear elevations of the buildings. In 
the shopping center, these loading areas are located on the southern elevation, adjacent to 
Walker Mill Drive. In the retail section of the shopping center, the loading areas will be 
adequately screened by a proposed area of afforestation. The Giant store has a large loading 
dock with three spaces and a trash compactor. The rear elevation of the Giant store will 
require additional evaluation to ensure that views of the loading dock and service areas are 
screened from Walker Mill Drive. A sightline analysis at this location is recommended and 
should demonstrate that this area is adequately screened. A condition has been included 
herein requiring this analysis prior to certification. 
 
Loading spaces are proposed to serve the pad sites on the eastern portion of the site, and 
while architectural details have been added to the rear elevations to improve their 
appearance from MD 214, it is noted that these service areas will be visible from the public 
right-of-way. The loading areas are partially screened by a 10-foot-wide landscaped strip 
with one shade tree and 10 shrubs per 35 linear feet along MD 214. Staff recommends 
additional screening be added to the maximum extent possible.  

 
 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. The 2004 Approved Sector Plan and Sectional Map Amendment for Morgan 

Boulevard and Largo Town Center Metro Areas and the standards of the 
Development District Overlay (D-D-O) Zone: The Morgan Boulevard Sector Plan and SMA 
defines long-range land use and development policies, detailed zoning changes, design 
standards, and a D-D-O Zone for the Central Avenue Corridor Node. The subject site is in the 
southern portion of the corridor node. The vision for the node is to enhance pedestrian, 
cyclist, and bus circulation between the two nearby metro cores. The standards developed 
for this node implement the 2002 Approved General Plan recommendations for centers and 
corridors. The sector plan for the corridor node at Central Avenue calls for development 
and redevelopment of higher intensity residential and nonresidential mixed uses. Linkages 
to MD 214 promote pedestrian movement to bus service on MD 214 and access to the metro 
station. Development will not have the same intensity as the Morgan Boulevard Metro 
Station core areas but should have greater intensity than the surrounding suburban 
properties. 
 
Section 27-548.25(b) of the prior Prince George’s County Zoning Ordinance requires that 
the Planning Board find that the site plan meets applicable development district standards. 
The development district standards are organized into three categories: public areas, site 
design, and building design. The applicant has submitted a statement of justification that 
provides a detailed explanation of how the proposed shopping center conforms to each 
development district standard. 
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The DSP meets the standards of the D-D-O Zone with the exception of several development 
district standards for which the applicant has requested an amendment. The Planning 
Board must find that the alternative development district standards will benefit the 
development and the development district and will not substantially impair implementation 
of the sector plan. The amendments that the applicant has requested are discussed below. 
 
Site Design 

 
Parking Requirements—Page 96 
 
A. The maximum number of off-street parking spaces permitted for each 

land use type shall be equal to the minimum number of required 
off-street parking spaces in accordance with Section 27-568(a) of the 
Zoning Ordinance, except modified as follows: 
 
2. The maximum number of off-street parking spaces permitted 

for Shopping Centers between 25,000 and 399,999 square feet 
of gross leasable area (GLA) shall be modified from 
Section 27-568(a) as: 
 
a. All uses except theaters shall provide no more than one 

space per 200 square feet of GLA. 
 
B. The minimum number of off-street parking spaces permitted for each 

land use shall be reduced 20 percent from the minimum number of 
required off-street parking spaces in accordance with 
Section 27-568(a) of the Zoning Ordinance. The minimum number of 
off-street parking spaces permitted for Shopping Centers (between 
25,000 to 399,999 square feet of GLA) shall be equivalent to a 
20 percent reduction of the maximum number of permitted off-street 
parking spaces (as calculated per Standard A.2). 
 
The parking requirements include three steps of calculation to allow parking 
reduction in order to reduce vehicle trips in the entire sector plan area 
including the subject site. Standard A sets out the maximum number of 
parking spaces allowed, which is equal to the minimum allowed number of 
parking spaces pursuant to Section 27-568(a) of the Zoning Ordinance; 
Standard B allows a 20 percent reduction of the number as result of 
Standard A; and Standard C factors in an additional reduction if two or more 
uses have been proposed in the development.  
 
The parking provided is in excess of the maximum number of parking spaces 
permitted by the D-D-O Zone standard of the sector plan. The developer has 
proposed no reductions, or compact spaces. However, the 26 additional 
parking spaces above the maximum allowable parking spaces for this site 
are critical to the success of this shopping center. Therefore, the applicant’s 
amendment request to allow the 26 additional parking spaces was 
previously approved in DSP-06015 and is recommended for approval 
herein. 
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Staff recommends that parking spaces that have been shown with an “X” on 
the plan that are not provided for shopping cart storage should be organized 
in a logical pattern within the parking lot or should be removed from the 
plan. A condition has been included in the Recommendation Section to 
require the applicant to correct these spaces.  

 
Parking and Loading Area Design—Pages 98–101 
 
A. Surface parking lots shall not be located between the main building on 

a lot and the street. Parking lots should be located to the rear of 
buildings. When this is not possible or feasible, parking should be 
located to the side or rear to the extent possible. In no case may surface 
parking areas occupy more than 30 percent of the frontage of the lot. 
 
The DSP proposes internal private roads within the shopping center, which 
allows the application to meet build-to lines and other D-D-O Zone 
standards. By creating an internal street, the parking, which is in front of the 
building, is across the street from the building in conformance with this 
standard. 
 
Therefore, the area occupied by surface parking does not exceed 30 percent 
along the frontage of the lot. However, these surface lots will occupy 
100 percent of the frontage along the internal, private roads that are 
proposed.  

 
C. Parking lots shall be well lighted to ensure safety and shall be located 

and designed so as to avoid creating isolated and remote areas. 
Internal pedestrian paths shall be well illuminated and clearly 
delineated within parking lots. 
 
An internal pedestrian circulation system is proposed including 
pedestrian-scale lighting and is in conformance with this standard, as 
conditioned. 

 
L. Parking lots shall be screened from roadways and public areas (such as 

sidewalks, plazas, and abutting open space) with appropriate 
landscaping, a continuous, low masonry wall, or other appropriate 
screening techniques. Landscaping shall be provided in surface 
parking lots, as follows: 
 
1. A landscaped strip consisting of a minimum four-foot-wide 

landscaped strip between the right-of-way line and the parking 
lot, with a brick, stone, or finished concrete wall between 
36 and 48 inches in height shall be provided to screen the 
parking lot. The wall shall be located adjacent to but entirely 
outside the four-foot-wide landscaped strip. Plant with a 
minimum of one shade tree per 35 linear feet of frontage, 
excluding driveway openings, and with a mixture of evergreen 
groundcover and low shrubs planted between the shade trees. 
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2. Perimeter landscaping from incompatible uses as defined in 
Section 4.7 of the Landscape Manual shall consist of a 
landscaped strip to be a minimum of four feet wide, with a 
minimum three-foot-high brick, stone, or finished concrete wall, 
and/or plantings to consist of one tree and three shrubs per 
35 linear feet of parking lot perimeter adjacent to a property 
line. 
 
If walls are constructed, they shall be located adjacent to but 
entirely outside the four-foot-wide landscaped strip and shall 
provide at least one passage with a minimum of three feet in 
width per every 60 linear feet when the wall is adjacent to 
open space, a pedestrian path, public plaza, or other 
pedestrian-oriented space to facilitate pedestrian movement 
and foster connections between parking areas and nearby uses. 
 
The applicant provided a ten-foot-wide landscaped strip, in 
accordance with the 2010 Prince George’s County Landscape Manual 
(Landscape Manual), on the property’s frontages on MD 214 and 
Walker Mill Drive. The D-D-O Zone standard above modifies that 
standard to reduce the width of the landscaped strip while requiring 
a wall to increase the amount of buildable area and encourage higher 
densities in the corridor node.  
 
A retaining wall will be visible to the loading area behind Giant, not 
facing Walker Mill Drive. The wall rises from behind the Giant store 
to 16 feet tall. The wall then maintains this 16-foot height as it curves 
around Giant store at the southern entrance to the property. Staff 
recommends that the applicant provide details for the wall to ensure 
it will be attractive or divide the wall into terraces to break up the 
height. A condition has been included herein requiring the applicant 
to provide a sightline analysis prior to certification.  
 
To the east of the western building, the land slopes steeply down 
with a retaining wall at the bottom that will range in height from 2 to 
18 feet. This wall is long, and it wraps around the northern edge of 
the retail parking area and runs along the road leading to restaurant 
row. This retaining wall is within 12 feet of the boundary shared 
with the Santos property.  
 
The applicant has proposed to modify the drive lanes of the parking 
lot to create internal, private drives. However, this concept should be 
expanded to come closer to conformance to the requirements of the 
sector plan. The sidewalks in several locations are immediately 
adjacent to the curb. The parking lot for the proposed Giant store has 
too many entrances and other surface parking features to be 
considered ‘across the street. Staff recommends that the above 
standards be applied to all parking areas adjacent to these internal, 
private roads. A condition has been included herein, requiring the 
applicant to provide raised pedestrian crosswalks across the two 
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driveway entrances that are located farthest away from the main 
entrance of the Giant building prior to certification.  

 
3. Interior planting shall be required for any parking lot which is 

6,000 square feet or larger. A minimum of nine percent of the 
lot must be interior planting area. For purposes of calculation, 
all areas within the perimeter of the parking lot shall be 
counted, including planting islands, curbed areas, corner areas, 
parking spaces, and all interior driveways and aisles except 
those with no parking spaces located on either side. Landscaped 
areas situated outside the parking lot, such as peripheral areas 
and areas surrounding buildings, may not be counted as 
interior planting area. 
 
The applicant has chosen to utilize internal, private streets with 
parking lots enclosed by perimeter plantings, and it is recommended 
that the perimeter plantings not be counted toward the interior 
planting requirement.  
 
The site plan meets the requirement for interior green space and an 
exhibit has been submitted showing conformance. However, the 
schedule showing interior planting area should be revised to show 
the percentage of the interior planting area in addition to the amount 
of square feet prior to certification, and a condition is included 
herein.  

 
M. Convenient and easily visible pedestrian connections shall be provided 

between parking areas and adjacent buildings and destinations. 
 
Pedestrian circulation has been provided for within the parking areas. 
Sidewalks have been generally provided on both sides of the internal roads. 
However, an asphalt gap with perpendicular parking spaces on either side 
has been shown and is only five feet wide, which will not provide sufficient 
protection from overhanging, parked vehicles.  
 
The pedestrian circulation system provided is not complete. The site plan 
would conform to this requirement if the conditions included in the 
Recommendation section herein are addressed by the applicant. 

 
Monument/Freestanding Signs—Pages 104–105 
 
A. Freestanding signs located anywhere within the development district 

shall consist of monument signs between two and eight feet in height 
mounted directly on a base and shall be constructed from or faced with 
high quality materials such as brick or stone. Signs shall not be 
constructed of tin, aluminum, signboard, and other similar, low-quality 
materials. New pole-mounted signs shall not be permitted. 
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B. The area of the freestanding sign shall not exceed 1 square foot for 
each 2 linear feet of street frontage, to a maximum of 100 square feet 
for each sign for building(s) located in an integrated shopping center, 
other commercial center with three or more businesses served by 
common and immediate off-street parking and loading facilities, or an 
office building complex, as modified from Section 27-614(c). The street 
frontage shall be measured on the property occupied by the center or 
complex associated with the sign. 

 
C. The area of the freestanding sign shall not exceed 1 square foot for 

each 4 linear feet of street frontage, to a maximum of 100 square feet 
per sign for building(s) not located in an integrated shopping center, 
other commercial center with three or more businesses served by 
common and immediate off-street parking and loading facilities, or an 
office building complex, as modified from Section 27-614(c). The street 
frontage shall be measured on the property occupied by the use 
associated with the sign. 

 
H. Plantings and low masonry walls should be incorporated around the 

base of signs to soften their appearance and help integrate them into 
the surrounding urban pattern. 
 
The method used to light the monumental signs, specific materials proposed, 
and landscaping surrounding the signs are not included in the sign package. 
A revised sign package should be submitted with consistent details that 
comply with sector plan standards prior to certification, and a condition is 
included herein.  

 
Building Design 

 
Height, Scale, and Massing—Pages 106–108 
 
C. For the Central Avenue Corridor Node area, buildings shall be between 

two and four stories in height. The shopping center on the 
Santos/Zimmer properties shall be anchored by a national grocery 
chain store, a food or beverage store, which includes a bakery, 
pharmacy, deli, and seafood counters. No store on the Santos/Zimmer 
properties may exceed 125,000 square feet gross floor area. 

 
H. The massing of a building should be appropriate to its surroundings 

and the size of its site. Monolithic box-like structures should be 
avoided. 

 
I. The height, scale, and massing of buildings within a large parcel should 

be clustered so that the relationships create a sense of outdoor space. 
 
J. Buildings located at prominent intersections should address the 

corner by providing proper articulation, appropriate building forms, 
and an entrance on the corner. 
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The proposed buildings are single story and therefore, do not meet these 
standards. The standard requires a building height of two to four stories 
because the corridor node is in the Developed Tier within a Development 
District Overlay Zone. The applicant has responded to this comment by 
indicating that all of the proposed buildings are 20 feet or more in height. 
The applicant has also provided some second story windows to provide the 
appearance of a second story. 
 
The applicant has proposed compensating for the building layout through 
improvements to the site. Providing an internal street network with 
improved pedestrian connections and amenities has improved the quality of 
the outdoor space created by the buildings despite not complying fully with 
the above standard. The negative effects of the building arrangement are 
minimized by the provision of improved streetscape and pedestrian 
environment. Additional building articulations and site amenities have also 
been provided to further improve the quality of the center.  
 
In addition, the subject site is the only property included in the core area of 
the Morgan Boulevard D-D-O Zone that is located south of MD 214, which is 
a barrier to any pedestrian connection from the subject site to the Morgan 
Boulevard Metro station. Given that the surrounding area is still a suburban 
area served predominantly by automobile, the current site design is a 
reasonable solution to meet the site constraints. 

 
Materials and Architectural Details—Pages 108–109 
 
A. High quality materials that are durable and attractive shall be used on 

the façades of all proposed buildings. These materials include, but are 
not limited to, brick, stone, precast concrete, wood, and tile. 

 
D. Low quality materials such as standard smooth-faced concrete 

masonry units, prefabricated metal panels, and exterior insulation and 
finish systems (EIFS) shall not be used. Imitation or synthetic exterior 
building materials, which simulate the appearance of natural 
materials, should be avoided. 
 
The proposed buildings are finished with a combination of brick, split face 
concrete masonry units, and exterior insulation finish system panels (EIFS). 
EIFS is prohibited by the D-D-O, and accounts for a large percentage of the 
wall surfaces. The reason that EIFS is not recommended in the sector plan is 
that this type of finish material is easily worn out if it is located on the lower 
portion of the buildings. If they are away from pedestrians, such as in this 
project where the EIFS is located on the upper part of the building 
elevations, it provides visual variety from a design perspective. Therefore, 
the EIFS shown on the elevations are acceptable. 

 



 

 15 DSP-06015-01 

G. Trademark buildings with typical franchise architecture shall not be 
permitted. 
 
Even though the sector plan specifically required a national chain store be 
placed on this site and the applicant responded by providing a Giant grocery 
store, the Giant building is not typical franchise architecture. As discussed 
above, the Planning Board previously found that the EIFS as shown on the 
elevation is acceptable and approved the applicant’s amendment request. 

 
Window and Door Openings—Pages 111–112 
 
B. Storefronts with retail uses at street level shall provide large display 

windows. Display windows shall encompass a minimum of 40 percent 
and a maximum of 80 percent of a storefront’s frontage (measured in 
linear feet). 
 
This standard has been met to the greatest extent possible on all of the 
buildings except for the front elevation of the Giant building. Staff 
recommends that additional windows be provided on the front elevation 
and the side elevation facing the entrance from Walker Mill Drive. 

 
Lighting—Page 113 
 
D. Proposals for new development shall submit a comprehensive lighting 

package at the time of detailed site plan review, to include illustrations, 
plans, or photographs indicating the design, size, methods of lighting 
fixture attachment, and other information the Planning Board 
requires. 
 
D-D-O Zone standards require consistent and coordinated lighting styles and 
require site lighting to ensure a safe environment is created for patrons, 
without providing glare and spillover onto adjacent properties. A lighting 
package and details have been included with this DSP which proposes 
adequate lighting in the parking lots, pedestrian pathways, and buildings. 

 
Public And Private Open Spaces 

 
Sidewalks, Crosswalks, and Trails—Pages 116–117 
 
K. Pedestrian circulation should provide convenient and well-marked 

access to the Metro stations. 
 
The sector plan envisions a stronger public-transit connection through 
enhancement of the nearest bus stop by adding a bus shelter and other 
pedestrian amenities. The subject site is located on the south side of MD 214, 
which is a barrier to the pedestrian circulation from the subject site to the 
metro station. Given the distance from the subject site to the metro station 
and difficult crossing over MD 214, it is very unlikely that pedestrians would 
walk from this site to the Morgan Boulevard Metro Station.  
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Street and Site Furniture—Page 118 
 
A. Bus shelters shall be provided on bus service routes as determined by 

appropriate agencies. These shall be constructed with high-quality 
materials and shall be compatible with the overall character and 
materials of the mixed-use center in the core area. 
 
The applicant has indicated that a bus shelter will be provided with this 
development. The sector plan indicates that bus transportation from metro 
cores should be enhanced in the Central Avenue Corridor Node, which is 
adjacent to the metro cores and offers opportunities for bus transportation. 
The character of the bus station should be compatible with those in the core 
area. A bus shelter is recommended by the Transportation Planning Section 
and is shown to be placed along the site’s frontage on MD 214 subject to 
final approval of the operating agency that has jurisdiction over this matter.  

 
8. Prior Zoning Ordinance: The subject DSP has not been revised from the prior application, 

except for technical changes, and has been filed to obtain additional time for the 
construction of the shopping center. The findings of DSP-06015 and compliance with the 
applicable requirements of the prior Zoning Ordinance have been reviewed, remain 
unchanged, and are adopted herein by reference. DSP-06015-01 is in conformance with the 
requirements of Section 27-454 for the C-S-C Zone and Section 27-461 for Uses Permitted, 
of the Zoning Ordinance. In addition, the subject site was rezoned from the I-1 Zone to the 
C-S-C Zone through a zoning map amendment application, which was approved by the 
District Council (via Zoning Ordinance No. 2-2005) on February 14, 2005, with two specific 
conditions as follows: 
 
A. The shopping center on the properties shall be anchored by a national grocery 

chain store, a food or beverage store, which includes a bakery, pharmacy, deli, 
and seafood counters. 
 
The Giant grocery store is the only known tenant of this DSP. The rest of the retail, 
bank, and restaurant tenants are still unknown. 

 
B. No store on either property may exceed 125,000 square feet gross floor area. 

 
The Giant grocery store, which has a total gross floor area of approximately 
57,960 square feet, is the largest store in the proposed shopping center. The DSP 
satisfies this condition. 

 
Military Installation Overlay (M-I-O) Zone: Part 10(c) of the Zoning Ordinance sets forth 
criteria for the M-I-O Zone. The subject property is located within the Joint Base Andrews 
M-I-O Zone, within Height Surface B, which establishes a height limit. All the proposed 
buildings are less than 35 feet in height and meet the requirements of the M-I-O Zone. 
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9. Preliminary Plan of Subdivision 4-06139: The Planning Board approved PPS 4-06139 
with 21 conditions. The conditions applicable to the review of this DSP are as follows: 
 
2. At the time of detailed site plan, a Type II tree conservation plan shall be 

approved.  
 
A Type II Tree Conservation Plan (TCPII-009-09-01) has been submitted with this 
DSP and is recommended for approval herein. 

 
3. Development of this site shall be in conformance with Stormwater 

Management Concept Plan No. 32244-2005 and any subsequent revisions. 
 
The applicant submitted a copy of the approved SWM Concept Plan, 32244-2005-00, 
which is valid until April 18, 2025. The DSP is in general conformance with this plan.  

 
6. Development of this subdivision shall be in compliance with approved Type I 

Tree Conservation Plan (TCPI/26/06). The following note shall be placed on 
the final plat of subdivision:  
 
"This development is subject to restrictions shown on the approved Type I 
Tree Conservation Plan (TCPI/26/06), or as modified by the Type II Tree 
Conservation Plan, and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland and Wildlife Habitat Conservation Ordinance. 
This property is subject to the notification provisions of CB-60-2005. Copies of 
all approved Tree Conservation Plans for the subject property are available in 
the offices of the Maryland-National Capital Park and Planning Commission, 
Prince George's County Planning Department."  
 
The DSP is in general conformance with TCPI-26-06.  

 
9. At the time of final plat, a conservation easement shall be described by 

bearings and distances. The conservation easement shall contain all of the 
Patuxent River Primary Management Area and associated plantings except for 
approved impacts. The following note shall be placed on the plat:  
 
"Conservation easements described on this plat are areas where the 
installation of structures and roads and the removal of vegetation are 
prohibited without prior written consent from the M-NCPPC Planning Director 
or designee. The removal of hazardous trees, limbs, branches, or trunks is 
allowed."  
 
The DSP delineates the primary management area (PMA) consistently with 
PPS 4-06139 and its associated TCPI. The impacts of the development are consistent 
with those approved at the time of the PPS. 
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10. At the time of detailed site plan, the approved technical stormwater 
management plan shall be submitted for review. The plan shall demonstrate 
the incorporation of wetland benches and forebays into the stormwater 
management design for the in-stream stormwater management pond and 
shall be correctly reflected on the associated TCPII. 
 
This condition was addressed with the original DSP and a copy of the same plan was 
submitted with this application.  

 
12. The applicant, the applicant’s heirs, successors, and or assignees shall provide 

a standard sidewalk a minimum of five-feet wide along the property’s entire 
street frontage of Walker Mill Drive. The sidewalk shall be set back from the 
curb edge with a green, landscaped strip of at least five feet in width, unless 
modified by DPW&T. 
 
This DSP amendment provides a five-foot-wide sidewalk along the property's entire 
street frontage of Walker Mill Drive. 

 
13. An automatic fire suppression system shall be provided in all new buildings 

proposed in this subdivision, unless the Prince George’s County Fire/EMS 
Department determines that an alternative method of fire suppression is 
appropriate.  
 
This requirement should be noted on the DSP as a general note, as conditioned 
herein. 

 
15. The development of this property shall be in accordance with the conditions 

set forth in Zoning Ordinance No. 2-2005. 
 
The DSP fulfills the conditions attached to Zoning Ordinance No. 2-2005. A 
discussion of the DSP’s conformance is included in Finding 8 of this technical staff 
report. 

 
21. Total development of Parcel A, excluding a public safety facility by the County, 

and Parcel B within the subject property shall be limited to uses which would 
generate no more than 621 AM, 1,612 PM, and 1,545 weekend peak hour 
vehicle trips. Any development generating an impact greater than that 
identified herein above shall require a new preliminary plan of subdivision 
with a new determination of the adequacy of transportation facilities. 
 
The proposed development is projected to generate no more traffic than the 
required AM and PM peak-hour vehicle trips and, the subject DSP application is 
consistent with the density and use associated with the prior PPS approval and 
satisfies the trip cap requirement outlined in Condition 21.  

 
10. Detailed Site Plan DSP-06015: The Planning Board approved DSP-06015, subject to 

four conditions. The conditions that are relevant to the review of this DSP have been carried 
forward where still valid.  
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11. 2010 Prince George’s County Landscape Manual: The Morgan Boulevard Sector Plan and 
SMA and the standards of the D-D-O Zone have modified the applicable sections of the 
Landscape Manual. Specifically, D-D-O Zone standards for Site Design, Landscaping, and 
Buffering and Screening Standard J state that Sections 4.2, 4.3, 4.4, 4.6, and 4.7 do not apply 
within the development district. Therefore, it is recommended that only applicable 
schedules be included in the DSP and a condition has been included herein. 

 
12. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The 

project is grandfathered from the current regulations of Subtitle 25 (Woodland and Wildlife 
Habitat Conservation Ordinance) and Subtitle 27 (Zoning Ordinance). TCPI-026-06 was 
approved with the PPS application and TCPII-009-09 was submitted with the prior DSP 
approval. TCPII-009-09-01 was submitted with this DSP-06015-01. 
 
This 28.79-acre property contains no floodplain and has a total of 1.16 acres of woodlands. 
The woodland conservation threshold is 4.32 acres. The subject site proposes to clear 
0.91 acre of existing woodland. The woodland conservation worksheet shows the project 
meeting the 5.23-acre woodland conservation requirement with 0.25 acre on-site, 
2.87 acres of afforestation, 0.27 acre of natural regeneration, and 1.84 acres of woodland 
preservation off-site. 
 
The revised approved Natural Resources Inventory NRI-001-06-02 identifies 29.44 acres 
for the gross tract area. The gross tract area identified in the TCPII woodland conservation 
worksheet is shown as 26.73 acres. While a difference between the acreage of the TCPII and 
DSP is not uncommon, the NRI and TCPII must reflect consistent site statistics. If areas of 
the NRI are not covered by the current application, the TCPII must show phasing for the 
additional sections. A condition is provided in the Recommendation section, to revise the 
TCPII to be consistent with the data provided on the NRI. 

 
13. Prince George’s Country Tree Canopy Coverage Ordinance: The site is subject to the 

Tree Canopy Coverage Ordinance because it proposes more than 5,000 square feet of 
disturbance. The Tree Canopy Coverage Ordinance requires that, based on the C-S-C zoning 
of the site, 10 percent of the site is to be covered in tree canopy. The overall site is 
26.73 acres, and the site is required to provide 2.67 acres of tree canopy coverage (TCC). 
The subject application satisfies this requirement as demonstrated on the provided TCC 
schedule. However, the acreage of the on-site woodland conservation in the schedule does 
not match that on the TCPII and should be revised as conditioned herein.  

 
14. Referral Comments: The subject application was referred to the concerned agencies and 

divisions. The referral comments are summarized, as follows, and are incorporated herein 
by reference: 
 
a. Community Planning—In a memorandum dated February 15, 2022 (Luckin to 

Bishop), the Community Planning Division provided an analysis of the subject DSP’s 
conformance with the applicable aviation policy area and sector plan, and an 
analysis of the proposed alternative development district standards. Pursuant to 
Section 27-548.26(b)(2)(A) and (b)(5) of the prior Zoning Ordinance, the proposed 
amendments to standards conform with the purposes and recommendations for the 
development district.  
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b. Historic Preservation—In a memorandum dated January 28, 2022 (Stabler and 
Smith to Bishop), it was noted that Phase I archeological investigation was 
conducted on the subject property in June 2006. Due to the limited research 
potential of the sites, no further archeological investigations were recommended. 
The Historic Preservation Section concurs with the report’s findings that no further 
archeological work is necessary on the Capitol Heights Shopping Center property. 
All archeological conditions for this property have been fulfilled. The subject 
property does not contain and is not adjacent to any Prince George’s County historic 
sites or resources. This proposal will not impact any historic sites or historic 
resources.  

 
c. Transportation Planning—In a memorandum dated February 25, 2022 (Patrick to 

Bishop), the transportation planner provided comments on the subject application. 
Transportation related issues of adequacy and access were addressed with the 
approval of PPS 4-06139, and the subject DSP amendment is in conformance with 
this approval. Transportation staff determined that this plan is acceptable and will 
be served by adequate transportation facilities, if revised to provide a sidewalk 
along the subject site’s entire frontage of MD 214, and if crosswalks at both access 
points to the subject site are consistent with mandatory referral for Shady Glen 
Fire Station, unless modified with written correspondence by the Maryland State 
Highway Administration (SHA). Conditions related to these improvements have 
been included herein. 

 
d. Subdivision—In a memorandum dated February 18, 2022 (Vatandoost to Bishop), 

it was noted that the property is the subject of PPS 4-06139, which approved two 
parcels (Parcels A and B) for commercial shopping center development. An analysis 
of the subject DSP’s conformance with the prior approvals is included in Finding 9 
above, and the DSP is found to be in substantial conformance with the approved 
PPS. Technical revisions to the general notes were recommended and have been 
conditioned herein. 

 
e. Permits—In a memorandum dated February 22, 2022 (Jacobs to Bishop), two 

comments were provided, which have been addressed by the applicant in revisions 
to the DSP, or have been included as conditions herein.  

 
f. Environmental Planning—In a memorandum dated May 17, 2022 (Kirchhof to 

Bishop), the Environmental Planning Section provided findings on this application, 
summarized below, and recommends approval of the DSP and TCPII, subject to 
conditions included in the Recommendation section.  
 
Natural Resources Inventory/Existing Features 
The application has an approved natural resource inventory (NRI-001-06-02). The 
TCPII and DSP show all the required information correctly in conformance with the 
NRI. No revisions are required for conformance to the NRI. 
 
Soils 
The predominant soils found to occur on-site, according to the United States 
Department of Agriculture Natural Resource Conservation Service Web Soil Survey, 
are Collington-Wist complex, Collington-Wist Urban, and Widewater and Issue soils. 
No unsafe soils containing Marlboro clay or Christiana complexes have been 
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identified on this site. The Prince George’s County Department of Permitting, 
Inspections and Enforcement (DPIE) may require a soils report to address on-site 
conditions, prior to the issuance of a grading and/or building permits.  
 
Geotechnical 
A geotechnical report was submitted for review on May 4, 2022. The report was 
reviewed with the standards set forth by DPIE and Technogram 005-2018. Five 
sections of the global stability analysis have been performed. The analysis on all five 
sections resulted in greater than 1.5 factor of safety considered stable in global 
stability. The geotechnical recommendations, including the type of the wall, the type 
and dimension of reinforcements (tieback and geogrid), the interval and spacing of 
reinforcements, and the backfill requirements, etc., provided by ESC Mid-Atlantic, 
LLC, shall be incorporated into the retaining wall design package. If the final wall 
design is different from these recommendations, the global stability analysis shall be 
re-performed, and a revised package shall be submitted to DPIE for a permit 
revision. The final retaining wall design package, including the wall drawings and 
design calculations, shall be reviewed and approved by DPIE under a wall building 
permit that shall be applied for prior to the issuance of the site grading permit. 
 
Specimen, Champion, or Historic Trees 
According to the NRI, 33 specimen trees have been noted on the site. Specimen trees 
ST-1 through ST-13 were approved for removal with PPS 4-06139. No additional 
specimen trees were requested for removal with this application.  
 
Regulated Environmental Features/Primary Management Area 
There are regulated environmental features and PMA located on this site. Consistent 
with the PPS and TCPI, impacts to the PMA were approved with PPS 4-06139, and 
no additional impacts are proposed with this DSP. This site contains an area of 
wetland mitigation which is required to be placed within a separate easement from 
the woodland conservation; however, the TCPII submitted with this DSP application 
does not clearly differentiate these two features. Furthermore, the wetland 
mitigation area shall not be counted towards meeting the overall woodland 
conservation requirement. Conditions have been provided in the Recommendation 
section to clearly differentiate between the wetland mitigation area and woodland 
conservation, and to provide a wetland report so staff can verify the area of wetland 
mitigation.  
 
Stormwater Management 
A SWM concept approval letter (32244-2005-00) and associated plan were 
submitted with the application for this site. The approval letter was issued from 
DPIE on April 18, 2019, and expired April 18, 2022. The approved plan proposes 
standard SWM conditions for the site. A renewed SWM letter was submitted by the 
applicant on May 12, 2022, which has an expiration date of April 18, 2025.  

 
g. Prince George’s County Fire Department—At the time of the writing of this 

technical staff report, the Fire Department did not offer comments on the subject 
application. 
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h. Prince George’s County Department of Permitting, Inspections and 
Enforcement (DPIE)—In a memorandum dated March 3, 2022 (Giles to Bishop), 
DPIE offered comments on the subject application which have been forwarded to 
the applicant and will be addressed during the permitting process. DPIE finds the 
DSP to be consistent with the approved SWM concept plan.  

 
i. Prince George’s County Police Department—At the time of the writing of this 

technical staff report, the Police Department did not offer comments on the subject 
application. 

 
j. Prince George’s County Health Department—In a letter dated January 26, 2022 

(Adepoju to Bishop), the Health Department offered comments on the subject 
application which have been forwarded to the applicant and are included as 
conditions in the Recommendation section of this technical staff report, as 
appropriate. 

 
k. Maryland State Highway Association (SHA)—At the time of the writing of this 

technical staff report, SHA did not offer comments on the subject application. 
 
l. Washington Suburban Sanitary Commission (WSSC)—In an email dated 

February 1, 2022 (Hall to Bishop), WSSC offered recommendations which have been 
provided to the applicant and will be addressed during WSSC’s separate permitting 
process.  

 
15. Based on the foregoing, and as required by Section 27-285(b)(1) of the Zoning Ordinance, 

the DSP, as revised in accordance with the conditions of this approval, represents a 
reasonable alternative for satisfying the site design guidelines of Subtitle 27, Part 3, 
Division 9, of the Prince George’s County Code without requiring unreasonable cost and 
without detracting substantially from the utility of the proposed development for its 
intended use. 

 
16. As required by Section 27-285(b)(4) of the Zoning Ordinance, the Planning Board must also 

find that the regulated environmental features on a site have been preserved and/or 
restored in a natural state to the fullest extent possible, in accordance with the 
requirements Section 24-130(b)(5) of the prior Prince George’s County Subdivision 
Regulations. The impacts on regulated environmental features were previously evaluated 
and approved in PPS 4-06139 and DSP-06015 and are unchanged. Therefore, the proposed 
development can be found to preserve the regulated environmental features to the fullest 
extent possible.  

 
 
RECOMMENDATION 
 
 Based upon the foregoing evaluation and analysis, the Urban Design Section recommends 
that the Planning Board adopt the findings of this report and APPROVE this application, as follows: 
 
A. APPROVAL of the following alternative Development District Overlay Zone standards: 

 
1. Site Design, Building Siting and Setbacks Standards, A.3.: to allow the placement 

of buildings to be outside of 10–16 feet of the edge of the curb. 
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2. Site Design, Parking Requirement Standards, A: to allow 26 additional parking 

spaces above the maximum allowed 567 parking spaces for this subject site. 
 
3. Site Design, Parking and Loading Area Design Standards, A: to allow the parking 

to be located partially in the front of the buildings. 
 
4. Building Design, Materials and Architectural Details, G: to allow exterior 

insulation finish system to be included as one of the exterior finishing materials as 
shown on the elevations. 

 
5. Building Design, Height, Scale, and Massing Standards, C: to allow the proposed 

buildings to be primarily one-story high with the appearance of a second story. 
 
6. Building Design, Height, Scale, and Massing Standards, H: to allow the boxy 

building footprint of a large anchor store to be developed on the site. 
 
B. APPROVAL of Detailed Site Plan DSP-06015-01 for Capitol Heights Shopping Center and 

Type II Tree Conservation Plan TCPII-009-09-01, subject to the following conditions: 
 
1. Prior to certificate approval of this detailed site plan (DSP), the applicant shall: 

 
a. Provide spandrel glass window treatments in the current block pattern 

locations along Giant’s front elevations to meet the minimum 40 percent 
display window requirement; provide a porch along the front elevation of 
the Giant building with all changes to be reviewed and approved by the 
Urban Design Section as the designee of the Prince George’s County Planning 
Board. 

 
b. Provide a sightline analysis and additional landscaping to adequately screen 

the rear of the Giant building from the views of Walker Mill Drive. 
 
c. Provide raised pedestrian crosswalks across the two outside driveway 

entrances in front of the Giant building. 
 
d. Provide a comprehensive sign plan including construction details and 

lighting method of the signage to be reviewed and approved by the Urban 
Design Section as the designee of the Prince George’s County Planning 
Board. 

 
e. Provide additional screening of the loading spaces that face MD 214 (Central 

Avenue), in accordance with Section 4.4. of the 2010 Prince George’s County 
Landscape Manual. 

 
f. Provide a crosswalk with curb cuts from the sidewalk along the western 

access road to the sidewalk in front of the proposed supermarket. 
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g. All crosswalks and curb cuts shall be marked and labeled on the site plan 
and shall conform to Design Standards F, G, and H of the Sidewalks, 
Crosswalks, and Trails Section of the Development District Overlay Zone 
(2004 Approved Sector Plan and Sectional Map Amendment for the Morgan 
Boulevard and Largo Town Center Metro Areas, page 117).  

 
h. Provide the following general notes: 

 
(1) “An automatic fire suppression system shall be provided in all new 

buildings in this DSP, unless the Prince George’s County Fire/EMS 
Department determines that an alternative method of fire 
suppression is appropriate.” 

 
(2) “During the construction phases of this project, noise should not be 

allowed to adversely impact activities on the adjacent properties. 
Indicate intent to conform to construction activity noise control 
requirements as specified in Subtitle 19 of the Prince George’s 
County Code.” 

 
i. Provide a sidewalk along the subject site’s entire frontage of MD 214 

(Central Avenue) to be a minimum of eight feet in width and separated from 
the curb by a five-foot-wide landscaped planting strip, per Mandatory 
Development Requirements C, D, and E of the Sidewalk, Crosswalk, and 
Trails portion of the Development District Overlay Zone, unless modified by 
the Maryland State Highway Administration. 

 
j. Remove the label “Proposed R/W” from the hatched area adjacent to 

MD 214 (Central Avenue) on Sheets 2 and 3.  
 
k. Correct the label for adjoining Parcel A to provide current ownership.  
 
l. Label the area of right-of-way dedication along Walker Mill Drive with the 

recording plat reference. 
 
m. Remove landscape plan schedules that are not applicable. 
 
n. Revise the acreage of the on-site woodland conservation in the tree canopy 

coverage schedule to match the Type II tree conservation plan. 
 
o. Provide dimensions of the loading spaces on the site plan. 
 
p. Revise the interior planting area schedule to show the percentage provided. 

 
2. Prior to certification of the detailed site plan, the Type II tree conservation plan 

(TCPII) shall be revised as follows:  
 
a. Update the General Information Table to the most recent version in the 

Environmental Technical Manual.  
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b. Provide an analysis for the natural regeneration area to clearly establish that 
the requirements are being met in accordance with the specifications put 
forth in the 2010 Prince George’s County Landscape Manual and 
Section 25-122 of the prior Prince George’s County Code. 

 
c. Provide the wetlands report associated with the wetland mitigation area.  
 
d. Clearly differentiate the wetlands mitigation area and the woodland 

conservation areas on the TCPII.  
 
e. Correct the TCPII worksheet data to be consistent with the site statistics 

table on Natural Resources Inventory NRI-001-06-02.  
 
f. Have the plans signed and dated by the qualified professional who prepared 

them. 
 
3. Prior to issuance of a grading permit for the stormwater management (SWM) pond 

fronting MD 214 (Central Avenue), the applicant shall provide a fountain amenity 
that has a continuous flow of water and is lit at night, if a SWM pond is located 
adjacent to MD 214 to be reviewed by Urban Design Section as the designee of the 
Prince George’s County Planning Board, unless modify by the Prince George’s 
County Department of Public Works and Transportation. 

 
4. The applicant shall not permit the display or sale of merchandise in its parking lot or 

along its sidewalks, and also prohibit temporary window signage in the Shopping 
Center. This condition is not applicable to a grocery store tenant. 
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OVERLAY MAP
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Item: 7 06/09/2022

AERIAL MAP
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Item: 7 06/09/2022

SITE MAP
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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MASTER PLAN RIGHT-OF-WAY MAP
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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ILLUSTRATIVE RENDERING 

Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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LANDSCAPE PLAN – INTERIOR PLANTING EXHIBIT

Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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FRONT ELEVATI0NS
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Item: 7 06/09/2022

REAR ELEVATIONS
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Item: 7 06/09/2022

ELEVATIONS OF GROCERY TENANT  
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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ELEVATIONS OF BANK
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Item: 7 06/09/2022

ELEVATIONS OF FREESTANDING RESTAURANT

The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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ELEVATIONS OF RETAIL
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Case: DSP-06015-01

Item: 7 06/09/2022

TYPE II TREE CONSERVATION PLAN

The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 
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Case: DSP-06015-01

Item: 7 06/09/2022

APPROVAL with Conditions 

Minor Issues:
• Technical Revisions

Applicant Community Engagement:
• Informational Mailing: 6/3/2021
• Acceptance Mailing: 1/14/2022

STAFF RECOMMENDATION
Al The Maryland-National Capital Park and Planning Commission 

Prince George1s County Planning Department 



, . . .. 
'i 

0 

0 

0 

' I 
THE PRINCE GEORGE'S COUNTY GOVERNMENT 

Office of the Clerk of the Council 
. (301) 952-3600 

March 3, 2005 

RE: SMA Revisory Petition for Sector Plan and Sectjonal Map Amendment 

for the Morgan Boulevard and Largo Town Center Metro Areas 
Santos/Zimmer Properties 

NOTICE OF FINAL DECISION 
OF THE DISTRICT COUNCIL 

Pursuant to the provisions of Section 27-134 of the Zoning Ordinance of Prince 

George's County, Maryland requiring notice of decision of the District Council, 

you will find enclosed herewith a copy of Zoning Ordinance No. 2-2005 setting 

forth the action taken by the District Council in this case on February 14, 2005. 

CERTIFICATE OF SERVICE 

This is to certify that on March 3, 2005, this notice and attached Council order 

were mailed, postage prepaid, to all persons of record. 

(10/97) 

Redis C. Floyd 
Clerk of the Council 

County Administration Building - Upper Marlboro, Maryland 20772 

\ 

AGENDA ITEM:   7 
AGENDA DATE:  6/9/2022
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0 Case No.: Morgan Boulevard SMA 
Revisory Petition 

Applicants: Santos/Zimmer Properties 

COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
SITTING AS 1HE DISTRICT COUNCIL 

ZONING ORDINANCE NO. 2- 2005 

AN ORDINANCE TO APPROVE A PETITION TO REVISE THE 
MORGAN BOULEVARD SECTOR PLAN AND SECTIONAL MAP AMENDMENT 

WHEREAS, in Council Resolution 36-2004, adopted May 27, 2004, the District 

Council approved the Sector Plan and Sectional Map Amendment for Morgan Boulevard 

and Largo Town Center; and 

WHEREAS, amohg the properties affected by the SMA were the Santos property, 

Q approximately 6 acres ofland in the I-1 Zone on Walker Mill Drive, rezoned to C-0, and 

the Zimmer property, approximately 29 acres ofland in I-1, adjoining Santos, between 

Central Avenue and Walker Mill Drive, also rezoned to C-0; and 

' O 

WHEREAS, by petition filed June 25, 2004, the owners of the Santos property filed 

a revisory petition with the District Council, to request restoration of the I-1 Zone, on the 

basis of mistake in the SMA; and 

WHEREAS, on October 20, 2004, the Santos petition was amended, by: (1) adding 

the Zimmer property, adjacent to Santos, and (2) requesting the C-S-C Zone instead of 

the I-1 Zone, again on the basis of mistake in the SMA; and 

WHEREAS, by order approved October 25, 2004, the District Council referred the 

Santos-Zimmer petition to the Zoning Hearing Examiner for public hearing, under the 

criteria in Section 27-228 of the Zoning Ordinance; and 

1 
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Santos/Zimmer Properties 

WHEREAS, the Examiner on January 12, 2005, held a public hearing on the 

petition, after public notice as required by law, a hearing deemed to have been held and 

completed by the Council as of the referral date, October 25, 2004; and 

WHEREAS, the Examiner has filed a decision with the District Council 

recommending approval of the petition, on the basis of mistake in the SMA; and 

WHEREAS, the District Council, having reviewed the record of the SMA and the 

record made at the hearing on the petition, has determined that the petition should be 

approved, and that the Santos and Zimmer properties should be placed in the C-S-C 

Zone;and 

WHEREAS, as the basis for this action, the Council adopts the decision of the 

Examiner as its legislative findings, the Council having determined that factual error was 

, 
I• 

.l 

0 

made in the SMA. The zoning of the subject properties should have been changed from 0 
1-1 to C-S-C, not C-O. 

NOW, THEREFORE, BE IT ORDAINED AND ENACTED: 

SECTION 1. The Zoning Map of the Maryland-Washington Regional District in 

Prince George's County, Maryland, is hereby amended to change the zoning classification 

of the properties which are the subject of the Santos-Zimmer petition from DDOZ/C-O to 

DDOZ/C-S-C. The subject properties remain in the Development District Overlay Zone 

for Morgan Boulevard, and their underlying zoning classifications, C-S-C, may not be 

changed without further action by the District Council. 

SECTION 2. Future use and development of the subject properties shall be limited 

by the following amendments to the applicable Development District Standards: 

2 
0 
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Santos/Zimmer Properties -

A. The shopping center on the properties shall be anchored by a national 

grocery chain store, a food or beverage store which includes a bakery, pharmacy, deli, and 

seafood counters. 

B. No store on either property may exceed 125,000 square feet gross floor area. 

If any development standards amendments are held invalid for any reason, as they 

apply to either or both of the subject properties, then the underlying zoning classification 

of both properties shall revert to the C-0 Zone. 

SECTION 3. Titis Ordinance shall take effect on the date of its adoption. 

Adopted this 14th day of February, 2005, by the following vote: 

In Favor: Council Members Dean, Campos, Exum, Harrington and Knotts 

Opposed: 

Abstained: 

Absent: Council Members Bland, Demoga, Hendershot and Peters 

3 
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Vote: 5-0 

ATTEST: 

t~¼.~7° 
Redis C. Floyd 
Clerk of the Council 

--- - - -· --

4 

Santos/Zimmer Properties 

COUN1Y COUNCIL OF PRINCE 
GEORGE'S COUN1Y, MARYLAND, 
SITTING AS THE DISTRICT COUNCIL 
FOR IBAT PART OF THE MARYLAND­
WASHINGTON REGIONAL DISTRICT 
IN PRINCE GEORGE'S COUN1Y, 
MARYLAND 

, 

0 

0 

- ------------
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rn com pl)' ;,,II m,an a "'''"'°" of rn ,.pp,,,-·od , ,cc c,,,sc,vat,o" Clac ,,,; w,11 m,k, ''" 

ow"" -,,b1 ,cc to " n, ,c.t '" '-""" tho Woodl ond ( ""'"' ""'°" O,<l.,,a,,00 I h ,s l'"I"'" ,s 
"' h1cct "> ce c "'" I' c,<L; ,a pn•»s i, •as ,,i' L H-0<,-2H• )S ( '<•p,c\ " I < II »pp, , wed I "'' 
L"""''""°" J' l,u~ LC, Lt" '" b_,ecL prnpeH) "' , "' L,bJ, ,o Lt,e o I n,es vi Lt" M "' J,,,d­
N,i,o,,, ; c 'I' ''"' ,., < ,-.rl Pla,m '" e <" ,.,, '"''"°", r, '"" '""'1•' s c "" "" Ph "" ,,,g 
[)-cp,rtme,t' 

0nv, 'c c,ga,,1<,,e ,pprn,al ◊fll" y,el"""'"" plo, . r,,,p,,1 ~, ' ,L·l. b, ,lmn"'"'" "" Lh, plm,, 
1h,,ll he cc,,s,-J ""'''"'1,IY lmrac- ,, ' s ,sll ",o;•,scd s,, tl,a, the plao, ,ctlcc, ,h,· , ,,,,,-, d 

d,sn, """' ''°'"'" to'°"""'" Lho pcop.,socl c,hen fo, lhe road''"""-' 
', ,0, ·c the ISS\lOllCC o! ony pc, rn(i, ~ h,ch "" p,ot J"' ,,o ,ci; o, ,I wc,J,nJ ,_ v,,cian,1 bo dm , n,,i,s 
o, w,te,s ''"" T_l ,; th, ,p,,i,,-,,,t ""II '"'''", "'I"" ef,11 t,-,,,,, ,,,c '"" "'"'"'d pe, """-
' »de" :< <hat , Pr' vw I ,o,,.i asoo , h"'' hem ccrn p I ,cd w ,h rnd ,ssoc ,,_,,; m ,c,g,1,00 pl;n; 

,\t "" '""' ot fi as! plot , ""'""a7on ,.,,,,. "'"' shall he dcsc,;hcd h) l·can ogs '" d d """ °'" The 

• °""'"'"' ,o,, ""'""'"' shall '""" " ,1 II ot the r,n,« at R; ,·er r ""''' 1 ~ h1naecmeot .\, ca and 
""-""""" p '·'"'" ,g,, ""P' tor 'PP""" , ~ I'-"'' n, fo llc,v, Lllg nore ,h.111 b, rlaced Oil ,h, p IV 
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KK,eH N,, .,,_ 10,, 
1·11,~, 4-1Jo13' 

"('o;"', ,·at,on ,a,,.;,·",w d,;;, tcd •'" l"l pl" ,,, ,,, i, wl'"' ll>C ,,,;i,11,,1,o" oJ 
'~"'""" ,od ,oads ,nrl d,c ,cmo;al err vcs,ta',oo "" I"" b,tcrl w,(hout o, ,0, w, ,nc" 
coo "'°' trnm t1,e M -NC" PC , """"'" , U, e<ect<>, , ,c "~~"" "' I he C<emo,·a l at h,,a,do,,s 
Le ,cs, l,rnc, oomches onrnc,ks ,s >LJow,O.' 

,\L Lhe L,m, of J,1,,,J,O s.1, pl,,,_ 11" ''PP'"" Is', ,,,,_,; ,Lorn""'" "'''"'"'"""1 p"m ,1,,,11 b, 
'" bm ,1 i<d [o, °'' ''" , TI, ; J' li " 1h , II d ; """'"''" ,he "'"" f'<'"t,< ,o of ~· ;1 I; ,. d oc , ch,'$ ,,,J 
''"" ,., l ,,,., the st(,, " ~-""' '"""'e"" ot ,irn,,o to, ,,,, ,,,_,-,,, m ,to m,w,.m "" " '·"""" " ""' 
and ,h,r be "'""") """"'' on the "''°"""" I C'Plf 

r,,o, <0 the 'Pl"°'' I of , t,,,, I pl,; the ,ppl "'"' t " app '""" , he "'• "'" "'° ,s "'d' °' a« , 5"'" 
ih, II h " , , rlera,I ed s,to p la,, 'l'P' ovcd by the Plrna,,,g Hoa, d "' ""'' .i,.oc, v, ,c•. P,c ;_ ]),;• ,s ,oo 
0, ot the Zo"'"t (),d,oa"" 

12 The , ppl "'"', 1hc a ppl '""'' s t ms, ,,,cccs~•cs a, rl m ""'"' oes s hall pmv,.ie ., ,:,,,,<iacd s,dcw,lk 
, m'"""'" ot foo-toc- w,rlc ,,.,,,, the omrert, , '""" ,Lccc·L """'"·" o, l,'alkcs M,11 llmo I he 
s,dc-wolk ,h,11 CC sc·L b,,ck I rum Lh, u,cb edge~"'',, -'"''-- l,mis-.,,ped ,Lnp vi d ""' t,,e feel m 
'"d,h uolcs, moJ,i,d b, DPW&T 

l' A" '"tcmat,c fa, '"PP"""'" ,,,L,m ,hol. b, p,evnl,0 ,n ,II "'" b" ]J,n<l' prupc•,ed ;,, :.» 
,ubcl ; , . "' n "" !es, be J 'm,ce G eo,ce 'c ( "" "' ,, f u,."EY!S Th, P" lmrnl O, "'"'"" '-"' ,m 
,IL<m£"' m«bod of fi,e '"PPJelSIOll is app1,,pnatc 

14 Pno, lo lb [,,,,,] pl,,, fo, p,,,:;I D, lh< op:,l,;;,'1, f" oppl""" 1 h,,,,. ,,,,c,;;o" ,,,.J/o, ;,s,go«> 
slw II '"'"'' Lo Lhe Pm, « Geo , ge s C orn,t; ( k,ve, "'"'" l 1 l= '"" ,,t 1,,,d ( l'ca •c-,1 A) rl,e 
,ppl '""' ,. ,c ap pl "•'"'' s he ,- «>CCC>SO>S and/oc ass ,soc~, .shall s,bm ,t e>ecutod deeds ,,! 
como:,•,oco o,, all '"" cs foe P~cel S pnv, to ,pprnul c•fLh, final plat 

1, L he Je,•eJo;,me,'1 ol ,1,,, pccp,rt> shall be "' "''"~'"" "'"" ,,,, ,o,,J , oo, '" fo,Q, " lc,,;og ,,, ,1,,,,,,,., "'·" , -, nos 

' C, MJ> 214.'Shad,· Gkn J>ri,·elllill Ro,J , Pno, ,, lhe ,.,,,,,;,,, of a "" l,,,Jj '"0 pemnl, ,.,11,,,, ll,e 

'" b;ec t r"•pocly ,h, r ,I le w "'" '"'" "" P"''"""' " " '"-' II (') I ''" ' I "II fi """ ,., """'" """ ' h·oo '" 
" Lhec pm ale mo,,,, x f,, II r,,,,,1 "' g '" tl,o eo,,oty'' cap,ta I I'" 1 "'" (I·) '"" l;cco I'" ""tt 0C '•" 
, ""' '"", ,,_,,, ,1 " o ,, i ;, tl,c ,,,.,_, "t""· "'-''''' 's accoss I"' m., I'""", "'' (, J '"" "-' as,ccd-""' , 
t"neta ole tw ~"""'""',a wuh th , "f'P<arnate "'~"" "" '"'·,, Y 

, l'ccvmoe. ,t "-' "'' """ so.,u,bu,,nl n,h 1-lom, , Lhrn ln,e. ~,d Jo, bl, HL -l"m , PP"-"' h 
I.mos aloog Hill R,-.d pee DPW&T s1,,n<l,,ds 

f'm;•,sh. of double left lom lm,cc, , LI"" J,,,, ,,,J , ,l,aml lbru ,,,!,L c,n. '"" alc•ag 
a<•rthb"oatl Shsi} Glee, Ru,,0, P" DPW& T ,LaHio.Oc, ,md 
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/'GC.'n.,, Uo-lU9 
e,,_.,o ,w;" 
Pa,, •I 

r o, , ;Ion of '"'' "-'""'";,,, unpru, emeab anJ , ,,,.1 mod, ficat ,cos , , iccmcd """"" , 
,, 11" Sj-1,\ '"' '"' DP\\ &T 

The , ,•cc m meodei "" J"' "'"'" , fo, II,; r '°" ;co,_ of "' , " I """' nch L lum I ,n, alms ~ ,01'.L,-,ond 
H "' Ro,c_ ,t,-ed , , (,J sb,,,., may ,,,1,- be w,1,,e,J b, 11,, DPW& T ,n ,oas,dLcL.on whh tho M-
', Cl' f'C T,; "l["'rt,'<">" f'l,o " ;,, g 1<'1 ,0,,_ ,1n<I u,J,, ii , cs 0<1,nnm,<l b, Lh, IJ P W & I thot 

,;,,1 "'" , ,gh, -0 t-~_,, <v ,v"""" ll" ""J" ,mpnr, emea I, ,s no< " acl,b le 

l 7, ~ID l l 4 ,t RI!< hi< Roa<l ; P, ;o, D Lh< .ss " a,,c; o'. ,m _, :,,,, l<l "" pennll, » ,thm th e ,,,, 1 ,cc 
l""P""I; ,l,c t.,, low;,, 5 ""P'~""""* sh, 11 (, l l aw f , II ~"' ,c '1 I ass.ca"-'', (b ;, In " beea 
I>' "" ,ttierl tin '0"'~'"""" ,lno "11, tl>e ore,ot,,,g ag«c:, ', ,,ct,,., pecm L prn.e.s, .ml V, ha,c ca 
ag,«.i "PO" , me,, h le f, >• co,· "'""; '" w ''" the ,1op,epcc, , opernLi"C "!'''" \' 
o '"""'"" ot , """rl left"'" I"" ,1,,,,g Ml) , 14 »s,th,,,md, Ll,e '"''"""""' oJ 

"" ~, 1m s ot S , ,ch ,c R "" ,ppoaohc, rr:, 7""' ,d, tor (loublc le~ -mrn lane; 0n 00th 

, 0>'"'""" rnd p, '"'"'°" ot ""} arl.imo" I "E'" I m"1 ,fi c,t""" Je; ,., H ""'""'' b,- th, 
S.-U ~,d,m UP\\•& I 

18 V.,Jk<, Mdl Driv, "' Shad}' G~n Ro,d Pdm to tho '~'"""" ct"'' l•rnld"'1 P" n,ts w,rn,,, ,l,c 
sobJecl prupecl; ,1,, follc ~'"-' '"" ,mpru,,menls shall (d) ha,e foll fin,ocm ass""'"" (I•) l,a,c 
l,,e,, ,~rn" 1,0 foe -''"' IH,c 1 ,,,,, ,1,, o, .,J, U,e upe,oll"" 4!'"•; 's """'", pe,m,t o·,,ccs ,, ,nd ( c J ha.a 
an ,i«ed -, pcm t,meuble fo, '°"'1rn'1lUO ~· ,<h ~" "1-'P'"P' ,,,Le "'"' .t,ag ""~"·; 

, r,,,v " '"" ,t , ,-,stlH:,,m i """'"'' , ,3hc rn m loo, w, <h opprup "•"' ,Locage I,"", '" 
CJe\\•& T ;,,,,;,,,;,, o,,J 

JO (Metal A,,,,u, ••d ~ite A<<ess: P1101 to <h< "'"'""of"'' bodJm, pem.,ts ,,,thm Lh, ""'l"-
0"'<"">' the are I '"'" ,1,.11 oh-am access apprnul tmm the 'H A rnd , he.I ' de,n,,,.,-,,1< -, ''" \1. 
NCPPC, I nm pocU<l"'" Plannne >ec L,oa, Lhat ,IL a=l,d ""P'•'" ncnts, ,nd cSc pm,· '"o" ot , 

Im.Te, "'""'", ,L •'P'"-"''" b,· sn., ,1,,, ',,,} ''"' '"" ""''"' ,,,1 ''""'"·"" (bJ h.w, b,m ,,m,;ttcd 
fo, """"'""'"' b,, tho SflA Aoec,ss """'" n"'""" ao<l :,) ; "' '" ;g",d "'"" ume1,bl, foe 
,o,,srn,c"°" w,ch the ' H A 

2U Jl,e fa,,,. p/,,t ,h,,IJ ""'' a """ U,oL "'°'" ,,,1,,:,J" oc«s, c' Ceolc.l '"""' (MD '1 ') fn,c­
Pa,csl B ''"" "' ,,,,,tec to ,h,• m·, ,·,·css I''"'"'"'"" "" ,a, -,n,1,,,,,,,,c, pi,,, ,r ,,,be,,,., "" 
1''1 ,,, a,,tho,,,,.i P'"""·"t co Scct,on :, - lC ;(,KS} of the -;,,,;,,,;, '" Ret,dat,on; ,\JI o,l,s, 

,,cc,s, sholl he '"'"' ,lo"O C,orr.,I Svc'"" tMll '11) 
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r,,crR "" cs oa 
bl, ~o •1-,)6 PS 

"'" s 

2J I ,•WI do>e'o·,m,,,, ,r P,o.,el ., e,d,Jme" p,blc, s,feL} ''"'"' b, '" c,um,, dOd Cd-eel H 
~,11,i" <l,; "'bJ<CL "'°',e," shall b; l,mi1eJ co ""-"' wind ~o,lc "'"'"" cc, mo,e Lt,.c, '2 I AM, 
l.O L1 !' ,1. ,md J , '4; s """" pe .,l -'°"' ,eh,d< In ps -~'" Oe;doc"•"'' "'""' ''"" g d·c , mp.~l 
""'"" 11',,, 1i,,11 .O,nl ,LJ,O h,,.;,, ,,l>c"'' sh,1 I I ceq,11 " , n,·a P"_;"""'" pl.a of ,,,ad "'';"" w , h ,, 
ae~ ,.elem "'"'"" oC 1h, ,,O,q "'", ol 1,a,,;pc, 1,,1;,,, [a. ,I , I ,,, 

DE IT fl'RT1-IER RESOLVED, tl "' 1ilc 1;,1<1 "' ,, onJ """" 1c,, 11.c ,· if """ , , f ''" r, "" 
G,u, ge', C ""'~' Plallcllllg Doru d ,i c as fo 11-,~,. 

I hoc,,l>d '""'""• " moc, -;cd n ,c~ i,o legal """ """"'" otsuhtltlcs 2 •1 .,,d 07 ot<l,c P,mcc 
(.coea,·s '--'"mly Code anJ , f Art icl, 18, ~an, l,,,,J C 00, e f M,oy bad 

Tc., prup<CL) ~ lc•,a<eJ alrng Cl1< cc,,,1], ,,,1, elT ,,,c,al , Iv! "'" (MD 2 ' 41, ,pp,c '""'"' h 2(•0 I c,1 
"' t ,,r '" ,,,1.,,,, 1 '"" .,u , s1i,a, GI '" r,, "" 

Uc..-el"l'm< "1 Jl"On ''"'"""'!' -Th,, to 11 ow "' ~ ""°'"""°" cc la,cs to the s11 h icrt p, , I , m ;,,,,,, p lao 
,pplic,11,,,. ,md 11,; '" c- P""'" tie, , lvpo>< •t 

Zen, 
ll"(s> 

''""1' 
I c~ 

'"""''' l'ubl ,c Sake; '1 ""''" o, > " 

EXI>TING 
c- s-r· .-(· -nm- n~> 

\ """'''""'" C'I ·1•, 

' ' 

PROPOSIJI 
C _,,_, i{ '~ ).- fl-D-0 

(' on mcc "'' I ""• 'l'P""' {' ,.,,,,, 
2').-1 

E"vlronm,nral- r he C , <>rnnmca L<I Pisa,_ m " "'- I ;,,,, t,& '""""d Lhe "' i,ec p,el '""""'-'' , l,m 

ot '""° IVISIO,, '"" I ypc [ I "' ~ "'""" ;, '" "'"" '"'"' ''" " """''" 1,,, Lh, Lm " """""'' 
"''-"'" og Sect m, °" -.,,, I o, '""' A '" '"" '"'" C ,[ -'"'"-'""'"" ~-" " bnnlled On 
J,ae L), C008 T" E,w,""'m'""' r,,,,,,01 Sert °" '"""~'°'' •rrmv,I ,,t ,I-Or, l '9 a,d 
TC r,.-, 6, o, ,, , h_iect t,, "'"" " io , , 

R"kgmund 

T:,o F """"""""'"' "'""""" <eclloc1 I,, , """""'h " , ,eweJ , _, ""- d Jb,,-11 " ln" "'"" 
:~ R I • U')'.-\)b-0 n. ,,. I ""'"-rr' flail of >ubJ " "' oo (, -0 < 0 18), ,, , d T '"' l T '" < 0'""''"'" Pl., ._ 
: , l p L-'020,,J;) re- 1 ''" '" h)'CT I'"-" 11)' Pee hm '"'" "'·'" 0 "''"'" ,od the '""""~ l I CP I "'"' 
¼11h0"~'• pc,,c to the ,chedulcd ""' "g A I"" II I'"' ( oaScn,a•,on P ,,a 11 CPJl.'I II .-SI) ½as 
,pp,e,,J fN, pOll•O" ot the s1>hJoct "'•'I"'"' ;n '°' J 1,;, p,,,,,,s,; ;, '\,c tl,c dc;clo,,mco, of, 

,hopp,ag ""1" 0n r,oocl D, rnd "'"""' prnposcs ,1,, '°'"'')''-"" of"""' A ,o th, f'1i"cc 

'""""'' Cmul; Go,·« "·'"' Ill ',, ' "'""' _.,, .• fi '"' ' M ' '""°" 
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Pl ,CPH ~ , ·. CIS- l (l'J 

hi,~,·'·"""" 

J '" , ;;, . , , hac .u,ten,d t•; """"' ,Lop,,,g :c•~"'" th, ,.,, '"'" de";", ; a,• ,mn,m,O '" ""'""" " r 
L; So,U." t,L D c.mc', watecshed u the Pat"""' R;,,,c ba.s,n , \ , "' ""' of tb, d, " ldUI, 
'" fon" ,t,oo ""I ''"''° tl'"t tl,e,s "' "' "' ,t '°'"'" s lo,,; , "l ""P s l"P" '" th h ,gh 1, e,,,,1 , bl e 
,0; ,. '"'°"" , wctls, ds , ,,,_; I l>ll-) " • '1o•d p la " ,h>t "'"" oo the , o, The,e '" " o \1M 11>. ""' 
,1,1, leca,erl co "adJ"'"" to the '""I"' p,opert} , he ml t:,pos ,,,,,., e0 '''"" oc the "" 
,cco,rl,og rn ,l,c P, "'" r;,o, ,., , ( """" ,,,,,, '""" rue '"'""'!-"" ,o.,d \11<ed A""""-' 11,csc 
w,I "' ,cs gc "" ly c,h,O" ;I ,p~t t,, '""i"= I""""''°" t,, devclopmcot ; "m stcea ,1,,1,cs, lm,h 

wa,c, ratlc. and tl ocd ha,, m l he "" has frnnl>.,c "" "'"'" I S '"·'", " n.sstcr o lmmcrl """ " I 
'"' ~-') '" at ,s ~•'""" lly "'V' 1,.100 '·" arnsc H,.,,,,, "' no ,~~'"""'·' I " so, "" "' 'l>"SCrl ••,th "· th,s 
c,,L>d "'"'"" ,mas, rr ct,iraocn cs aot ,oqu, ccd Acw,Jm-' Lv secy, dphK ai onnat,cn ,,., km, \ (, J; , 

,o!o,m,110" chramed fmm ,ho '. 1 ,e, la,d ..\,poclmea, o r NdtuCol ~"°'"''" ' >L,·,I Hen "-"'' 
l'cc ~"" ;,,d,c,tcst mt tl,ecc ,,.., m• '""', Lh,,,,kn,c ocea<loo;,•,,cd s P"- ,cs r ouo<l lo vv,,,,, m Lh, 

> id oi-,, of th,s emp,rt) l'h," ·"' "" d,,,go,,te,J '"" " ,nO ln,ton, o..•.<ls dpcent le th, P"-'P"'' 
I "po•pecl) ,s l«dcei ,n U,e Ue,,lop,0 T,., ,,s "fl,,t,J ,,_ Ll,e 200: G,,.e,a] PJ,,, 11,e ,,k 
.m,wm, no elt,cct"LS ,-,,h m II ,e Jesign'1ed 1,e~,·o k of !lie ,;;~"" vi Cv;, ,,, y ,,J, Gee," 

1rJ"'"""' "' , ['I,,,; 

~ndronmonlul J.»u<> A,I ~n,,,eO » ilh ; a 11,e A ~V''""I S"'"' fl; " ""d Se.I ;.,.,, l ~lop 
Am,ndmenl for Mo"''" Il<:,ul,,;,,O •'"~ T "'!" Tou•• c,.,,., """' ,,..., 

'"" "" tc» spocltic """ mneac,ll ·"" pee"''"" ag c • Ll,e '" , icrn m,,, eel el ,m,m, , •f Lh, '"'°' 
" "" "' " c,lato L,' Lh, '" bJecl ""'"'"' J '" '" ""'""" '"•' I "'"'"-" '""""''g LV Lil< ,., b Jecl 
prnp,~ \' "°' stocm,-,1" m,m,,ge,,,;,,, O ,>,1 w,x,; 1, o (I C(m ;•1, ""'" ,, " , , e,,1 h , ll>e I ,ce , S ,na, 1"" l')• 

»oocl ,J . ,,,,.I p,,cL,,, 11, J, , e,o,~J "' rl " r,eposc,S to he dev, loped w "" eomm""' I '"" A 11 
,pp I ,c,,l>I< en, " ""'"'"'•' I , """'" w , 11 he , <d,cssed m dots., v, ,ta " tho > """ ,,,,,,, coral Ro;•,o» 
s.'1,0" Wlew 

~nvl ronrn " "'' R,v""' 

J.,e ["" I '"""' o , ) ,,1aa , ;,i•I '""°" ,oe hied , s '""'i N """ al Rcso""" I ,,;cmon· , N R J,1'01 ;no-<> ' ) 

J,,,J Octvhe, :, '"°'' I he~ RI "'""''"' '"'""' all ol the·"''"'"'" mlo,rnat,c•n w,Lh Lhc· 
""P'"" onhe ace lmc. I he '"" Im, ~show·,'"',, Oo,,61, kee Im,''" tl,e elm ~.L,h ''"' be 
'°"'"""" ""h "'""cl lo Lh, lumts of"" "" »oo<ll,,,,I Tl,; 'ISl, Terr, ,m(l p.el""""'' pl,,,, 
,hrnld b, '" ,,.,1 <o ,o, c<'1 h s lso w , '"'1 le '°''""'""' tlco I , cc tN the oc ~,tc ,,•oodl,,, i 

T.rn provrty ll "" wt T• the """ ;-,oa , ot Lt,e P, '"" '"'""' , G>ecl ,, \\• rnJ ldui '-''"""'ill'" , 
,1 " d T '"' p"""''"" '" O,rl '"""e boca "sc Lh,· "'"" l""- . ,s m """ of <il,O<'ll ''"""' ,-,,,,, ;, _,, ,< 

,1,, d " ,o,,t> '" l '"° " th,o l :J, ll')U sq """' b, I ol "'" '"·" " ootlJ,atl A L yp< Jl I •ee '-"'"><"- '"°" 
Pl,,-qTCrll."l 11 .',l} w,sap1nm,O t1•cc pmt,,•o of Lh, ,,,bl"\ p,,pecl; m . •191 

T.ce ½cvol,md ,~""°"°''"" ,h,01hold f,-, t,e o<t< " 1, po,,eot o, 4 _:, """ ,,•'the '"" tcdc1 '"" 
T.te C01'l wo,o;1,,,, ccom,o'ITC'TI< """" oa "" po•p,setl "'"'"'" ,s 4 OJ ""' L 1,, '''" sl W'S th, 
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KlCSli No <•S- i'" 
l·de No 4°)61,S 

"'~ 7 

"I"""" "'' ~,,,,g ""' w,th ff n "'" ,t "'-""' 1"'"'""0"- I ·' ac·ci ot ,,,,-,,,c ;11,,oc,1,11,0". 
i ,,; ? , (,·; ,c, c, ,,t k,-,,,-1,e" R,~,, ;c tho """ '" "'S "9'" """"' p, Of'(•\Cd to, fee- , , -1,c" ,s o>< , 
"" '"" •t shoold o, mot """f. ,t.-1uc n t ,:anon "C,c pl,o ihoul<J be '"' ,sO<) ,o '·""'"'" ,he use 
,t tee- ,,,.1 "" a,,-1 t,, iemoo<1's.tc to c "' , """nt hem y rr ct w ,-h ,tt -,;1c m "'1""" 

I he ,,·mhol< <how" 00 the rla, ,t ''" s,hml1t,d so,I, ", dltlkulcto """ ,,; sOoul<l h< """d 
I he S\'"' ho I lo, '.a, stroa m ocntod l,o 5 D-IT">>t stccrnn Ooffc,a aod 25-fooc wotl ond ,o/fc,s "" oot 
cloa I\' vos,blo rn the ,,,~, l he slopes ,<·mbol< ,=I '" be ''""""' to ma<, ''" ,,1ans moce lo, hi, 
I he S\"mhal S,c "" h•n,c, of""'"'"'"" ,h,,ulo be'""'"• hoth ,,, the plill, d·,d "othln th, le;eod 
so ""' ,t """ m " r < )1) • w,tO m tl,e S"'C h,c ,n ,,,O,- "' me.l, the btloru • brrl; vcs ibl , 

I he s,to ,s wrthm th, """"'"' ~'"" PT,m.,,· M,nsccme"t A,,. /P\1' l as defined m \"eon 
, -1- l (11 of 1' , Suhd"'" Im Ucdhmc, Scctcoo 2 '- lJ O ""l"''"' pmp,rt,c, thut "', ,ort m .. \' m 
tom 11,, " lthm cJ-e P "'""'" K , "' w .te,sh,J, to demoast;ate Lh.t th, f'M ,\ " be,n" C"''""d m " 
amurnl ,L>.te w O, folbt exknL pu..,,ble If"""'"" "" prnp,,><<l Lo tl,e PM,\. , ld:ec of 

J "''""'" "" I, '"""''"" , b, ,,,bm ,ued " 1,,,1, de;c, , be, ti ,e ,n.,a.--, ,,,,,,~ ,nd r, "h" _ """'" 
"h' th,, ac< ,,,,,wo,doble > le,c,, ,,f _u "" 7,·ac,c,, ~ as <> I· '" m.-.i I•) t,e opp l '"'" eo 
h,,,e I) , ) 008. w h, , h ,eq ""~ faoc "" -"°'' cc the SMA I be roll,,~ ,,,g " ~, "" l}s s ot the 
p·opos,J ""P"" 

lmpa<<> ""· 1 au,l 2 

rm paets No I anrl } o,c pcmnnoo'. ""P'· ,, "> th, S"1 A l,,c "" In~, o,»m s">m, ~"'" rr '""""m,,i 
p,,,,d (Po"d • , ") ,,,a ,ssoc,,tcj g,,d, 'f I he pmr,,sed e,mc '-' '"'"'" ,a lhc nmlh ""'' o/ lhc 
p 'OP"'l- whe,o "' " ,st,og culvert ocme ,., , ,,,,-,-,.-cc '""" ff r rum ·he oocth s,<lc ,, .' l e;tc,,I 
S vc,,o,c ""' 0,m;,11 , "'"" the suO 1cot sctc S °""dm _, to the ·u,tdkatmn lhc pond ,s prupcs,J to 

l;c rlc,",'"' wi,h •·otland beocl,e< ,,,d fo,-.Ody, Lhd v.rnl<l ,ece,;e dad pre-b,<L the c•fk,t, nmofC 
p,o· to on,c•n, , , he mam """"- I h, p, ,,,J w , II ,I ,o see> , lo Jet-,, , I, , ,h , olome> of dorn." ,k, 

'"' """'"' ''°"''"""'m n,,,,d,,,, 

n,, [,, "~"' ... '""' e, " ""''1- scc,con ·"'"' ,11, cc os ,co~ ,h ,_, '> re ot , "'"' t "°"-"""'""' "'""" 
,nest,,,.,"'"""' m,.o,gcmom ponds ca, be des,.,,,d ,,,,h oo ,mp,ct> c lhe SM~; hv,,-.,e,, th, 

" '""' , co lvc,t ti om l cntcdl 4 ""'" '" L[,,lls O ,,,,II; "'" th, lce,,J " ,, 1,-, o [ Lh, ,m ·"" >toe ,,c,, 

Bo..au" th, cuh·"l ,,mno I O< m,J , LJ«I , , " 1,,:,tcd ,,. ,th,,,,t "1' » " , ,m P'-"' 10 C "'"" I A" "'"· 

the p<opos,O I" ,r ,c " of U " ,,,nd " tho , ,,, Iv ""' " '"" ''" ,,,,~~•tcc ""'"" "" be "'""'"i rt 
~o"IJ not N ,x,ss,Nc t,, Orneo , pa,d en the "'-" oc "~,L """ '" the "'"'"", '""' ch'""'' In 
th,s locat,o, a.d said} wave_, U,e -"0' '°'"'"" of off-o,c; '10t'lll"''l<J ch:o.gh tlie s.1e The ,om] 
"" of ,mp,d ,s J 4 •"" "l"''" [e,i , "'h "" ""' , ,..,, 48 J I """ fret ,,,- srr"'" Th,, F '" " ''"""' eta I 
PL,."" "'" Sect on do,., ,up po,1 th,o ,mp,,cl r,,, th, "''"'"' ,1,,1e,I ,,b," 

lmoact No J " fo," s,,ea,u c,cs,_ng th'1 "p,op,•scd "' _,o:,v,dc ,ccc,; to , ,k,docahk oomco ot 
the "" J h, ""P'• 1 ,s ~ ,4 '7 sq "" " tn, "' rl " le<accrl , lo, 1 the w,~,r, c; rl cf the " os1'nf cn-sotc 
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rc-,-,a~,. os-'<•'J 
f,lcNo 1-<>61o'J 

Pa"'° S 

. M-_, '" rroocc I, "' Tl " "'"° ,,,l<<I c,, l,;b ,; , 110 , hows " '"' , O<"·"' m he , cuh•c,t m,dec ''" 

'""' "' "' I"'""". tl,; I ""'" ot dJStu I Dance to ' '"' '""""" "' "" ,oflcc",- "" th ' p ''" '" ~ ; fr.la 
Lhc c,h,b , L L h, Ln, "vm,_,,,,,J !'l'"" ">'l '"""' ,1 °'' rnppm't ,; " ""I'"' ~ ,th '°""'""" 
lml"'ct No, 4 

I mfhl',l ~ o 4 " [,,, ll " "'"" "" '" ,,t , peoposcrl "'" "' "' , wal I ,lo , a the ,=k ,ce 1.,- dm ,w,} 
a,sle '/he ceta,,c,nJ ,,all lxat,o" ,s wuhm the '""" ,age ,,1'Lhe P\1 S Jill, "'-P""l " ,,,,1 esseallal 

foc Lh, de,·elcp,neot ef,h,· ""'• ,nrl rl,c da,,ya "" be mollf,ed L, ,Im,,, ot, 11n; """"''' TILE 
;,, pacl ,, <le..nO,<l _., 3 008 sq "'°' t '" The > "" ''"" mrnoa l Pl,ao,,, < S x·twn do,•, nol ,u "'""' 
chs Im""''-

lmpaet No .S 

Lmp,, t _,, , ,s fo, <f,, ceo,m,cncn ,ta S<onnwmcc ooef,11 "" w,11 sa'el, ""''")' nmofl"f:om 
P ,,,<l B Lo lh, "'""' , The , rnpacc ,s . ' rn ,,u,n, tc'<L """ ,s Joc ,,tel vo the ;e ,ti, s,J, , , " r,,,,rl n 
I>., LaHruOCll<Slt.l Pl,m " "' g Sect,o" does support this lmpccl bcc,uso ll ls ess«lllol k• 1he 

Je,•elcpmelll o[ll" lll<, '°'' l;ccaosc d,c omfoll ,, t-c,•,s m o,,ed by .rr.e<he. '"'-''""' , !'"'' '" 
,,c Jee lo r, Iii[; ,Lorn," a1 ; , """"·' m "" ,cq " h,m,,,ts , he Lnmcnm<a t.l P l.m o "'" S,'1 ,0,, 

""'"" m,,,,L app:o,ai of pie pc,;Q I mp,, ts No l 2 "'" 5 w ,ti, ,,., uni , ''""'· ,' "" '""'" " I or 
lmpscl Sc• , w,tl, co.«l,tl,>l>, 

A st,nn,_ ,k, """''""""'' """'Pt appm,•aj I enc, and th, ow,cuk<l pb" "''"' so b«ll11'J ,, ,·>, tl'< 
so b1oct "PP hc.llrn Th, pl,m lS CC "l ,S-Cl'1 W l<h tho phoposcd m-, keon ,Lo,mw, lel m,llW/;~nell{ 
['>ad hoc Uoec, l>Ol shu" U" "<"io«J ClWHeo",c ,tsl foatu,c,_ coo J, es no p,cHd< iet.ui, :oe lhC 
~ md w I In ,eSM(J LO the p:c posed ,_,,,. la,,d he""· ,; a f, "' b,; as Je,cn boJ m u, lelle, c ,[ 

_,,,lll '"'""" Th ,s '""''"""'"" "'"' he ccq "'"" foe "" " w pnc•, Le ,h, "' """' or the fal< ,,,,,, ms 

"'""" l◊c ,1,, "" 

The Fe, ,rn,,rroa·al PL,nmag \'"'"" '"'""'"'"";' 'I'>''""'' ,,t 1-00 1,0 and [ CP1·2~·l'6 sobiecl lo 

co,dit,ons 

I he· '"'" a,ul '"''' s,,v"' '"''°''''°.' ~ -1 """ O-: ,.wol,,,g Lo ~,1'cand ""'" m,p, 
obta,,,e,i f,~m ,he [)cpartmca· o I L-,,, """'"'"'•" " "''""" d,t,,,l r" '" COO S ,,,_; ~ , II ,> , cc "'" t-, 

""''' l'} P" bl,c s ;stems 

Comm""it")' Plamm,,- L h, sobJeol accpcrty " l(,c,tcd '" Pla,m,o;< A,oa "" '"" l,,o,t.,J ~,Lb" 
tl<e I un,i, o! c> ; (" c,tra I S ''"'"' ComJo, Nole ;, ,<lc,it, t1e<I w ;11,, o the 2<)fl 1 A °'"'"" ""'" 
Pia,· fc, the M,-ce"' Ro" "' "d .,,J La,Jo To" " Ccmc , Meo o S "'"' I h,s »opl , ..dLloa """; '"" , Lo 

th 18" ; "" ,ecorr,mco<l"""" vf 11,e } no, ,1,,;,,e•,c,/ -'"' '"' ?'an ., .. d , ,·,,,·co"oi •\1",o ; rncnJ•ee ,,, 
Jo, Me, g"" B;~•, ,•o•,i md I a.,;,, fot,o Ce,,>c, U,,,co C,,,,,., roe cet,,I uses pee 11,str C'L Counc,l 

7on:ac O,J,,,;ncc No, 2-2ll05 
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Pl H""PR 'rn OS- I (19 

"" ~" '·"" -" 
""''" 

11" 200) Gc,,c,;I "'"' lce,atcs the 1•,oport} w,·hm the l),;ola "" I ;,, I h, -,,L,j,,ct ro0por.y ;, 

lc,o,tcd m , """' 1"·'"' com do, l M ll 21 ; , ,ntl Lh, MN""' H, '"'"'"'" ""'"' Still'"" ( '"'"'"' "',; ,, 
'""'" ' des, ,,aroo ""'' " llhm Lh, u,v,el<>p,tl J '" L h, '"" '''" fo, "" u,velc•p,U J '" lS ,, 
net»,,, l u I ,,,, Wmdblo, lc,ns,1-sopeoc1 me. "" ",d. ""- pede'1n,,,--.,ne,«e<I. med , ""'· ,0 h ,Jh­
J,,,, , ~ rn,ch b,·,hoocl, Tice v, ""'' [u v! •• ,~, ,n<l ton ,d '" ~ """d ,,s ,J , ""'' ,se, at ""' " "' 
"' h,gh d,n,i[l<, ,e,d '" ,,,,,;,;.,_ w , i, ,,,.,,,g ''" pl,.,;,s ,,,, ,,, "' ,, '" e "'"I ,1, , e I ,,r,,, ,,,. 
Uev, lopcn<nl ml eedcs de P"''" I ,,. tl<e,c locat,oos "" "I"" I '" 00 c; '""'!, " hes~,,cru " h)' 
loc,I '"" hon,c\, J "' .,,,1 'lm I'" ' "'- e lose, tn tra,,s t "" "" I h " a1•pl '""°" l'lOOO<,S a 
ped<StJ;,n or,c "'"' ,od '"" lt-oncatcd ,h,,pp ms ""'" de> ""pmea L aatl ; , Lhee< rm, "-n, ;,~nl 
w ,th the 7QO? Grnc ,, I Pl " nc.c loomoot P,t"m pa hc,c, foe the llc,c l,•pcd l '"· 

Tho " 00 '- 1: !" , , d \, ""' P!.,o c,d .\ec•;ona! , 1.,,, ,• '"""°'""' fm Mo,-,:a, , ,hu,',,-c, d ""d 
/,,c;, J;»n (',,,,,., M,,,,, h 0 o< '"''"'d he pe,pccl; lcam iho l-1 Zrn, Lu Lh, C-0 Zone 

Ho<'<V" , the fl tstlle< {" o,,,,, H oppco,•,d Loma, O,dmoace No 2 -l OD, lo '"''"" a m,,J ,,;, )' o r Lh, 
lll bJ "' rcopc,1} t, ,,m ,he ( -0 /l•n, Lo Lh, C-',.t, L,n, w<Lh , ooJ , llmb I h, sub J<el prnp.,ll, 

"'"""" m the nc,ol,,1mc-nt D,stckt '-'"'-'' L,-ne {DDULj fpe l 31 -1 S)j 

I " pe<,p<=<l Je,•<lopm,nl " '" j,J c;t '> , ct, , led s,tc rl • " ""'"' ""' sh,,,, Id sh,,·n 

wmpl """' " ,LI , lil< .,, el "' 1, le n,, ''"'" m "" "' "' '" sra,,,J,, ,cs l "' S ' - I l ') "'" l 82) 

T ,e opp J; c, "' ,1,, 11 ,rlc, ,'<S t•., "'"'' p la , "s "~ """"'"' "''""' ('TI Lhe rn '"""" fh, d"ld 
'""" o,c : r; ,,,rl the P'°l'°"' pohco sobst,tlrn ""'"'"' lllcllicd cl Lh, '°' Lhe,•st ..omec 
o t "" ,,,, ,seot,oo ,,- ( ~ ,t,al S ''""" { ;w C 14) a.,d Sled•· l, Len .Jmo (p ' S) 

I "pe-p<•s,tl shopp,ag ,ente, d"dc•pmc, l "") "'<i""' ,,,,,.,,, · '"" ,e C" cc,t,al ; ''"' " 
Am emL,e, w , Ll,m '-" "bhl -c•C-w,_ ~,o " Id ,,i;1 ,lie " <'le lldc wal ks, m 0' ,,-.,cd I ,sh·, ,s, ,,,a 

oll '" ''""' o;,, "" ""L"o' """'" T, c. ~,urngc rcd,stnru, """' ,,, 

""''"' and lle<re,tioo-lo a,. '" J,mce '" Lh '"""" 24- LJ ,,,.. j c ,[ lile ,.,, "" ,;, .. , "' , C , ''"" > 
'" ,d " """ 1<c -'" '"'""', Lh ,s ,,pp.,ca I ,on ,, '" "' p· t, 0"' """''""l' ,l,rl '"""" ,t I"' ti ,od 
ccqum:m.mls bee""" ,t c """"" o t ""' ,e, ,rl, n ,I .iowl o pme"t 

1,,,1,_ L h,ce ace "" "'"'" pl, " " ,., ls ,s, ,.c, , ,1c,,1,farl '" t•., A,,,,,, " ,,; .\',, '•" P ,c, , ,.,, 
.\'" r,,,aai MHp .J,ee,,J,c.•o! /o' .h'·!'f " .Seo,e, ,,-d -''"' I a,~, ., 'ow, , ( ''"" • .~•,,,,, A '''" , " h ;c,, 
"""'" lile '"'_;,ct )'l~perty The P"'""".' ""'" '"""'"-" "'''""'"'"",I ~"""' (Ml) Cl' Jd"J 
>h,,J) G "'' D, ;,., "" lud, ~,od01d SlCC>'d" S I "" ,, "'"' "~"' 'h l lh Lh, """ pica, ~ h ,cl, 

"'""'"""" ,:,h-·, I "' ,_;o, 1 '" , mom ,I mad Wd}S C "''"" 11,. Lh, "" 's ""''' /n,ot,,"' ,Im, e 
W ,tk<, M , II D, "' ,s o~oo sect• '" w kh "" " tslmg s,Jew, ll, -_-h, Tc a,~pc•Oallc n Pl.amllg Se.c,c " 
"'°"" "" "1 ,l,ac , st,o.,<la, d s,dew a1' 0, P"-'"J" ,loag lh, prupe>l) , rnlloc , l,cc I Li-oll1'g. ,,f 
\\•,Skc, M,11 Scad 
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L'<JU'HNo n~-100 

""' ~'- ,.n,, '" 
f'a/,' 11) 

Tl" ,,l,a,n"rnl Jo, tl,c pla,,0"1 C"hosapo,ko Hooch K,H- l coil h j,st ~,uth of th, soo eel oCC'pecl; 
'"'" does llOt 1.~pact th, sit: The mccm,; ,,,k,-·,ll ~,one.ti,,,,,~ ill Ce f,lly "',IUdle<l at th, "'"' 
,,_- J'1,ded c,t< plo, 

11,e l)e, e le p,neot fl '""" stsod.,ds w,•h m th, ~ppru,·,J .Slo,<!'m l!o•a h ,e<i md L " "" T vw ,. 
C\ '"'' "' "' 0 A,.,,, Sccto , "'"' "COIT ,ncoJ, Lhdl s,Je,, ,11~ w,11n" ,1,, C ,,.tc,,l , \, "'"' C'on ,J o, 
Nod< tc , "'"'"'""' ct ·l;otioot wide ,-p,ee I lb, St.nJ,,J C / S,<l,~alb ,1,,,,,JJ al"° 0, ,ci ,,cl.. 

from -1 ,· """ ,a,., "''' , '""'"• I ,nJ"-""p,J stnp ot I,,, 1 fi " reel " ~ "ll', "'P" •""' i II " '" cc, 
~,m ·to s,de>·,all » all,•w fo, the pl,,,,,,_, o[ sha..!e '"" and <C for<he: pcoocct pcdcs:,'rns rnd 
on b·c" fr., slreet,capo ( I' ace L l ; , S«"J " ,1 D) 

T ,,ospo,tanon- L he I rnasp,m, Lon Pl.m,,, "" Secl<o" · ,;, ,e, ,,we(I <h< ,,, , l '"' " "' _, ao 
•PP'""'"" fm ,he ( ·,ri»L I ,.,_,h,s S.coap"'" Crnk,. A ,,,,c,,i,,,,, ''""'" (2,1-12 I r,s,",'l) was ,Is,, 

'" h,mt"£d t_,, th, """ I k "" L r"' L w,, d,,,., """ po "'" '"'"' M n ' I ' ,:c '"'"' A' ""' J, a 
rlcs ' '"'"" ,<teddl r-" ,I ",.. The w"""' " ""· ,,,, "'"' " ' nsht- ,,_,, <ht-0<,t .,., ll h, I ,,,,Led 
'PP'°'""""·'' 4'U /,et ""'' o.·-1,, "'""'"'°" ,,t ,m 7H ,od Sharl} me, ""''' , ,_,, '""'"" 
"'"" '"""' w \1D 2.4 ,s pl,"""" a, -,.1 ""'', o, l,rr"cd '-"''" wO,oh rrnh,h,~ Id\ krns from 
the ,i·c to ~esibouaJ MD 2 1, The""'"" '"'" po,et ,oto "" sfcwi,.s """" ,s lc•,.rteJ J.e<.tly 
oppc•s,le ,,f ti" '"" "' e m,rl, "" '""" ~ h,ch '"" c..t y sccvcs he ,c•mmecul J " elopm,,,1 lcc,,t,d 
,,.one ti" ""'", s,<k ,,t "" '14. I hs med,.m b,edk " l•xdleJ aop,"''""'":; I •. JO IC'1 "" at to, 
YID : . 4· Shod)' G le" m tcc,ccrn,;_ I t,, arphc.at " ccopo, ,,_, lo O«l,c,k P '"" I ,\, ,o,,s ,,t,,,g ct 
op I"'" M ate 1) IS "'" I,, Pdnce G"""' ' s Lo,mt_, [o, che con;m ot,on or , '"" <OU""' tl, , 
""""" l'a,,c I " " , L coa·ruo ,, II of U,e p, vpo,erl , hopr ,,,g ""'" dew lopmrnt The ,p,,I '"'" 
pmpcscs to de>·o op fr, pc"''"'' ~ ,1 h , < ) , %( +\ ""' toot r_ (i ' C) g=c<'' sto,o ; I , " , ' : " ""'' 

fret of 1"""1 ,oCn I '""-', L! SOO ,4 , "" r "' ot """"" "' IP'"· .,orl , ' ,(, "Cl-19 "" o-foot 
ccmmc,"' h,,,k 

st "" s,, bd " "·"' Ke·, "~ Comm,rre, n1<e<1ng he lrl 0" \1,, 2 20 'JS ''" [ ,,on ,,,ma.>< •n Pl ,md og 
'""°' dct,rrn med that ,' t, afuc stl<ci\' rlna ;1 ; " s wcckrl ,, ,,ad ""' h c-nd ,mo I}"' w,cs ""d,d On 
M,, 23 ,o,)8. , ,,, tt;, ""'' was so b,mttcd b,· Lhe , ppl '"'"' ~ JH,h " ,, "'" "" , ,,, P""·' " , I'" I 
,,, 2 ),J 7. ·""' sc, l>scquo,d, ,,,..·,sod c-n M,, 20. 200 i Th< $1,a(I , wa; "'"' ,e'I m "" " ,,;, 1~,; Sts.1' 
H , shwo; Admm ,stmqon (\! L \) ,,,,d • '" (" "" "')' s :>.,p,,tm om ot E', bl , W o, ks .,,d I nm po~,L,oa 
\l)f'"&JJ "" .ru,,, ,, ,oos At,,,""" ot'thc "riti,, ,r th, ,totT "'"'"' °""'"""" l",I "◊' 1,,,,, 
,., " , :J rroo, """ , ot th, """"''"" .,,~," '" II"'"' ", ,.,, T '"""' "'""V" r,,_,, , ,,, ,, s,ct,00 had 
spo1 oa m both '''""" ,' ,,J U,e) I ,,,,., [' "'" <led '"" , Is dct." I , , ? tl,c " p,ol , m "'"''' '°""''°" I h, 
ti,,,lm f' ,nu '"'-''"'"''""'""" c,rt\,,,cd bol ,w o,o b, sod op, •n " '""" ,I lt,e,e '""k' .,L ,mi 

"'"'' "' ,und """' b) t,e T, ,,,,,, '" "'°" """ 0 "" '"' '< '"· '""'"" "' " ,Lh ,h, 0 ll lc'filllCI to, i,c 
A ,.al; ,;, o I the T <attlc I mp,cc ol Ll< , elvpm,,,1 Prupo,. ls 

<,, m•th l'oli<y Sen kt 1,.,..,1 Standanl, 

Tl"' sc,l>J,'C- t><eporry ,s cc,><d ~,th,·, Lb, Dndop,0 T,.,, a, <lcl;ncd "' tho"'""°' Pim to, 
P, , oc , <•co,11' , C,o o, y. A , '"'-' 1h, scb Js'C< p rCP,-'1"." ,s c;•sl "'"'' '""' rl m s to ''" fn ll<S< h , 

""''"''' 
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fGCPDNo (,8-:09 
F de N,,, 4- j,, 13 0 

''I" 11 

Un ks a, d ,;1ua1;,,a ;.i.,,ect;o" i, I .,vcl -OH" "" (L 05) [, ,., Lh -,0.,,.u«c mtec,ect"m' 

''" '" ·" ,, ,· , , · ":ca I '"" v,,,,, ~ , (C I , v J of , r,oo , " ~"'" \!,u,,,1 "'"· "' J,., ,ed o, '""""' 
2<- l 04{, )( 0) ot the '," brl ,v, s,on Offima,,cc, ,s pct m ,ncd a, ;i g,rn I 1zed 1 """". ,0,,, ,,, b J<el Lo 

mcelt as th , ,~ '"""" '" I "'"" " m the n ,nd, I " cs 

lJ .,;g 001;,., "''"'"';"" I' I h, H -1-" ½ ') c, ra ""-' M ""·" I '""""'"'" :◊c ""'""'" '"" 
"""'"""""' ,s ""' 1 ~"' tc it ,, ,a,guoc)' ""' "''" "' Sud ,c 110, Chal fo <the, ,,~, "-""' ·'"" "' 
,,corl " he cocrluctcd Vch,olc delay "' "'' mo;omc,,· """'"W 00.0 """"' " O«m,J Lo O, "' 
,n ""Otabl, opccacm _, ~m,lmnn st """ -'"" h,cd m '""'"°"' I " """""" rn 1 ,ch , ,;,,;;,, s, ;> , 
PL,md "" "·""' ha, "'"" '"' "'"""' meatl,c Lhd' "" eopl ' ·'"" """ '"'' d t "n; • ",.,,, I "'" "-'"' 
st,J,, sad """" ~ , ,,"""' lo, vli"' b, w,LJ,· " "''"''eel Lcdr!" ,o..Lruls) , I deemed warmn'.cd o,, 
Lh, •PP"-'P'"'' ooernliaa ""'°' }' 

In add,t,0" to ,1,, s,,e'c prup,sed ""'-' P'"'" alooe MD 214 1h, ~,me""'"' '""""'d ''" 
de, , k •pme,<L , '"' p, ,l ,, ll~ folio·, " ( lh, e, "'"'"'""'" 

MD 214/51,,,<I, GI,,, Dm~· r 1,11 e,,,; (s go,l,1sd) 
MD 2 14/Rlt:J ,,, Ro"<I ( s,gr,ai, '-"OJ 
\\',I", ~fil' D,i"•S'ca'1,· Glc" Dmc fou,,g,,,- '""l 

E)(ISTJ'iG TR.,FrlC ,·o,mTIO'iS 

' ,s, ca I I '·'" Voll, me 

!""''"'""' r_AM,P'1&Sat) 

.\tlJ Cl4"Sh,Jy ~lee, L>m,i 11,11 R,,,I I .,,g 1,1,l 90, 

\1D: 11/ ~,Lch,c ~oad l,LJO J .. , 
,P. ,_J,L 

Walke, S',11 Dmo' '"""' ( '"' ll, ,,, :, 4' I' C• " " MD '1 1 Stt, Aue,,, ------ ------ ----

I e,o I cf '"" ,c-e 
: A \1 l'Ml<'st) 

' ' ' " " ' 
" C " 

----- ----- -----

' '" '"' ly,rn p "' s,,;nal """ '""'""- ,;,,,.._ .s ec -"'' vd ,cle tldd, ru, -.do"' "'"""' "'" Ltm '""'· th, 
'""""""" " rr ""-'"'"' ; a seconJs ,,[ , dn: le d<la, 11,e ,c,mbec, ,h◊<> a -"""" ll" g,<ate,L 
,v.,,,,, a, J,} Cc. ,n, '"'" ""'"' w ,·:nn lit< '""' ;ect,oo ., """''" f '" ,, " ,:;,,,Jc/'"'', ' ,,, "'' 
"cccdm" 5 0.0 seconds mJ,c, Le, "'"''" ""'' 1,> 11,c or,<> ,: '""'· \' •'-'"' , ho s cc ,,s · 1909' s,,.r;,-, 
toot the ""'""""" '"' be; om! lhe nom,oi ,cmg, ,,t <It< crc'<<J '"', "'" A,o,,ld be "''"'""' -~ ,, 

""" '"''"""''' 
Th e h,oke,o rod ,fo,ol "'"'"''" m ,I ""'" l : lkve I ,pme,>L pwJc'< ts " h ,ct, ace upp, v.ctl bot ""' } el 

cn,,stroctcd Pee , Lal'" s rucomm,n<l"""" 1.ce """"" 1rn'.fa , """" •'~" ac ]""'"' Lo ,d.0, I ,, 

' 
' 
' 

DSP-06015-01_Backup   16 of 136



(Page 12  of  24)

P<-< "' ''' rn-·,,,, 
J ,I, Ne• 4-00I _,,, 

""''" 

'"·'"'" I '"'""" , ,t '"" '"' "'" "" '''" , t," ~,·, ""' ;, , c """ ,.u c,, 2(, L O as '-" ''" I 1-o,L ''"' f o, 
Lhc onnoscrl ,hopp "-S c-.,mcc I hcc, '"' "'' ornsram rr oi ; mpco;•c,,,c"t, "' ,he Cvu"IY Cap 1ml 

.mp,,"'"""'' Pm_,,c,n iU Pi o, "" s•~Lc """'° I "''-""" I ""''"'""°" P·o '""' w-r: wh ,,.·, 
,Lfe« Lh, P"-P""'' JO'·dopmeol ! h, bsdgru"n" ,oa<l,1,ons '"' s,mmo, ,d Cc low 

H~C!H,KOL''D JR~F>I< CONlll'J'lONS 
. .. , 

CdTioal I ru,c Volume lc.clctSc,;,;o 

'"" '"'""" ,,SM. P\1 .I.. Sat' 1A",l'M&S,,,1 

MIJ'1', %,o, (,Len Dd"' H,11 Krne ,445 ' '"' ' "'' " ' ' ,m21'.- "'"'"" """· ,11 ' ' (,2(, 11SI ' ' " 
W,lkec '.\fill D,;,,<' Oh,,O, GI"' o,;,,, ., ' ' I J S' ' 

,, 
" ' ' Mll21•1.- S<'e Access ---- ------ ------ ---- -----

.,,, "'''""'1- "" , 0'" l "'" "''"" '"°'" '"" !,' .e h " , .iel •) tO , ""'' '" , ,,, o, "''""' ,h , c "gh 1 he 
"'°'"'"°"o" ,a """'"" '" scocnds of ,ch .ck de lay I he ooml,cH show" '"'''"" ,a, 0'"'"' 
'""1-' rl, IS)' /,,, '-") "'"''"""' w,th m ci,c '"" ,sect on Acoodm[ tc ,ho (,u .. klrnc,, rl,l,y 

°''"'" '"• < fl O scoc orls , " d ,c,tos "'°' cq ,ace tmfflc OP""'°"' \• "'""' sho·s ., ·" • ~,,,., ' ,,,, ,.rn 

tha, the""""~'" m· h,·,·,md ho ""'""' "" -"' of ch , ,m..etlme ,,n<l ,h«old he "'"°l'"t"l as a 
se,•es, """"'""'" 

I oe " " " pmoosc<l r o, , m " c r ..om"""·'' ,et.d "' "'"'° ,a<l f»st -[cs,J '"""'""""• ,nJ , 
b,,, k,ag °'" "'' 1 h, Lcdffic s I ,0:, " ""-eJ "P"" 11" J"·elopm," L ol " 4 ,o ; U-sq "' «-fool b,,nb,g 
"" '" ,.,,h , J n ,e-Llm,. "' 0 ""' '"'' " ,,,,, ,: , I '" 1,,, g I , , 000 ,., " , "' f ,n, ,, 4 .8(•0 '" "''"' ''""' 
_-,,, -[wl , ""'"' "'' , ,,,,,1 89, O IS '-I "" ,-fccr ,,t shcpl)"'S crn'<o,, ,-•h ,, 1, ""' '" c, ; to')(] i "d 

be1•eragc ,tore end g,ncm I "'·" l '"" that •"" coll ""''' ly "glw '"'" '" tc•ta I ; eve or"""' lc-,•cl 
p,oroserl 0" th, ,,,hm,"ITrl _, an fo,s I' ant,t, of rle>cloomc,t ",•,t,mate<S to 1"'""" 67 I (S'O 

, n, 2! 5 0\'1 J ,\ \1 P"k h o, , ,c h cl , ~ I'', l /, l 2 ( ""' m, 7S/, ""} P " pc, k hrn, veh ,ck tnpl ·'",1 
1,515 "'°'"'""'d pcdk houc tc,ps JI ,s ,mpe,la" le ''°" Lh"L "PP'"""'' eJ,, 00 pec,«<L 0/·he,e 
"h,cle lnp, ·'"' '"""""J 10 be 1 I, ea<i) Of tile ,'< e, ,cod w\>, n'1 wo,h "" "'11 Ll,e,e p,,,k c ,,,,J > 
W ,ti, ll" ln p J ,sl,;leolCon rnd c,,s , £"'"" < ,s °''°'"" , tl,; fc 11,,~ ,,,g , c i,, 11, ,,-, vb:; ,,,,J """'' 101' I 

n .,Jue '-'' ,0 , I "'' <> 
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PC ,CPH ~ "· (I S-1 O'J 
hle \11 '-Ub'JS 
l';Je I_\ 

TOTAL TRAfFlC CONDITIO'iS 

h'"""'"'' C - 11 ,c, I La, " V ,h11n, 
(AM, er., & 1'1.) 

'1 I) : H "Sh , l) ( d "' """' H,11 Rc,d ' "' , ,,,, ' ' " ~m 214: :<.11,1,~ Re," 1,4)0 1518 I.JO: 

Wolke; Mdl Ume' lh»J} Gl,n U"" 14 :-• ! I 2' _' I -V 

Mll2lc: s "' Access { f " : ,cccss + sa,:n,L I 1,2'0 ,,,,,,, 
' IH 

Le,el of Se,,'" 
(,'.!,!, n1 & s,1 1 

" ' " 0 C " 
" C " 
' ' " 

' In ,e1,l; """ , 11signa.i«c "'"""t""'• "''" ,, ><h "', 0,1,, fo, '''""'" "" -, "'"* -1, "'" gh 
1h, "'"""'""" ~ "''"''""l i11 ""' ds •" ,a, ,1, d,h; l he "'""''" s " OWi\ ' " ,, '"" the '"""' 
a, c,ag< de 1,, ~" ,,,, m, """' " ~ Ith,,, tho , ,to,scc,,o " Accoedi,_1 m ,a,, ,,.,./c,., •. , '''') 
, " ,cO , ng s O O ,cco " ;, '" (I '"'" , 1,adcq11,~e trat-k opo,atm , s >aluo; shcwo .s • ~!"'!' '"''"' 
thm the P" ,,mctc'l ., " Oo:, cnrl , ,e a "''" l ran ,, ,, r lhe pc "'""" """ ,h,a,l<l he m~'I''"'""" 

.._..,,,cc '"''""'"'" 

M I} a 14.'ShsO} (;I< n l>,iH"' JlilJ Ro,J 

Th, 1calfa '1och f" ope;;; '"'" I" , 1 """" h,;,,c rl "" southho,11,rl t• I"°' lie r,,,, cxcl 1,s ,v, left -

'"" [a,.<l "" ca,h •PL"""" While this ""''"''""'" aloos wuh tho ,c~,mmood,d '""''"'' ofth, 
splic p).asing to · the oc nh ';outh '""""' h ,, po»ulo< """"" ~ ""'"'' le; ,I , '" ll P W .le I """ 
cot "1''"' with ,h,· l"'P'""' ccsmpms """" wrnld ·cs,IL" Le, ,1,n ""'"'" ,,r Lhc ""'-me· 

'" '""" , , 5ht-11,m '"'" 

MD ll4.'RiOd,;, ll••,j 

I " "'"""" "> Le , pc , •' i,irn ,,t 11,e seconJ le.7 I " rn b.,, , Im" ',1[) 11 < " e,tO,,,,nd. LI " lrnffi, ,, ,ol, 

P"'''""' '""''"'' ,1,, ,,.,c1hW11.Ld appoJa:h to r1cvtde f01 ~,·cleft mm l.in,s, Tim ,n,·.­
"'"'''""' the I MhWS l ot the ""'"""' l\orth'south s pllt ph,,,ng Sd>eC '"' 1he C<"mmeol, "'"'" oJ 
t, ,,in ''" DP',, & I , ~s , """ I< or Lh, prnpos,J moJ -"""'""'· ,,J d ,1 1011,,I mu.I ,fi ,,,1 ,,,,, '" ,, f"•' I 
ianog, so .I, ,,. ""''' " "" , ,,er '""'"1 """ ;,, t "" "" ,,,,,th ,orl ~ >"1h '"'" hi , lch, WDI> le. be .,,..,..,, 

'/ i,, o, pon "'""'"' nd, ,od ycoftCcs ·> e """ " ,,m ol ,n "' 1,,1>·,· nsh<-L11ca l»ae ., llh »epmp "' 
,Loc,1J< The n r V.· ~ T ,o"""' wHh to , ""°'' mca,fal , "" b,>L ,I ,, , C"-omm ,nd, lhe pc,><· is,011 , 1' "" 

'"'"'"' l,t-.r,"" l"" '''"1 the scuthbcuad L,nes of Shady t.leo Lb,·, Lo '"''"'' ,,,,r_, 'l"'" 
sp 11lb1e'- "-to the M ll 2 I I " d Sindy l,l,.,, .Jm , mloea<cllon '/111 , ,ewrnme11e<l1m1 !,., bee" 
.u~l_,ueJ ,_,,,, close I) rnd 11 is ,oood C,,,L UOe Lw, mler.ect,ons ""' oal; 200 f«l 1·p,,cL ., l,q,Oh 

wln,1. OCII \' ,1 llo~, ,1,-,,1 l (I vc> '"'" "' c_ 0<uo G '"" 'h,L :bs pcepos.ol siga, r,-11, ;"'"""' 1he 

wothOOu r d lcft-n, 'I\ 'HOVCmC'nl\ " I th " '" kc,ec """· Lh, '"/"' """"" ''" k<l "'' or " &, T " 
J , ·>< ,ti"l , ;, rl ,h,• ,ctmc the crndll '°" i, ½ ""'" kc IL " f urtl"' a<•LoJ Lha< Lh, """ put,l1011, ,n tb, 
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P{ ,CPH Na, DS-1"', 
L·,k .So 4-UO J, 

P,,g, 14 

cc'1Tic st,,d; aS>mncd he'""'"" or~-" so, Lhbouac lefL-n,m L,n, pc~s bly becau.se ofth, w de, 
P" '""" L at Lhe '"""''"' '"· fl,e ...,, u,w,,., 1,n -lo "' ldne sbooll 1-,, '"""" r ornd -, as , 
cewmmeLiill '"" "" " '"" "' of ,,,I "" ms lh< opecat ,o,,,l """ ,ce _,,J,c.t,c ~ , LI"" '" t "Tc. """' 

Tl" ap·,l"'"' pcc,r,•ic, the p,o " l oo 0t , t,attk s,g, al so c,oln "" "''"l"'"' d left-"" o ,,,g loo,, 
,,,d tl>e p,o, ,,,,,, of d,,,,;;, lcfi-n" o Imes rnd a, cxoh,s"" , ,aht-n"" law to, the t,sttk '·" ""· 
•he sa,h1cc, mo l he SH S dee, c.m '""'"' wnh "'" e,c,m,moad,u"" ,,,d """' Lhc foll,,"'"-' ,~,• 
altem,~ <'P"""" 

, l he pcov,,,oa c•l Ooobl, ldL-1,m l,,,es ,lun, ~:D ! 14 ~·es<WoaJ h, el ""'"""" c•[ 
" otb,,,,,.J .ell tom , Lrnm tloe c, k, ,,,J the pc v,• '""' c•[ lcdn;, s,g,,,,J, ,c 

Tl " "'"' '""' ,,r , 1,,,,,., '""'" J , " c ~ o,. allo" ":! "" I_, , ,,;1,, " _ .. , , i ,, '" , """ ,o ,,,,J 
r,u,,, MD 214 as chis 1,,c,110n. ,;m,10, to tlic proposed wenrn '"'" P""' 

Slso Common" 

l he '""1"~" ""'"'~"· LWl' dicecc "'-'--'" pumb ,lm,g Centcdl '" '"' fMU 'I" l '"'" Ce,,u,I 
Ave"" " ,n "'" a; ;;0 pl,o,,,c .utendl rudw,•y d,o,c, ,c.,ss ,,, tl.,s fa,,h" c.a oLL; be 

'"'""" b,· Lh, PL,n,, '°" Uo,c<l W J ,,J, Lh, T, ""''' , "" "" J'l,1 " """ '"'"" ,.,,,,.,,,, " ,ti, ,1,, 
I' st,f ~-'""- ,t,lec"'"' '" P•''"' b,· ,1,, ,p,,I , :; ,. , "' '" pp;,rt 0 - ,h, , "'""' ,-, , ,1 , '"' """ 1(, M n 
2 I 4 uldiLwn•I mol ,fica1 ,o,~ ,le< "'''""'1 tc o i,,, " , Pi'""'' l t·c'" tl'f ; pp,o )""te op" '"'' g 
·'"""' y '."' u,g 1 """I """" ;, ca th ,, ru0<l•,ay 

[ i,, 'ollo"mg ,. .u, ,u,aly,i; of the \'Cl ,onon, Tl·c 1',:[ 111 bold "I'"""'~ ,c,: horn the 
S ,hd"•;s,oc O,d,oa,,cc 

Whm, tb, Pl,aoio, Do"d fimh ,i,a, o,O,sonlm,., 1,.nl,hip"' ,,rn.Oi.al Jifr.u,Ui,·, 
ma, n,ol, from .,,;c, '°"Pli""" "i1h thl, S,hdtle ,.,a1o, ,h,t th, P"''l"'"' of this 

S.,l,t><I, "''l h, ""'° to,'""'"'""' by an ,1t,matn·, pmposal. ,t """ ,pp,ov, 
''""°""' horn these S,hdh·~,on R,,,illtwn, ,o thnt ,ut,,;t.nt,al J0>hee m,, be 

do,e ,ml th< puhik '"'""'' "'"""· pru,id,·d Oh,t ,,ch ""ll<tion ,Jmll ool h,o>< Lhe 
eflecl "'""'"''"'' th i"""' and purpoo< of1hls Sub1ltlt: ond further pro,lded th.11 
!be Pl,nm•• lloud '"" ll ""' ,1 pp ,o,e ,s .;.,;.,., , '"'''" ii ;I, • 11 "'" k, fi "" ; og, hos"1 
upo, evoke« pn,,onkd '" ;, in <;<h sp;dfic """ ''"" 

11 ) '[ h< 0" , o;,. of lh,· ""'" I ioo " ill no< h, J,t,;..,,,,, ,,I lo Ob, I'" b li, " f<' r, 
h'3lth. o, ,njuioo, '" .,,i,., p,o J)< ,,, ' 
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f'<JCSH N,, iJll- llJ•J 
l·d, No 4-Uo JY 

C ""' "' '" ,: TI· , ,,,·ce ; o to ,1,,, "" h.ss '"' , '" ""'rl "1' " J " < 1, I "'"' ,1,, "'""lr,oi"1 , C 
h<0 11h , sot ;t; , ,,,d ~< lt,,c h; ,mh tho M s,yl rnrl ';ta•e H , th ~,- Ad m ,o, ;t, '"0" I', 11 A ) 

'"' the [}.c ,'1 """ "t ot e,,1,1 " W o, );a I<. r "'"1'0'"'' Coo '" ; l>.,<h ,g, " ''" l e,•e 
co, cc;,,,,, 11)' '""'-' ,cd ,,.,rl, •> , """'" ,,,,, ot t»o access ,omt; , loo , cm 21 "· H owevcc 

,h,- SH A has """'""'' that hoth "'"" pomts m,; h"'' to t,c "'"F"°" as l,mJtorl """', 
allow"'!, ml) -,~"-""' 'fht-OLt m°'""'""~ ·c ru,d horn MU "•l 

(l) Th, ( oad I ,;.,., , o " u-ludo th, v,.;,tio" J< 1>,,.a • ,. muqu, to "" P'"I" rt)' 
fo, ~1,;,1, "" va,•,at;ou as sou,ht ,od ., , uot appi;e,t,L, g,,,,.-al~· to othc, 

"""'"'"' 
C "'" menl , J Le p, vpe,1 )' l,,,s s,,e-,1 r ""'' og,, c,I '" t \'O lke, M , II ()m e, l,o "'"'" 1f,e 

'"''" s ,,. " '''"''"' '"" ·" , 1 "0-1,,, , J"'"'" ') ,.,,,1,m,, I ·oadv,a, l ,.c, 1"""'' as e _., "' 
wi1i,,,_ lh,Mo,!l,1"/)°'le,wJ rnd I a,~o r,w,, Coot" -\,cos Sccto, l'lac) [he'"' ot', 
"' . ,c: ,ood wo, ,o so .,,, the 1~0 posed c,,mmcc"al d0> ol opmc,Jt ,s ,,,, """"""I c, 

""" ,u, U """'"'· ,;, sotc-S"'" ot<d traffic to th ;, two-1,,,, , "'"'"''"I , ,,., L ~ oo.d 
"'° le "' , ,,,_ '"' ""'"'"''"'' re .,t,l,m dloas tic,, m<J« , y d·,d '" um ,,,,,_,,,J m l<C>eal,o" 
w'1h Sh,.i)' {; I oo Dm , " h ,ch w, 11 C< Lt,e prim , """"' p, .;,, 'oc •he rl .om,d [1,e skot,o". 

I he l"O P'")" s '"'"''"°' tow,cd W ,Llcc M u LJme aad els P'°'"" "' le• ,1., """"""I w,d 
'"" ,scct,0" w rth S hody U lo" LJm, "' w,'.l "" b c•a->Jte lh, slc< '"" s '"""-- cdl" 1,;el y 
d,stcasoish th,s pn·pecl} r,vm dheea "·the""' 

(.1) The ,,.,;,,i;,'" doe> nut e,,n,t;(u,,· , dol,t;on of""' o(hec applk,l,k I,~, 

<>nlrn,nec. '" "'"" "''"" , 

C.ommonl , 11., ,ppl "·"'' '" o, t a, "'°" """' ,om J': '·'"' ~ ,th , II arr I ,c,h le st,to 
"·'" ldl ,c•os O ""'0 1h, ,,cce,; P"" i, p,oce,s, ~ h;ch "" lurle, , l'1 ht d """"' "' loa:;,,o 
f oc both "'"" P''"' c pO:,p•)l(Xl 1' 00 S '1 [} ' I ,1, A pp·o, ., I ot ,l,c "" "" "' w , II ,mt 
""-" ,to L, , "" l,,u"" ol "', o<I " , i ppl '"bl ; Is ,,, ,,, d '"" cc. o • "1,ul "'"" 

04) H«,u>e ol th< p,ct<e.,Ja; ph>••••I '" "'"""' , ag1, ,,.,, ve- o, to J'"! •~pho,o l 
condllion, o/ Oh< , p«;fl, l'"'l'"''Y '"'"l"d , • p, '"" '" h• msh ,p ro th, 
,~,.,. n·o,,d ,.,ul1, as d;,t;no,.,hOO from , m<'" '"'""'''""""'• ,f>Lnct 

ktt" ol th,·><· ""'"l"'ion, h "'"''" "' o · 

C.ommenl, Tl c p,o;c,,co C< a "''"'"' ,,sterr wlHch b;sern th, ,mpect; L"om c.octh le 

w,tlt. IL'-' 1rn1 ltcd '" "I""" "'"' o ' ,h, r,<>p<N>l ,_,,mm en, ,I de •. , kpm,·,t """ ' ~ o 
c,p, ' "' po,h, '" rl "" """'· the ncod r,,, L WO de "" r< ;ncs h "'"""'' Ch.oH,elmc di I C r 
the p,,,_ e;t rratfo "'° one "'''"'' P'''"' " '" Id '""" opecdl,o"'' I O , [fh ,,JIJes " ,0 '"'" Oh· 
,m ""~11-. s,tuct ,c. I h, ~so ,,0 ""'''' ru,dw,; ,loas MD !I' le•"""' 1h, crupeseJ 
J., dopmcn, ,, "'" P"'"" 1, <"'"' t> , "'""""' vi '-"" -ot"""' ""' ~ '"" l<l b, , • .,,d,O lo, 
Cc'"''""''"" ,I ., scr,•;, •' ,oad 
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"" ,r,, a'"'"' I'"'' '"""'"-Sc, 
"!. " <n1« <> ,,-,,r~ 's,i,rnrn : 10 ""'' '"'~ '"'·"", "'' '""'·'• '"""''.! 1900 " I''""'. 

"> VN <,,cdn"'J '1101\'1\ \[~'l-''"'·l 'llf.'"H 1"1 dP-J 1' "'""' """"""' t,,,,s •> "l.l '1 

"" I op " ~ Olli. 1 i > "' 'l '''"'"" 
·SC [ "11 pue<,q s, 1p14 " 's~ amw > J , "' '-I "" ,a "!'"" • seq 'eso" "°"' PP\. SO [9 

1' 1"1''" 'I 5 •'N < m•durn::, '<101 .,,s S~ ~];'" i ""'""'H 1eo~ '" "! "" ,w-a " t": '"" ,·c1 , 

""'"''""" '"' '"'"' ,, , """'"") ""'"'"""' "'"" (Jj ,1e'""~' ,,iY·1:,1w ec 1-1 , 
uo lO>\ p,i " (p j l O z;; l -tC 00,1,as 1 11' " '''"'P'°'"' u "" "'" "'"" P"' " II "" 

'""' " 1'1'" JC "'1" , ""' 11r:a,d "11 f''""! ,• " <e ,, IIO!l"S , ""'•d ' """ S ' 'l1 ----an"'ll P"' ,U) ,] 0 [ 

·,so I"" ,ow '" o, e >I I °'" e ,aq , l•"T' '°) ]SOI , 1" V 

~w, ""'" " ,, """ • , "''" , " " " "'""' ,,,._,, """ mu;, r111.J rm' cc-or -o, -H~ ""' '"'''"''°'~ "" " , 1'4 "' ,,, J • ,o· '" -,,: umn,s 911 " , ,,,,,,,,,, m "'" ""-' 10,,,, "'' ,,,, ,r "" ' " , P•I "' 
•; q, P""" "' se4 uo l"S S '"'"' l,l '""1"" < " l'l'SI P"' 1101'.<'< '""d "'•'I" 11 "U -----,ooa,, . 0 

-,,", ""'·"" ,.,a,000 "'"'J ,~, 10 tc1-tc ""'"'' 
,op " " ,,, " " boi ss 110,si,.1 pq ,,, P"~"'"'' , q, o• , 1' ,)I '"" Pl"°·" "" 1 I' "J ' ""'p,,d«w'l 

,,,oOCµ, i,,i "'P" I'" o, "'-'ll"'S t ""'"'LU '"' ,J<1,0<iS<n, L "II <'Sir P"~ Sa, P' ""' '4' uo P''"H 

'""!'"I'"" )JJ"IS """"1-'od,n,., I. 

·,:,ab,r, <1011'>"~"""1 JO S "P"~ ~"-> 41!~ 
'""' ·"P'I'" ,o 11,1d ·'-'""""'''' ""' , ,., ,_,,,M, "II ' ,a,, w110111p·,oo "l \' l""d 11•' pos,>J,a.J 

'"' w .lol"'P , l<U"l (110 "'I' P'P""" w "'" s, " I' C 1 '"'-JO "'" l ;41 ie ,; I""·" "II • po ;,, '°' l•'" 
s V l"",I "" '"'·" '4' "I "°"'"S SJS ''"" a "'"'", ,01 ,{i,00, "LI,,, p,.;,,·rn, '•1 • posMocd 
Al-"" '"' > I '""d 'Ill " ·s I "'"d '" Sll « ,1 11"'1·" m,00 ;, P'"""'° ""q 0e>[ <p I"''" 0 l"'"'d"f'·"f 

s, •_l ,,w "'" " a,q "4 1'4' ~"" e " b -"' ,.,(lop , ep ;,p q n " """'"'°' d,o d "' , '11 ' " f'"mdtl, 
'" Pl '"" UC[d "~ "[)l'<I """'P ""q rnr ·' "" b,r,, qfao1111v ~"""""'"w ! ""'"' uw, ~" 

" [I ·1-' M "'"''' P"•" ''11' o I""'' P"' 'P"'"""i"'l ""''"" ,op,m < lo/ '" "' ,,ru,tl,, rrm~ "re 
;I' O)< "11 ""[11 s '""'"'"'l "' IP"l '" II' ' P"'1" " PL7' ''"P1" "' "' ,e41 ?0111 u, ""P '""I '"4 II 

""J"P.L 

"'IJ m,aos ""~ 

"·"'· ) "'" > I ,,,..,,,, L ''"" '" "' """ oe.fo, I\ ,41 "' _,,, "' CCI ,-a s, "'""""'" '·'""'"'"' I "'"'P "'· 
'""""' "" -,,,,_ • ''·" , U 11 , IS '"" , 1, 'd1101 e 1111 oc ""'" 11 14 I '""''' Pl" " , '°''''10,,1 " e1'1 ''IL 

'•"'""'"' ·'~'<I IT~\ '"'11"M. 

(ti( U"J ""'P'°• I' ,a,.,, 11e Ol \lll'('d SS>JJC 
""' r o "1 ,.,, ,m,i90 ;o osodmc e<p ,o; ·su,riq n~ ;u uo,~ ,rpqn s ,·11 JC ,: (,(, j" cl -,c uo·1"s "'"' J 
·rnnei "' < P'"'°"" "11 ,,,,,rl.i1>< umn,s ,-,, , "'" 1J , o, "" "rl'"'' , l " p '""1' p,,,,, ~ '""'" "! ,o 1 

9 L ,feJ 
;( 90-7 o_, '''j OOl·!O OKUJJ9,J 
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Pr,( PH Ne• ◊S-LOs 
HJoN, 0-001:-9 

"'-1' 

e JI,< es '" "" I aide, tnxk "'"' ,ce ,i C 'I'"' l fl;, ch , f ,,,'[ '1S Sl,,u , , ( .,rn '"'' N,, , 
10:accd '1 i,ll', Gco.tc.l .t>eu", >s.s , ""'"' """I ·rn, of ' """"'"• whkt, I, t--e,m,J 
tl,e 1 25-mm,,t, ,c,,,,1 t""•' iu,del, ,e 

_ ,,"1-, ;o, ,~,,.~ the """"·''' .,np,.ct ,,n ,,,, .mJ '"·"' "'"'" duo t,, th, .u.,do,JU"' ""'" 
J,,c, se<d , so '"' , •,cul,c foe lc[O p, ,ss ,on sy"om sh,ulc be I"°' , dod "' all aew b,., ' d " :s poposcd 
,n t· a a, , hrl " ,,[,u '" less ;" •• P m " ( Je,,, ;, ', Co,nl_, f,, ,,, MS ~,p.utmeac O,-c,rn '" os j,ot rn 
,ll•e, ,,,.t·,·, aelboJ , •f S " ,, , pre"' ,,,. ., , ppt'O~L ~:< 

11., '""'°' '"""" ''" '" lc-ca,cd ,1 '''" Pl,aso;t r u,i>.MS ""-'" -:~copcoy ~, ,, ,nJ ,:,, 
kid ;, tt ,,c;. ''""" k--c,,tcrl at ( -"Pts•I l beht, (', c<.-F \1 ' SC,t,c•o, Coc,p,,,,y No \ " '"'""" Lhe 
«corr meatle<'. O ,, • , ; t, me "' de lb, Th, , ,ci ,est F "" ·>.MS S · """' S,,,, Pl '"'"-' ; -"'' 10 11, 
,,,mp,n) No !, JI '°''-"" al OJO_; .\dJ ,,.,, Road which "4 "'-""" ~°"' th, ,1,.,.,.,,,,,,,- I >.cs 
t,c , I "' " "" le he w ,,,, a •J,e ""'"menclcrl """I Lim , r ac 1,,0 J,, t"uck ,t ac. ,,,,,, •''-"" I dee ,s,oc, to 

looa1c Lh ,s se, " " '1 t ut L»c.l,t' .S ""'" h' 1' c ~,onl, 

I " ,00, , ,,,a "' ,, '" ,a ,oe,:,,nna" cc ,wh Lhe 200 g "-'V"" a O ,,c, " ,4,,, i F,.. " "'" '· '-" '" 
,,;,,, , nO tl ,, • ( ,ultlelmes Ju, the , ualyscs , L ;,"'' h:,p,ne"1 I m""-' "' f ,re , "' R , "'" > "'- "" ,;, " 

Tb< ;001, f'ublcc >,--,~, '1»tcc Pl,,a 1.,e '90' T aod,,,w and V.cu.,~• \1,,~, Plat,. Ll,e ;~O•I 
M Ct3"-" a-.,, le, .tc<l • url L ec_eo le w,. C ,,,t" Scc•c; P ''"· ,'1,cl c; , WOS '.''P"• ,d I' -.bk S ~«-, 
,c., •,!,,,,, M",v Pl"' all c,cc•m,,,,,,d the addmc•o of; [ ,,,., ,,, stct,vn"" <I« ,,,,,i,c,.s< """" 
ot MD 2J 4 ,,,,1 Shad\ Glen ['n-' e, ,,,o, '"'""''' ~'""")' '"""-'-Y "''"' .,,,- cf Pucel l'4, 
" h ,cl, co-,,, ~s " f "' µ, """"'' \' 1 'i+ ""· .mJ ~ ;,n,mod ,t tf., 0001 hea s, ,,,, ,,cc ci S JD 2 I 4 au.i 
Sh•'-\' Glc· 1)-." ~l\C I'" , "'"""'' p l,c, ,,, lm"tt od p "'"" ti" '°" ,·,,•ru,ce o f dppco "" '" 1, 
1.48± ,.,rr, of ,,00,,,o.,I lac.d 'D Lh, Pcu\C< Geo,'!' , Cc•cn, °'""'""'"' foe Lh, .0osto,c·,,, v'. 
tl, o ""'"" fh, ,d,_;,,oe.,L l,;,d :h,,t ,; p,op,,sod to be cc""''' to '"'·' G,oc,,·, c,,,,,,~, 
thm,Jh ,1,,, ptcl,mm.u, ''" "'" a,,,,,11, ;b,t u,, '""-"'Y'S ""'i"" "" "" ,,t 1,,,c u, ,.., ''" 
n,~ l,"c "" ,s ,on"' e,I " ,he """ ,,f fo, ,I J' lat, I' , "" U,o,,, , < "" o~· " , II h,s , , co,,«,"'"" 
''•"' .. , laod '°''"''; g ot 'IP""'rr.'1Lei\ , 9'= "'"' .,, wot;in '" ,,,,,, f,ce,L \\S ""'°" "the 
;o,,thc,sL ,,,r.,c, ,I \m 21" anJ SI .,1, Oleo D, h, 

CTP ""'"' 

11,e fY C():J.<-C·! J (" '-l""I l"P"" '"~,·.t ' og,~;, \ l rPl coc,ta,ii, ,. pmJecL le , •""" " ct, os a ae~ 
r ,,,,'LMS srr,t,o, ,at '"" "" L he rmpc•,ed ""'"" ,. [o, 0,0 r,r ,,,ustc.,.Ll,m " f·<' COC!, :,,,,., 
,nJCO!O ,od ts"""""'"° C0cc-st I, L00 (•08 

I ' Pobn· f ,,dl,t"s-- I ' " S ,,cc1l P ro1 octs s,. ""- J,,, ,av'""d ta, p,e u,n , •,,r, p'.,o , [ c,,' ,1 "''"''" 
to· pd,ce ""'"°' m '"'◊";,,,,., w,th Sect,ou :C : ?., '11 ,,l) a.d ~""'°" 21- 22 ,•,: ,e',(l\1B, 
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PG~PA ',o ,i,-,)9 
n, No +t:o.J9 
r,ec :, 

j, ,,_,,,, (E) et the Sub<l"· ,s;, '" 0, d '°"'"· l l,c p,cpo,ed 0, « l,,p,P "' " w "'"' the scr, ., ,,,a to, 
P,,l,ce D~lnel ll<, P,.mc, Pul 

T " ''"" . ed ? oo: "'"" "' Pl "' ,de"'"' '" ' .,,..,.,. '" ' r peel " ;,,c, " ,, t, ·" w, II '" " "J«I lO 
"·"" " '"" f rnd '""'" J,.e 1,,,0,;o,s T·o ""'' ;, • '""" e ]Jn,l ·" '· '·" ,c,, "'" "' p, '"' ""' lhc\ ,r, 

Tl~ cdtcc "" "'" bl " don, " • couo,yw,<l, ;..,,;, ,n ,000,dsoco '"'" tb eohc,es ot the 
Sl&n>,nf f[os, i I "'"' is 267.060 5-Jl""' fee, c,f -•P"'-" '" "I: vt ca, fadl,c,os ,sod b,· ti« p,,,,co 
Gec•,ge; Cou"c, Pol,,, a·d ;>, ~c,st W'1''''"ha est,m,1' i, J'.!S,E<> L,m_, the l ➔ l '"'"" kot 

'" l (,(Xl '"' Id"-"· s 16 ,S OR l•l '"" '"' , r ,p,ce ~ """'rl to· ''' "' fdC.l l "" l 1,, "''"''" a,avu"l 
of •P'"• :,. ',ooO sc_ "·'" -ccc ,s ,hmc ~-' '" ~ ,In><, 

The '" hi "- l C ,c pn;, ,s loc>ted m as ,te< ,t '"'°" ,nc,hi,c be Lhe . ipprU""" <••' >; > ,' .m an<' 
""'"""';' ,·.t,,, .·•~•ed,,,,, /c• ,;, M.,c; "· """"'•"'a""" ~"'V ~, '·" ( "•"'' !d.-~c .1,,'"•' m, a 
prupc~ec O·, stam•n .ad p0 lice '""'''"°" I e., po hce """"""" I ocst,c ;n th, """" I , · '""' oi 
~-' "''""""" or 11,,1 n,-,,.a ""i Ce""'' •"""'" " 1,0 '"''" ,, o, "' , """" '"'" the "'"" 
,; · , a P!'"O>d S ,du< ,, ,' ' '" '"-' Sec"''"" ,' ,\ior ., ~ "•""""' /'•' ,h, Mv•g.-, B _>•,i 0 •.~• C co,i [o, go 
t,,n Cc""' Me.7o he,,. the Pol,cc Uep.ul«~ccl has eha·,god r,u,; ""j ~,II oo en~- c,,,s;Jec 

tbe p,o_,o,cd s,bsld ,,_.,, 

17" WD.< <ppn•d Pub'« Sni,J ! a,,,',,", M,,,,. P,,,,, a;.,en<l, U,c Mc,ga, Roubml.,'L.,cg,, 
1 '"'" Leo Le, S es ,,,, r,,,, .mrl ,le'.ete., 1ho ficarn1g s, mCol I,·, " '"i"' , .bsi.,:,,,, " ,th " thos 
·"'·'- T" "f'P"'"'-t l,.,s ,1 <l ;goatcd odtl,L,ocw I ko,1 ,a the o·ol ""'""'' p:1,i (I'"" I A ) t<,c th, 
pe<.•p,•;:(' ,;,, sta·,c•o TI>e r,,,/f-MS Dcpa.-Lrr.,at I,,, "'"'"' tlni the ,.<J,t"'"'' lrn,; v,oll ,~ 

,,J «,<"'" tn ems lrnc 1 :l,c I"' posd st,L,oa 

12 H .,lth Depn,tm,o, - Th, F" ,,, a,u,_,,,,ai E' , 1 '""' "-S P, og, ,m l,,,s " " " wed ,l,o '°' h"TI ,c,• c, 

o Im cl '"'"' '" "' o, toe ·t,, c, pto· fl"ghs S , .,rpm , C,nk, , -,rl "" to , to llow "-S ""'"" '"°' to 
,r:ec 

A ") ol·rndo,,,O ~ ell m,md w, lh.n he coc -; , es , t :« ,•be•-, o,fe,, cc ,,a prnpo·t ,, , ',oukl be 
hac'111.oJ ,,,J ,ca led m 00, ocd,m c-, ~•,th C () '-' ~-~ ;<, 04 04 1')' , I '"""" we IJ Oc,, le, ,,< w,tocss->J 

,, ""·'"""'"'" 0: I., He.Ith ·,,p,ccmoot o, ,,.. ot t" '"" '"'"" 

M )' , hrntl,,,,,I ;; pnc trn k ,ho, lJ le e ""' ,•o.l o• '1 CO a .cco.·,s,,I ,c, "" £" ,od c,c,e, °'"""-' " 
loackfi lice m p 1,e ' as psct , ,." · '-' 1 , "'1,ng pctm'1 L he le'--" "'" ,! tl E "',, , ,., ,tom ,1,,,, IJ he 

;oc,.t cc "" '-" ;-" , ,.,,, "'"'' , ku. 

1 ·, St"' ,.,watu M,a,,,.,n,nt-1 ,,, lJe<Hrtcn,·,t et P ,bl.c W,-cks '"" Tc;,.sportd' ,on (UPW,0 T) 

Office ot > a-''"'" c,g, ,, as d,ce,m ""C thot vn 1 ,-, alvcc.c wace, m~.,,e,ncac " "'l" """ A 

S L,rn, ~ ,te, '1 '"4'"'"-'" C " "P' Pl,o, No J 22< I -200 S h as Oeeo ,pp, c; oi '"th coo.if '"" to 

1 
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['{1CPH ~o llS-lU'I 

''" ,, 4-00JJ~ 

"""~ I\• 

ea,u1c th" rlc,•c l,•pm,,, L ,,[ lin, "" Jocs '"'' ,asult I o oa-s,l< ,,- J,•wns emun n,,,<I ,,,g 
D"''·'Pm,m shrnld be In ,c.o,J~,ce w11' thS1 '°"""''" pldn 

14 Ili>tori< A Phase ! '"'""l,",c,,I '""'' WO$ comp,ct,d o, tho"" 4,.,,,,,,, L.,p,101 Tl<'Jh"< 
Sb0PP"' g Comee pmp,rt} ,c fo "' 2006 F o " co p,os of the [fodl cepc•~ "'' ,He<i , '.J r'" ,s,• 

.Jni><•c,,ugu ,.- -'"" e. d tO,· C"p"lv/ H,·,g'"' ,<Oer;,,,,;; ,:ee,,•, hep,.,,, ,l Ji ,1', •L hs "! 

; ~-ct,,,, ,,n L ,•n,', ,.-,' 1 """ rR '"''' 2 « ! /, , Cap,,,•/ 1" • ~hi, P, .-,~, · c,, .. ,,, ,. \ ' ' •"''·1 Ma,, i.,"J 
t,,,. b=> °'"''"' b, ·he H,<t,-, ,c P,e,,n,d1,rn Oeci,oo ,,n l)o;cmhc, ', 2<Kl0 

f "" "'""' :C '"' "" lo~, ~· I s ltc, "''" ;o,,,,,.;,o : I I rR S'.!(,_ SP R '2 7, I , P~'28 , J 8l'R8'0 rnrl 
l Sl'L<83 O S,,; I sr R '2f, me ludc<l an ,,,cl; JO'" «an,r; "'"' -squarn hm se, d " 1,,1,J 20" """"' 
tobcw """·; """ ct'frnce lme., a<hl a """"'" ot pa>·ed rud """'""I e,,J, SC,e; I ,w~s:, 
18L'R828 .. 8PR~CO sad l SPRl)O ~'" ·,i;h '°'"'" eontc,olm; 20'' ,en u~ ,,,1,f,"l r>uo t,, the 

1,,,,;,eJ """ ,. O pctcal Isl 01' Lh,se ""'· no n, rr "' ""'"" I "glcal '" , "'-S•"'""' ,, ,c 
c,co·,,,,, rnde.i l he H,st<•nc Pc,s,c, a, ,oo <c,ci,,-,, co, "'" w I Lh th, c,po<l' • LJ,\d;np 1h.,· "'' tuna-,, 
.ucheok ,g,c,.1 wo,k I, ""'-'""')' "" the C 'I' rnl Hc,gS.ts Sh -'PP"'f Ce,,1ee P"'I" "':' A II 
" ,ch,01,,e ,ca ,oad,t,vaa ro, ,1,,, ;l'◊I''">' h,,c hem r,, I lilhl 

1, C1·t,,n o.,;gn-1 h, "" " ,,,[,_,cct to tho llcv,I ,pmenl D<>Lnc1 s<.m<lao:1, w """ the Ai,poHJ 

'" "" """ ,r., \",••"'"'""! ,\{,<" '''"'""" • n, (o, ,h, •\1o,go,; Be ,ie ,.,, " .,,, I I ,., "" ·, ',;, '" ( """ 
!,[<,,,, A<C•« "'" Lh, '°"J"""' ~,thm 7orna, <nJ;,,,,,_, No :-2•)01, A 11 ot the Oe.el,•pme, L ,. ,II 
',e loca,erl oc Pncel 8 w)I, 11,e '""" and "''""''"" space k,nJ ,"◊l'-"'rl "' the ;ortheas\em 
c•o~,o" otthc site anJ th, """) cto,, ,,,J "' ml ,p,,ce beinJ p,op.oscd alo.s ,he ""IJ""''"" 
ao,L,on ,,t ''" site 

"" "PPiac,t,on " ,,,i,_1,ct t, Lhc """'"""'ts ,,t Sects,, 1 : ( '"""''""I and fo<IOlmal 
L,,,,d '" pod So , ps, S,cL,vn 4, J Pa, '"' , Let Rca,,,,,m,,, 1,, ,md '""'"' 1 1 ''""" mg 
R.oq"'"'""'b Th, f'"'J'"'l;'s ccofom» ace ~,11 ,l,e ',,,,Lk,'J-~ '·'"''"" "-'- b, [,I y ''"'""'rl at 
th, ""' ol 0,10,kd "" ,,,.,, 

I he· £ch,e,,""' fo, the pm I xl " , II b, J,,ghl)' v 'I , 01 , t, •m ,he ,um •,mJ "'' ,,,,J" >, l, h"t """t 
" ,Lsbly hvm '"''"' A;cnu, L 1,,,.,fo,, ccnsadc•,_i,rn shno O k ""''" ev rcqu" ,og ,a,;,i,,n,I 
bmhc.p;" ! '"rl ad,< ,tmn,l le<ala,ent, 70 the o,ch '"'"'"' , b ,,< ,c '" F, 0""" E r "'~" A"°'" "> 
"""" " , kciio g aspect ~<l<l,,,v,,"l: ,-. the .,ppll,~, t sboul<l '""""" :00 , ; " ""'3 .irns;n , I lvcb 
wHh lh, (~,,, ")' · l p la,md I ,,, D,p.,, ui,cot'C M S foci hL y, w hach as p,c•ao;,d at too soothe, slcn 
q,illlc&<L 0f<llC Ccmrnl A"""' ('.ID 2 1) a,,d Shad; Ulea Um, m1"scct:oo Seca,so "" "" ,s 

lo..dkcl s " " " ''" M,-, '"" Brn I"'"' ,,,; I "''' [ ""'" L "·'" _\1,i, 0 . \ ""' """' loomc-nl L>l,Lncl 
0, erl,,,. ? '"" ( ll ll( V. ,, <le<,ukl s '" p lrn ,ov rn " '"-'"' o,0 f"' the p:o JCC1 ,o o,dc, "' ,,, <>P>p I ,,1, 
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PC.Cl'B N,, 08- l()Q 

r ,le N,, 4-0(, 1S9 

"'1' '" 

1hc , , '"" rlcs,,,, ,c-al, ,erte<l ,c<"' h, ;/(1,1,0", the dcca 100 an, plru, sho,10 JemoL>lc,,,, 
co M p ' """' » ,th Lhe ,p,•I ,-,bl, D«·<lc p,nc"1 fl ,st"ct ( ),. ,da,· L.oae (lJL'OZ) ,t.,,O,nli , 

H,scd '" the focego ,,_, '"'' l,s,s ,; , I ,,,,,, IJcs '""' >,. l,rn "' c•mm<,' ds ,rp °'' I ot "" I ,rn '""" 
Piao 4-D(, I /! so b_ce, l le• .c ,,,J , t, '" l 

10 Res,rlea1;,1 Com,.-.oon- Th< sul~cc- 1wrcrty" ,<m,d L-0-(:•l>-D-O ,,,,c C o,n-r>-0 "h,lc 
the ,ppl '"'""'- " ''°' P"' 1"""'1, '"}' oos,rl,nlocl d"·elcpment, ,I l,g,;iat,o" wo" 1d pcm, " • ,,,h , 

1,ni "' ,, "'" po, I '"' "'"' p laa should be ,ppc<o-eO Bee• "" rl '"""" adcrnatc ruhl ,c /.u, '") 
L,>,L, ";" .aJ 1he, e "' ,,,,,c,decaTI,•m f ,c '"""'''l'"'" I "'" 1)0'"'"" to, , cs,doat,aJ so bd " ,s ,u,s, ,1 
""' pee I ,m."'"' p ]o,, sh "' Id he ,-,q, '"" ,f ,es,O,nl,O I Je,·elopme"1 ,c to be con, ,oee<J 

'7 R,ek,mood Th, sJbJCC< [)'00'"' " l,~atei rn Ta, M,,a 06 "' o,:; f-1, rnrl ,s koown"' l',nel 

,,,; l h, p,ope,~• "'" , £'"" m"'' ""'" ,,r "''"'"''"""-\' l9.44 ""'· "'" " ·""""J "''" ",1,, 
so,u,_,,,I ; "'"""' ot the Ce""'' A, '""' l,omdo, /; ,xl, ,s ,rl,·nnfi ,,i w,thm to , 2U(1S 1,-,,,,,,.,.,J 
,,cc,o, Pi<,,; ""''[.,,,,mo/ .~'"'' Amea,d,,;c,,' ""' i'u~c ,,, R,~'""~' _,oi Lc•~o i °''" c,,,h,, M,•;~, 
; , •'" n,, prnpe ")' """"' as seH L ,c•mug ,le, '""" io "• w ,to , "'"''" ;t} ,,f "" P"-'P"'' b,u, g 
le~, el ~ ,,1,, " the {' -S-( iLl-L>-0 Zrn,. a " <l ap I"•" , cute I} .C,f, """ b,m, s,to,,1,J w ,, " " ,lte (' -

O.-D D-0 lone ; he rn •peel, w .. , ate,. '""' ly "" 0'-"''d "' ito r o " ""°'"')' loc,n "' g '""'' '"1' _ all 
,,• ,,·h ,ch > ,w heeo , a,ed w make w,y '" acw <le;dopme "' T.,e ,, PC I "'"' ,, "''" O'-'ros "'_, Lh, 
i<'·clopmca l oL , I _ J J !"- 'I" , cc-"',, shoro,ag "" l" _ '"" isling of , ,, oe<r,· , -,,,.., : 5 ', %U 

sgu,cc &·ct) ""' "" , I bo "'- ""· ( 1 , 'JS, "'l""'' feel) ,10, t th, somhv,cst ,_,rt,,m ,,, ' Lt,e s,•~ ill.d 

tlu"' """'"'''"" :,om' '" g I S,S()U ,q o,rr, fed) o "'' J ''" k ;,, e "" '"" 1 1,07U "''""'' [eel) ,10"f the 

"ort.=lem "'"'""' ot the a" 

l he P'"P'")' 'h I 11 ~; s,, be. w "led m "' l wu 0•" "I,• 'h ,t1, Pa, cc H (2!, ;4 ,ues) , c•,>l,u" "S , 'I ot [f,c 

p,cpesed J,,.,I O?mrnt, " od P ,m,I , (I ' I ,ere;) !;om ~ '°"''C'''J , U,e I' """ G .,,_,, t< '; ('°'"'Cl 
(io;cmm,oc fonhe '"'"'""' ,,, ofa '""' v'"nl\' >,,eiC \10 \c,1,on a, the "-" "" ot \1D 2 4 .nO 
Sh~i,· (,le..'-'"" 

f h, 2004 an,~,,,.,, s, _.,,,, }' '"" ,,,1 S, , "' me.I ,\i.>o < "'" •dm, rt /o, Mo•c,c,,, Aoo,,,,, -"·' _,,,,i 

fo, av T;,,,, ( "''" '4,•/,v_,j,""' ~es od,optcd b,· Lh, P.c,mu"g IJo,,~l o,· Ma,ce I , 2U(1'- (P(,CPB 
Rcso:""''" N " 04-l (,) ,m(I was tu "''" ,rnea<ld ,,,J ,,J opted hy "" ll ,st·,ct Co,ac, I on M,,, 21 , 

21l• )4, pun,,,• "' lO CR -%-"'°'' ll ~ -21 fl,, , Pl" o, ;d i«t,,, plao ,od s,ct;rn,,J m,,p '"""'•'"'' "' 
,,,m,eJ <he s,sl; J"' l"or,n, Imm lht 1-1 Zo " 10 the (' -0." ll-l>-O "-'"'· .u,0 foctl ,c , , coo rn,_o,,rld 
a Lownbo,,e '1';'1' lov,-n,. off.ce p{Ui. ,,,;,1, , I'°''" ,uh,La kn ,a<l a "'" s,ac;oa w,;o;,, rl,c 
souLhe,,L q,,_,<l " ,t ,,f<ho Ccntcal A ,,,o oe t 'o ·ndm N1,dc. 

> '""""· ,1,, [),st, ,c· Loo,.,I ,J0p1'J l:oo "~ o,a;,.,,co Nv 2-20-05 '-'" felon,M\' '•1, Wl•S, fo, 
the abumog 6-,m, S,o•, ,, l',c•pecL; ,.,,, ''" 1/ """'" P,op,rt,, " h ,ci, ,, lhc "' 1,,, '" ut ,h ,s 

,pc•I ,c,<,o", ,o "" poo ,e v, a ce>' JSO')' pcomm filed b,• LI" p,epe, 1 e c •w , , , C '"' ,he l•as,s ,of m :stoke 
s-,th" to, "'""'°'l ,cs,p '"""dme ,t (S'1 SI I he D,ct, "' Coonc,l srlorccd to, d,.;s,,m ,,( Lh, 
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'"'' """ "ll i9 popu.
0
>eW<'OCHo., "'' "' P'-'l'C-0[ s, '"'dm'1 "*''" ;cµ ,~11 "'"'" '9)f)C -.. .<q~ 

p,wr """ "S j '""""lo "!'! I ! " ' " I """ p,s• "''""""'" '"'"" H "" "'~'] ow,w f'.U"'' ' ~ 
""' ·""' '"'"""" ,01 •~"'P"''l a ·'"'!' 

" "'J '" '" q1· " , l 11' ~ "" ''""' """' ccµ ' {lq I :<! ,i q1 JO '"'!l ! ppe ,·µ 4'' ,-,. ,,0,1,i<,o, '" , "I otl 

0'P""" ""'"' '' 'I"·~ P' "' 'I ..,,, '4 Pl ""'I' °' " °'1-!~I , "1"1' "'I"" J "'l tl '°"" >lll ' "'Q "'I ' ) 
,,,.,,s P" , ""'" v I "1">"1 ,co ""'""· "'" "" o, (s "".iwo J \ u, "'" < """~ l'"' "" J '""~'Id 

"''5 ·~· JO "'"'"''" ', , '"" l S ~ 1 "''IL) {S(•C / [O(•C \ a l """'"'" ""''" <afilwr I"' !'"'"' "" "'"'"'" ,-,,,,1 ''"'" ''CL ',,,d,~.i , .,.-,,,e 041 JO uxuv<I , ""LI'~ p,sodocd "' ""'"""' ,, ""' ,xJ 
,<<e ""'" ,S a ' " f' ,,•· S>]"lSUOlliCp ,o,,,,, ''">"!->' "-''"'.) U f ,Of ,:i ,q c; • •; ,C• •n ''.""Off "n,i;OI',' 

,ef"'•'"P"'~Y a,·;,, ,,·eur,.•"s .' "" ""•o' , ""5 ."""'°"Y tn(>C ""-'° Yt ;f,•d "'';; I ON ""'" 

' """'" "'""" " 1 ;,-_ "" "ll rn T -"'P""'' "' "" [ """'""" ' ,a " 11 "[!' M "'"'I """ ~ -~'"' """' '"'"''' 'I ' "P 
-~'N -~" '°' us1<1 Cl<> P'l' s.op or ,,,r 9"' s, pu,s CT )l,ow,io I' "(J " II " ' 1u,a,d 'I ' "P .~ON , 

l "' " 01101 "I' ""'" , c.•. e ,.,,,., """' J 
" .,.,~ <'~• ·• J ,< • "' r "'·'·'!"orr ""'''"ff ,o; '"'~""" ,,, v J,,,.. .'""'' l"'S peo "' Id ·"''· ,,\ · ,•-"o,da;, 

, ,,u, '"' ,c [OJ ,~,J ""·'" '""I" '•!' ""'"'"P "' ,,,r4,,, "I LI'~ '"'''"" ""' ,, ,oow,1,,,,,,r "ll 
'''"', "'U w•,S JO sq "'"'' OOWSC L 

p» w, ;]"' Cu,.10 ,a pol 4 '" "II ,o ,,o,s "" "" -s,icmo, I"''!'" P"' ·, L ;p · """"'" 10 '"1'" 
" 'P" I '"! 11 !" v.mn ,,,-,o,fo , (I "11 ' l''J "'° ha 0%' c< JO "'"" , ,,,0, J •'13 " -'""') l "'!D • ,k 

r"o4,u, ,q r;,,,, ""°' d""' dJ04> all1 ·pasodrud sy ; O(IC -, o , o, "'O'P'O am ,,,-,z "'~"'" l"""c,i 
'!'1' f(] '4 I ,{c_ pa4s, 1'1'""° ;,,o,., [lcCJ ef p ' I' " 1"'1~""0' ' >00~ du1 as>p [_,d,,_,d s, ]m>a<]< Os "I I 

'"" I ()-.) "' OJ "" >' I l"'l' "'~ctlvd 
,[!o~ 1 o ''°"'''~"""I' S "'"'" Sm <1 "P'"' "II , "I' ' s,q ,,rl,,,,i I ;a r I'" , 'O )" S!OO ,o 

"'II' > ,,i < 1dd, '"11 "" 'oc.seo, ,;u, '"! P'l ,., " , PL "I " , Sl "'"'I''""" P"'l'"'"' '"'""'"L "'P 

''" :J ""' <OOU w•Li !' ,,,, ,,.,l, (,Ll()'(c "'"" '"'" •'l•"'"''" '""" "0 '"" '" ij 

s.,,,ium ~ ''"!'" 0" ' ' ' I ,p ' '''"""Id '''°l'S ' "'P" I'"' '1'"1·" a,,,i; ;fc,",q '° l''°J , 
''°" "'"' ci,;o,0 1"'0'1""; <,t P"•'4'"" oq 11'<' ,,,,,,,J,nJ "I' '"' "'""' Smddo,, ,4 1 \• 

1 " '"'•'I "'P 'I ""''' a o " • ' '""'""""~' 0 "1
1 
-"' l ,,,wdo[o,,cp pus as., .., C "'"" "" ~01 I OJ "II ,(g p,i,w, _ *"P"'!S l"~srp """'U "LI "'LI <>]TI< -0o,--_ .I .q II'<' ""'"'°'" 

1
-,,r,,,,, >w,, o~ oo,rn,,,v,,, • , '""'~2.IO 1 '"'"'5 

"'"''"c'" "'''"" ·"'' '"''Z (o-a-ai 
{ 'l'"(' l"''""([ '"' OKIC'IOA'<J 04! UI lll'•" [~"'TI" ,_,, s "!l,aO,uJ 'llC'S ' "° L U fl ·<l."J-< . ) "0 ,,, 
a, o 7 {)-(I ·(l,()-_) oc , ,,,,) 'J s,q "rlo ,d '"""''Z P'" '°""'' ,,., !" , ""''-""I ; ~""'"' "" p,p,,,w, 

sou , -, "N "" , "' I' '0 """"'2 '"'0J=~ 1 '""' / o-,:,-(1 ,,~ ., "LI ''" ' pm· "'°< ::>-CT -n::rs-l "" 
°' ""'2 I I "11 """'J ro>uc,4, u.-09 --,q Pl"'!' ,o,iml0,J O><l "I' 1"11 pue ~\;s ,,., '"op,•;,"·~ 
,o ,,; l'"I '>'f 1'''11 I"' " u=i,p Su! '"4 's;i"' C "<' '·'"'l s<f>1 SI' P'" 'I'll IZ) ""! "'"'< B"' '"'H ~'" o<) 2 

" "''' /,, l 9'>-t "N 'I'< 
(,()l-S() "N SclJOd 
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rncPRNo OS-H•O 
hie No 4-UO JO 

ea,,~ ,2 

lo< ,, p, oposcd fo, sut,rn ,' ad pcl,c, '" i,,,a,,, " I h, po I ,co "''"'"" oa lcsa<eJ m lhe f'"'' , I 
, " m ;~, ot the mu,c-<cl>"" o f ll, II Roa<l ""' C c,ma I A, rnoe, ,s "'' loag,,,- Lo l>e cous,dc, , tl '""' 
·h, ,cl ca« 01· Lh, se, "" pl,:u1 and scct,oos.l m,.r a,ncaJme,,t t,, po I ,ce Jev,H,,,rnl i,i, , l"'"·"· 

oo hey ,ac '"' II "0 10" 1;,, '°" sirl,·t the ,, ''""' "" lie, ,,hL,' L<On 

TI,e po, l '"" '"" pl.so so om lttcd Jemoml> ,1es 1 "' ,d J "'"' I'"'°' l "1, l,x,tctl di "" '"'"" o•­
c,,,, '" I A , ; " '" rnrl Shd} U loo Dn" " ,, Ice,,.;,, """" '.to ,,~ oo, sh Ip vi the rmh , G e8cfe', 
Ceun;, Go;om '"'"" l , illlJ , L,oa, LI" ,p.•I ""' "t I ,a, peotfc,oJ to con,.,, •PP"-'' ,,,wk h I , •1 8 "' e, 

to ,, '°" (km,c , """"'' (P,m,l .~) ''" tho de>·clo ,m,"1 ofth, new (,_,,,,,,, r,,,i[S1S Stac,00 '" 
, I " 1, 11 , SC<JO, memo LO the ~ 1 "\ C PPC H>-">ric '"'"" d' '"" ,,,J P,H,, f ,1' ;1 itio; Pl "°" , " , 
Scct,rn_ Lhc fn oc, Geo,ge s r ou"t,' F , o, D ,p,.ccn enl ,L<t,,J that Lh< ad,· «,ona I lo"d ;; acoe,s,e, u, 
ac,,.,nnndatc Lhe,c p,c 10,,.-,, r ""'' MS scat,cn <los,gc J he lette, ,1 I,,, oe,no,><mtc, t· , > '" 
"'l"'tmoa· ' ""'" le•],,,,., the l)'Opo<ed sutlrn fauns >h,W, Gb, DI'"'· wh,ch WO>,ld "'"" m " 
sate, e<osponse p,Lh Li,,,,, J;,cccly 0<,cessms c.c,.tc ,I A''""" 

W h d, LI ,e ,;e,e.op1n,,,· ot ''" en 'P""'° Li« ,~1 "'" 0 "1d ,,,g ,~e It ,s oct pm of th,s pn,I"'"'-"'' 
pl,,,_ ,1 , )' J ""•'t =ess ro ( ""'" di \ ,e,n,e (MD l I , 1 v,ou Id ncq "'" Pl&,a Ins U,>&0 ,1ppru, ,,I 01 ; 

"""' '" ,e9ucct '°' d '""' ,cc,so. 10 1 coodw,)• ot a "" ,al ,, "'"'"'"'·"'" I 1,,,,,r,"· ,caff teq llCICCd 
1h11 tlce F , " llqmtmcnl pru• ,J , 11,,,, p, or=~i ,cccss ,,,,,b m ~ nl m, to '"'" o, ,h,t '"•"« t,, ., 11 

,cq , " erl st,cots has b"" P"-'""" to, ,\ ""'"on ncquc,L ~"' s, Cm,u"l b; ,: " , -'1' I '"'" toc two 
(] ""; access "'"""' "' Gnlc,I .\, , " ue, hov,c,c, hoc• "'"'" pc•u,lc ''" I o, tl>e ''"'' lopme ,t of;" 
shvpp,os """' p,a,el (l',1e<.d 8), A "' """' '°"""'' fc, Lh, r.C< D,p,,ct,nc,,t """" ,s ,ct 
,cqm,cd '" a,, J,cecl ,ecess t,o C <0~,1 Svc me , '""' prnp,,sel b,· LI" F,,; Dq;,rtmc"1 S} lertec 
rla,cd Jul, ; I '"""- 11., ""' ,,pa,tm,m """" Lhd: ,l b tl,fr t,L1el1<10ll ,o 000"1,amc w,th Lhe Oldk 
H,ihwa,· Ad,nmsl<«I•>" (SH SJ ,., om,~ Lo P"-'"J' lh<a" tl e ;O'li~• to co '1ml the ex,sLi"g Lcaft1c 

s,p:n,I a< L,,,1,,,[ .\""'" ""· Shad} C,l,n Dm,. '"'" ·o ""'"" Stady (dco Dm, r,,, ,rr.ecgrnc) 

,p "' ,,to, '"P''"" ~ hich wo, d '"'" ll "' ,, ""' "'c' "''" r,1'. """ dccccLi\' ,cc,ss "'" C,,,t, o l 

"'''""' 
"'h' ""h Lrnme o,J;n, "' ,, 2-2<'U3 pla=I , ""J""" ,,0-1,0 '""''" ''"'"" w,th,o Lh, 
l -S-Ull-0-CJ 7 ~lle, the omp,~y does "°''' spl ,t ,~o ""' A ,rn ,II P"'""" of C -G· [). D (> "-'""" 

ia,,, """ '"' "" " a Lhc Jum~ 0/ f•o, ·, l I 9S The 1·onmo " r prupe,l) ,1,,1 co "'"" 0,o < , " ,rn m , 
(C CJdl-[}-() ,nd l-S-C.'J-D-0} s """tamod ,s,th,n P"'P'"'d f•o,:el A TO" 1"'"1 "'" be 
rlcd oatcd t, Lh, Pm« Geo,ee·, ( 'omH} Gc"'"""'·,I, ,-1,,,h " '""J'""'°" w Lh P,rr,,I J•I' 
located al Lh, cc•n,c, otTc"1rnl A,em,, ,md 01,,10; "'" r,,,v,. ~,II contom lh, '"" Seal rleas,ot 

I · h, I Ldl '-'" 17, , '"'""'""" cfl\m,el . \ ,o e, '" ec "'°"' · s Coullt} w,JI '""" foe "'"'"" ,,. g 
P""'°" 0 f land p, ocs>scJ r,,, Lhe ,I '-'C pin/, """ , to he oomd} lo",k<l w ,:l.i" lbc C -S-{' ,-,_ I)~ ) 

lu,e 

I }js p,eµet ;:, h.as been the '"bJ ,. 1 ,, l ,,., I''"' ,oos l'"' '""'" ,u. pl&» el '" bd " , ;io, • Pl' I ,,•,r,e,, s 
Pae ""'"''"·' r1,10 ,1 _,,,, '" ~"' <l,sop;•,~•·ed by tho Pl '"" Ins Bo"<l m, 'i,pt, mbe' 7. I q S, rlu, to 

m.J«1,,,,1, r, '"'"''""'" fac.l.L.e> (PGCI' H Roso I """' ~,, 8 J-4 J ; J ro,,, ot "'"'" "'"''" 
'"""°'"0'" d ot,nni" ,J Lo l,e c, , I ,.,,] ro, """' I "" ,d,q "'" L, .• ,,,,,, ·'""" :ac ,I ,t '" ·•a ,, '''"'"""' 
,,L '"""'l"'h k ,Osol,.,, f-see> ;u ln add "'"" , ,he eppl ,.,ml 'c I, ,111, ,L,,J ) tl ,d , ct "'"" ot th th, 

DSP-06015-01_Backup   27 of 136



(Page 23  of  24)

l~K PH No •J<-.O'J 
S,lcNo -l-06130 

eiltl re J~J , 7 ·1' ~l""'" f" L<•C " .,d,ooc< s a• c,c, thsc ,tte ct,m, "'" p,.,pos,C ,n Lh, I Zooc The 
~"'"' ,n ,cy n,n1, ·" " .,ec1e<l LI ,at on I y twc ofo,: fo•, '"""''""'"' """ J , ·r '""' """'""" Pl,,, , "', 
'""0" rleoo, IT,oed 10 be m,1oc "'" "'''·''' h, -,, dcv, opmrnt 

r, '"' "" I , ~ """ ""' 4-!J5D&8 " .,, ''"'P"rl o,, the Pl '"'' I "" ~CP"rtm,nl "" ,1,; ? s , '°'"'· rnd 
P'•'I'•''°' '" ,rlentcc.,I shopp "'< c<n1c, dovol oprnrnt as Lhc """''" peel ,,,,:"'", p loo opp I '"" '" AL 
the t,rno ,, I Lho wn " '" c•C 11« ,:,, It " pon tocthat '"' s ldff '"' • omaelkJ lo "" '"""" i 
''"Pl'"""' J "' lv ,,,c-deq uorc tca,,sooru,, wn '""''""' Tl« ,,p el ""' " , I hd ,cw P,c I "'" ,~, Sldn 4-
05 U,S pno, to lh< 1Cl1erl "krl t c, "'" <lale 

Th, '""""' r" bn " ,ry ,,1.,, ,ppl " •"" " , 1><0 poc '"1 five ,mracts Lo >.e e •", ""' e, '"'"\' 
',1,,,,g""'°' A ,oa ,, SM A ! I ho E" , ;,,m"" "" l Pl """ '°S Scot,on " .opp-,,c1 "'" Jo,,, of ,he fo , 
,mp, ,L J,,, ,o """ occc~s,L•· foe 1he de>clO?"'"" ct the s,to lmpo.l 'le• 3 ,c .,e,ng s,1pporrod 
" l J"' 10 'E>'"fi , .v,s" •m t,e , ,.;; ,,JJ «s;.•(] ~ ,th "' '" l yp, I tree coas,c-,1lio,_ p 1,,, , rn,· I m p,.ot 

N,, 4 " ""' hems "'"''""" b) th, En\ 1roomc '"' Sldnniae S,u,vn be""" ,1 ,, ""-cssc"1,al I.,, 
1h; ce,·, loprr.ca, ot th,· s,Le ,,nd ta , be 7 '1t cc c ""'""" the, ,,1, ,ede11gn Mo,e ;,,rom, "'°" 
""''~' "' g the l''"l"'"d '"'"""' C ,1n ,, tom,d >' ,thm hnd ,og -' c 4 of < ,o S , ""' m '"" 

l < At O h, p,.blk H ,., ;n,-A t t " p,d,, , c, , C" !' '°' th ,s a ,, liocL.ec. "" J ,,],, J 7. NOi ,> , '"°''"' 
:-0, <lic oppl,caat \le S"<l" Gme.ci. ,cq ,ostod, '"·hha Le lhe k,,"ag, "'"'"' Co,,d,t,oo 2. ,\, 

""""") w, ,ttc, m Lh, sc,rr o,po~, Co,,o:,.,n :1 '-''"' Lb, lot.I d«•.i,,,,,,,,, '"' '" "' " tc, "" 
eil,ch would~""'" c,o mc•o! <hao (,JI SM. 1.612 SM, ,,,,1 I 545 wc,,;corl peal h, ,,c,ehoc., 

ln ps ll" opp hc,nt " pcopos "'~ lh< ""' " shopp,a < cm kc ,b·elop<n'"' t ., he '''"'·' m ~, " I Lh m 
r,,occ, R, v,,th l'a,d \ pcepee.<d to he "'""YOO Lo Pcca.e G,,,,1<'< (" ·""'~' st 1'., t,mc of r_,,,,, 
?1'1 to,, tirtu,o 1,;,,.-u,,'~ %,"o" M, Umeh mfcm"J tl,e Pl,,,,,,,g R,-scc. thaJ the "'"'""'" 
:,v;,,,,. to (\mdk,c,,, 21 ~o,,IJ ,11,," Pa,cel A Lo be n,1,0,d "'"'"' "ho cscabllshcd CT;c up Iv, 

-;, 'hope '" s "'""''- T 1,;, " OU kl '" '"' I h, """' '""' k• '"' cad ,,,t "" '" oposcd de; oL,omea lo 
,o"h p,ccol s illW Lo "' ,I ,ie tl,e " "" cc Le"'-' " r l.mJ , shoo kl <he "'""' {koc_,, ·, (,oonl ,, 
( kwcn-.m"'' nol ""ep- ·he con,c"""" el l 'o ,..,, ,\ to, ., t,n, cc """' ,c sa r "' f,•,:, l,t; The Pla,,e, ms 

R,;,s ,,-,,,'" ""' w, ~- M, (, ,,,gl, ' "' ocsood "''" "'" " l ""' " ' "' " _, I '" i ''" '"' d "'°" ''"' -'"" 
,o;•,scd ao .. ,mlmsl, 

Jh, 0, .. 1.,,.,,,.,,,, ot th, > "" ol,11i,,, ,ts,lt ,a ,,ct a'""' ,r thcs p,e '""""'> pl" •wl,ca·,on, .ml ll" 
,,011 tl,,,,. "" uCll« 0"'POl"1 ° ,,,,L '1S St.L,v,, ]'"; , ct 1:=o p,o"dod ,o th, Pl,,,_,,,,,, 

fkp,rtmec<L C ,,,\0,1' o, : l w, II c.p th, '°''' 1 '''" lop nc,., of the ,he''"'"" "" '" "" I y ( whee.," ,t " 

.oaslnK ·e,1 '"'"''' on Pucel U. oc '°"'"'""' o, h,•1' ""'"'' ,\ ,ul D) C'o "'"'°" '1 docs"" 
""i"de ;.cy ,e1tr ,ct, ,a, k, th, fonl', '"'' lopmcn o I "" r ,,e,'EM S Stmoo "'"' rl "·>' , •n P ,o..el /1, 

,ncl ,1 ,s '"" the Pl ,rn, I "" Depd'lmeot', ,moonon Lo s,q '"" ,, "'~ r "' ; "" '"')' 1•1 " ' I '""'" ;,,.,,, 
foe <h, '"'"e rlc;clopnc"nl of Lhe r,,,,1-MS ,utic•o 
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rn,rR'Jo OS-IOQ 
f,lcSo •J-0(,1'9 
P,co2• 

~~ I: I U~ I_IIC"_ ~""!'<' I\ LhaL an •rrcal ."' Lh, Pl"""'"' So"'d',scc,oc mu~ hn71ed "',th C ue<u1 
C, " , foe I " , ., (,eocee , C"uol ! , M"''' bad ½ , Lhca Ltu ~, ( '()) "''' to llo" '"~ tk .iatc ot u,-.t " , of the 
,,J0plhm ,,, ltu, Ke,o I, t,,m 

' ' ' ' ' 

. ' 'I lu, ,, "' "'" _, cl, " ,1,, r '"""" " " ' ""' ,,,J """'" '-''PY '" I he "'" '" ""'" ,, '"' r, '"" 
'""'"' , l """ L; Pl ,mun" IJo.,J of J h, \1.uy l,mtl -Nill I, •aal c,ri ,: P,rl< "" ; Pla,m '" Com m,ss,,-,, ,, the 
"'""''" of Comm,ss,oaec Sq,,,,, sewnletl by lc•mm,,,cone. la-,t•, """ lonumss,on"s Sq,,,,. ( a, ,n. 
V ,,, , ,hm, C];;k .uni P ,,eke. «•Lcag "' L," ,,, c [ ll,e mc•L,oe, '" ',s a,gub, ""''"-' held vu 

Th ""'" ' J.,1,. " ' ,~o,. "' u ppe ' '" ' lb.."'', "'" r, '""' -

(}ac,,,; Koddg"" 

'·"""''" ""'''°' 
-✓ fl .tu, ,:,_ ?-# ~~-

B, l·c,m.<s J ''"""" 
e:,rnm" "'""' Admlo<se ,to, 
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MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

RFSOI UTION 

14141 G<Jl'ernor C,Jen Bowie On,e 
Uppw Ma~boro, Marylar~ 2(,172 
TTY (301: 952-'366 
w·ow mncppc 0<~/pgo;i 

f,lel<o DSP-0,S•JIS 

W H FR P ., S, the P, ""' """B''' r o,mty Pl'"" '"B H,,,,d " ch "' ged w, th <l>e >1)J)N•' ,11 o f D<ia,;[ed 
s "' ri.,,, P""'""' to r.,, J , n ,v;""" o """ Z-0 ,u,g o,; "'""" of ,,, r, , ;c,· George's Count}' Cude m,d 

\\' I I [R[AS. 2 "'""""''"' D<> tlopuct,t{ C "" ,,~ ",. L LC ;,, '"'·""" ·"''"' o r "' """' P"'"""" at 
a put>l ,c h,ueu,a °" /am,o,y 7. 20 I O. "'""'" "'" Del" led s;1, Pia" OS P -060 : 0 foe ('4p;Lol I lecei-.ts 
Shopp mg Cea Le, the Pl'""'"" ~oa,0 r,uds 

Reque,tc L he sobJcct ,pplccot,o, I, fo, opprn»I of"' ;,~orated shoppms ""'" w,th , ,;cos, 

n,o, "" ((i> A) ul 11.l,3'0 ,qu,cc feel m "" '-"'"'"''""' Shopp,os (;emc, iooe ,.; , 
DC'·clopmcal ~,slncl ""'"'' Wac. 

A,~·,_sc· 

r,cc,i, 
H" ,I O , " ~ 50''°' c fc,.,,r,p,c/(; C A 

llfwl,,d, ~,,,ldme 1-G<a"L 

nu;1rl,•g •'·"""' 
H"'ld'"g H-~ota,I 

B,i l<l"'J C- il<·• ,,I 
B"'IJ,,,g D-B.,,k 

R,,, 1,1,,, ~ F -R """'"" 
B, ,IJ,,,a >-~ ,'si"" ornl 
\S ,o-Llo« ") 

B,,, IJ, "" IJ. n ""'" '"' 
,~,t-C/,~'1) 

[Xl'ffl'iG 

G-S-GJL)- ~~} 

2 I i, 

APPRO\"ID 
'- . S-( , I( .c,,[). I).() 
[_ommecc,al 

''"PP"''·,~""' " ,, 
11;,,,,, 
57,000 
l5 027 

8,320 
8,612 

'·"'" •,.SDO 
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PGCPU So 10-0. 
Fde'>o DSP-<1001\ 

OTlfGR DEVELOPMENT D.~ T,\ 

Tot>I Pa,k,ng ,paces 
Ofwh;,h Compact pa,Hnq sp,ec, 

Ha,,d"•ppcd sp&e<> 
V .m "'-"" ;bl, ,pace., 

'"'"'""'E spoces 

RHQURlO APPRUV£D 

4<-l i""" )-l61('1.u. i 593' 

' Ii .2 2, 
l 11 

' '' 

'Nole l\ue;," spo..es p,,rndctl "" " e<cess at the m"'""'"' pecm;,,; by the DDOZ ""'"•""' 
a, stalod ;, the 200•1 AJ'P'""'.f Se 0 1o,· Pion a,ui Sec,,,~,.,! Mor '"""•''""'"' /v, Mo,-,,,un 8omewm( 
and'"" go J;,,, n c,,,,,,, M<t,·o ;,,a, 

S Lo,,,;,., E he l)mpcrty ,s '"""' ''""! ''" 50,.,h "'" or c,.,tc,,I ~"'"" (MD 114), 
app, °' , m,t< ly WP tcct "" ot , ts ,,,tc,sc,;t,on w,,h SliiJ) G lcn D,,, ,. "' PJ,,,,,;,,g Are, 
7'M.;u,tlood-J),,troct Ha,~ht,, ,.; Cou,c,I D,st, '" {;, 

Su,rou,d"g IJs,s, Th, "" " hrn,oda.i rn, '·" oo~h by,,,. ngh1-of.,.,,, of Coon,I A,•,m,o 
(M ~ 2 I ai, ,od b) the ,;go, -ot -w, t at W., 11,., M ill D r,,•e 0,1 tloe w;;t ""J sc•,nl, s, des W ulhcr M H I 
[)d;e ,s des,gnst"1 ,s , h,,to," ,o,,t< f,om Sh,,dy Gl;,o RoaJ 10 R,ocln, Ro,d Acrnss Wdlkc~ MHI 
""" from , > , r, 01,osc; shopping """' ,i , "'"J,no,,I I OlS ,o '"" ~ -SO (Ono-J ,mHy Dew.hod 
,.,,,dcoc,al) ,od R-R (R,,,al R,,,dc,ll"l) To 11" "orth ol 1h, .obJecL ><Le, acruss Coo•J,I Avcaoe 

(Ml1 ; I 0), ,re P">'"'"' wncd C-0 (C-Ott""""•'' Orfi,<) "'" C-8-C (Cmnmec,;,I Shopp;n! 
Cc,,tcd To j,c "''"• the'< ,s a O ,< 9 -u ,c >"P"" ,o.,,J C-0 ([' m , I 194) thd! ,s ,ndec ,h, 
0'½'"'''P ct P, n,ce G co, ie' , Cc,OI 1 '" d ,s <h< "" o I ,, prup,o<J I " .a<l """' """ oa To ll« 
so,1h,.,st, thc,c ,; o pcoperty that ,s ,onocl C·S·C To the'"' ot 1ho ,;,. ,,. p,o,e,t,e; m tho 1- l 
(Ush1 Jndus1n,I) t.onc I he s,<c ,s w,thm •'"' ""'' ot Saa< Ple,s,"1, ,o,J ,wo-th,ds er, md, f,om 
"" _\10,aa" ~oole,.c<l M<lrn S~t,rn 

P,·" ·lo o, A 1>p.-.:,, ,, 1,: The '" b J<C< s,,c w,1' p, _. '""' 1, "'"" I - I (L,,hL lnJo,t,; ,lj. The 2004 
Ap,,r"'-" ,\k,-,, Plan >,,./ Sc• ,,,,,,,/ •""P Amemlmc"I /v, Mo, g,," B,,,/cw..-d am! la• go /o~n 
C, n!e>' ,\foro A •eo, ( Lo""" L ~osol ,t ,on ~·R -) (,-WO< ) "'°"'J <h< sob J<•< "" lo LI " C-0 
(Cumm,n. m I O ITTce) Lua,, J h , 2 Ll(]a "'""' plan a lso , ,el ,tlcd Lhc s,<c m fno C '""" I ,\ v,n "' 
c,,,.,,1,:,, Noa,, w 1 .. , h ,s ,d J -~"" ,o ll " Mo,g,,, "•'" le,•'"" M<Lru COIT 

A '""""'' pcr;"'" "" ,; led O" l u " , 15 )004 h, <l>e o "" "' ol LI" Sa" Los prupe<Ly { .d,iac ,rn to 
,l,c '" bjcct , ,to) w ,th the r,, "" ct C0<n,c,I, to rcq ""' , c,10, at ,u " " f LI " 1-1 Zea, ',=ci ,,a , 

""""'' m toe ',MA On {.ktol,c, '''• ,OQ'., tl,c S,,,,.,, p<L,l,"n wa, ameoJ,J D, addmg ihc 
ad I'"'"' l,mme< 1>'0D"1Y ,.; ,cgu<,;tn,;; u,, C -S-C {C '" "" """ I Sl,oeom, Coo L,r) l ~n, ;, <;c,,d 
ol Lhe [-1 loac. ()a fchrn•'l' I<, 200), Lhc P""'" Cou.<11 oppcovd Zo"'"" O,d'"""°" 
No 2-2005 c, C<ev,.,, the Mm~o Ao,leu,d «coo, pl," '",J soet;o,i;I mop "mcodrn,ot {OM-') to 
,hoag, ,he""'"~ efass,tleaL,on from C .o to C. S-< t,.,S<d oa, fam,ol ctcu, m,Ue ,n <h< ~MA ond 
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P()CORNo 10-01 

'°'' N,, DSP ,)6~15 

sop,dmo=.J , ,1e<elo P"""L o,·,d•, ,~oe '" 1h , p,<lµ<cly () , >,·poem be, , , 2008 , ,h, Pnaoo 
G ~xsc' s C-0<1 ,,c, pJ.,m;,,g □ oacd (PG ~p a ~csol ,n ,o,, N , US- I 00) app ,ov.,_i Po, I ""'""'' Plun " I 
,,bdl,rno, <-061 )9 ,,,J lh, Typ, I I '" ('o"'"""''o" Piao ( r<'Pli,0/00) '°' 11,e c,,;,,,, Hc,gh!s 
S hoppcos '-""°'" , Pa,c, h , \ ,ad H w;tl, cood 11 ,o,,; Th, , lte a l,o has "" oppe<,,•,·0 I Locmw,t,c 
M,m,gemoa< Coocep, l'loa l2l4<-21J'>S-nc;, 

[)os,gn F ,,c,. "" Tl " sob 1ccL "" IS ,1 cu tr<O <I}' ,ndc,~ lop,; s,1< "' 1he ,,,,,ch,m p,,rt,rn o, , lie 
pmpe s,J Cen1, d A" '·"' Lomd, .. N,-..;, ·r,,, ;, ,, ,s ;,,o~ol ,r ;,, ,1,,µ, ""h L WO s ldo.s "" ""'" 
P"" " "gh i,.o[ -w "' L rn ""! s,,c """"" "" lo<le , s1 cc·,m. w l(h ,n '"" ,as wollaod , "'"'' "' , 
fro m the no,,i, '"'" Lo •h , sooiheost to, ou~h Oh< s, le. [ he s, 1c p lrn p,cpo;;,s two "'"" pv;,,1, I rum 
C"''"' A"""' (MD 21 <I, ~hlch ,s an "1,·n,i '"'"'"'), ,,,d "'" ,cc,,;_, pc•,aL from histor,c 
V, a lkcc .\1ill Dnve Th, occcs, p•o;,11 oi,,i connects W ,Ike, M , II Dci,·e '" l c·aLnal A ''""'' ½ 1 11 be 

, h'"" w ,,i. ., a '"'""° foolhM I '1,11'0" "" P -"" I ,\ I h, "' hJ "' " le , J ''"-" 8, < '""' "' O f I ~o 
""'"' "'"'o" , shappl,r, '"""' ,n 1h< ,m,lhem poeioo .,,; , ,csia,c,,aL ,ow m m, oMhe," 
"'" '"" of ,he "" ·1 .,, two ,,ect,011' "" I ,v,leJ b,· • """" ,nd 1 >-ru '""'""d soom, w,,cc, 
"""'-t"ne,11 c<mds. I he<.,,,,, ~or, i, 1d,o,,i,d ~s ,an ,rn;ho, ;,, 1h, □SP anrl ,s lc<o"c<I "' oh, 
shopp '"i <e " I« "'""" ~a w,> "ow, """'"'' o f .b,,, Id -ro-s,,,, ' cot., I ,toces "'' II !J-c ,,,1 , °'l""J la 

,he '""" e w n 1,, " •l,e ""' I ""'° , n, '"" ""''' "'~ co """' or lh "' ,,d '"" '" ., I, "k , 
dm·,.,h,o,,gh "'""''""L a,d ,wo 5'<-0ow" '""""'""• wh,ch ·"'show,'" "' '""'cJ loo,p,ml 
All ct ''" """ 'R' ""'""' tow.a,; a '"''""· mlemdl '"'' w;,I) 1he ""foe·,· pa,l;n,: loea1,d on Lh, 
othc, ,,J, ul oh;, mlemol mod ·1 hc,s ·s '" "--'" rn,d '""""'"'t Ll,e L"" sc·,uoas wh,ch •"' 
scp ,at<J b ,1 s "'fa" p,<l ,og lots "'' '" -,i, ,., a s<c,m~~tec "'-'"" gc" "'" P"""' r he "" .ies,g" 
t,,, bee, mo<htied to '"'°' Lhc """ d 1 ,,cs 1;,, LI " '" cf ,cc I"'' "I ,s '"'""''I pd ,·,.Le s1'e,ts Oo 
mcc·L L\DO/ ""'"•"d , A 11 " qo """'"" lo, pm·, le mods sh , II Ot mct pno, 1,, " >""""" a pp,e ,ol 
Sa m-dcp,h ;,;cuss,o" c•fLhl, ,,sue;, provided'"> ,oJl"g 7 below 

Pedcstm, """ "'" '"'""' < ""' lac,o o a ,e '"""'°' ,o '"" DS P The "PO llcrn1 " pro" cl "'" a f,.,.,w, • w ,de ;, """I k ,Im~ tho p,ope "'' ' s frcaL>i;c oa W, Iker ,1, II Dnvc I, ,01np I """ w,th 

1 he se,·,o, p 1,,, The" "" 00 "'" """' ""''""' ~-'"'' p,opo;,d fo, c-~"""' ~ ""'" (MD l I 4 :, 
An , "" "'' pC(]c,<,;,,,, we•, 1, "°" sysrom w 111, ""''""'' ,mpm,•c,nco". ""'' as peJ,·sc,,., "·' lo 
1,gh"'" booohcs, "'" i""''' ,.ms" prnrosed, '"' ~,11,.,,,,i Lob, lmprn;ed "' """' lc•c,'1,cs,s 
oo ,o,,fonn 10 o ppl ""bk ,,,,;,,;, 011d ptov,do , comp le'< pe<blnm, rnw laL ,o , sys1cm Tl ''"' " 
, b,Cc '"" lo,;me<I ,;, f,onL ol ,,, '""' '""0", ,lo>, 10 tho'-'"" Om him, 

Tl,e pc vposod ""'" sto,, ,, , o"e•lloc)' n" -rnof, "'8 ho, "'" IJms l"he oorth ( !,om) sod ,,as1 
, 1,,,,0 '"'" ,r Lh, G "°' "" I , "' , °'' , '"' "" ff cvlve,J r,ce o, "' r. """ '"" pH~stm Tho , 0,,,;,,-, 
ace c, I " ,o r 111,u]at,o, fo"h I ,,. sy,t< m ff I F S) cum "", foe, bc"l ~"" oabb ao<l ~lls,cc, 1 Ti ; 
'"'"'"" ,cc ,c ""'"-1 o, do,a,c, ,. 111' " "' pnma,y aml seoo,,dacy Cnlc.m,, wh le O ,m I '" , 
,10"' I mm 1)'1< ,a o r w ,nic•~ ~I ,,s , a ,1,,, ,nod, ,od ,I "'" I, u m h ,nm, , T"' pn m,,y '" 1, '"" I ,a, 

display w·ndows I he b'""'"8 os ,rt""'"'; o,, a •wo-s•cp bo,np "" Lh,,o ,,,,ia,, "" "t'"'"' loc 
,h, """' Scco,,-1 ,10,, wind""'' have t-<eo ad,Je(I 10 ""''' 1 he , If>'"""' o r a r oactlrn,, I two-,1 "'' 
b"'Ld I ,,, •\<l.1 H,on, I w "'""'" "' m,el cho m """' ""' 40 "-''""' d "P I,) wiuJuw c,q " l,crnrn, and 
,ad " , oaa I .,,,,.. 0 ha,, l-.,,,., ,ewmmeo<lod lo '"'" n OOZ """""'" ( R "' 1d "'1 [)es,,,,, W .aJow and 
fJoc,, Oprn I "LC' H , wl,,d, '"4 ,,,,~, , '" ,;,,,,,m ol 40 pc, "" I ,mJ , m,., "" um of &U peceeor o I a 
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'""" " 11 '"''' "a" 'lfS-lliO I "'""""w 000 ""I I'' { I "0 'J r "P ""'S '"'' !, ""' ''""""' j,'' """""''" 
'""'""a "' S ;, 0(1(1 '"·"'"11 11 '[~ ,,_, I'M '""-'J o rne,1 "' , ,, )OJ p,sodo,d 

'""1 seq "~" p,q1 V >.wp """ •;a "'°'.I MO' "'""'""" w """l"' "II '•'I P"O<lo,J " 
"'!' ,0410 "'~ '°"""" '""'o,-, wo,J ""'~"' w,i<>M pu, '"'"'° ,41" f""'dmd s, """ "'0 "" 
polqa, ><ll :0.1 p,sodmd "'"" I e,,au,uoc•w ""11 '9 II' ~ ,,,,,, '"'I' "'"! pm "''Id 'l" P'I "'"P "LI 

'""" !'fl " f"ll" ' "l "' o,aq •~I p,iop "" 1aq '"'10 S "!>'1"•1 p,e aJeo,p""l 041 uo """'I' I'<'" pa,olwd s, >d.~ 
dw,el 'I""'" ,ee,~,apad puo,,s V "'" lql !I • """f"'d 1,uo1><ppo , P"illJ 01 P"'!l " " u ,oq cc, """[ 

,sod ""' mo,p ~ '""' m II o<l 19a1 I 1 ,,,,,,,d ""' "'"'"" '4' I"" MOl 1 'l''I ,,,,, p "'"' " ,,,, "''~ JJ (>·JO, 

'll' -~ ~ "'"'f ""'' "" 10 >dw, I P'>l ''""" ,.,10<1 '" I' I " >01 '"'1'°d "LL <>!'!< " ,u, '" "" .C,ouo 
0\ ; 1•1 Pl no4, q "' " "'I'" ' ~ ""' ~ '"'" ,41 ,i !" P "" 00 "' LI '"' (,4' "'41 ''"'" P "' P"'Oq ,, •• ,,,,,,,, 

V '°l'l< JO >~"" "'"'P C 4"•" i"'lll\i'I '""''' JO =l,Cl «S ,q "I "oaru0>l!'I°"' '4J. '""l"I 
ea,,no,_-,, od pu,• pa,"""'"· '"'Pl "10 :,a,io~,i,a " seq "·" l 01m SIi "! "'' " 4, ,,,, a ,<14S,r "If 

·p,o, "" U,WJ '"""'"' ""I' "OJdn" "' '""'""'' '"'' 0! p,pr-, 
" "'q ""4 S '"' ,..,,, "'" ""' """"" L "'"! '! PP' '"''"OH '""" e '"" "'J r ""°' f'>ll""" ,.,, 

'"'9 poe ""'"'"'"" '4' JO sar'''J '"' ""' •P!' "ll. '"""') "I' '" '"'" "" f"'[""~ 'II 01 uo""°' 
• <(locu 41 P'P"" .,q II' " ''"'~ ,, ""' sc,on • "'' > "11 J o """" ""' , I "'0! '! P rv '"Pl"' l"'I <I 

,.,, ,,,o, I< "I' 'I' "' "-"Oli , ,,,.; " p~ ,now•rlm p I'"~ "II 'ea ~! '"P! ,.,, "'"'"" ;,p o,<Js 

"" ""'8 '"'''·"'L' 'I'" "" P"" '" spu,q '"'"'·ISC"" P'" 1" 1q ''"' ""'"O"Q •m,n" "'"" 
,; o,ddO<fS "!' rn ''"'"' "'4 '"' " "I'""'"" ~" "'" "~ JO """ '"' q w o, '"'" 041 "'' ·" '" 'l ,s orl '"" 

u"'""'" 'II , u, '""' , sap = umpos "'" """""" »11 m sOucp1 '110 ~UI P•O!SOo, I ''"'11 " IJ. 

OAU([ "' Y<! "~I''"' p °' ~" ! ppoq ,41 """''XI """"'''"J!' p»ado,d "II .<q p, " '"'" ,q II ''" 
UOl)>aS !""" "ll Jo ,-a, P"' op ,s '" I ·o,,ie,o,;? '''°I " """'·"I' "" ":> ' "0' I" ,,, '""'J '4' 01 

r "''"" ,o:, "'"'' ""' P•OI "'"J ""' '"'"""" '"'"" L : , rn, J '"J ·I'""'"" P" ' pa, ""'" ',; < lJ 
""''"'""" """"'I ' (" a,} 111nos 04 J '"'"" ""' "'"'"''" a,µ """'"' p,ppe " >XI ""' ,:; "!"'" 

'~9'J 'l"I~ P"• P" P"' ''l''I" Pl""'°'' I"'"' .C,e,~ '"" S,JS 0'" '"'"l' i,e, 's,,,,q '"! p,uo1 
;_,09 pu, C<ill " • 'l "'"' I'' " '''° P''" I ""°' 11011 ·ni,,si, '"" '°'"" """'"" 'I e oe pu, ,,,uq "' I 
'Is ~ w JI '" " " ,{n,os~w """" o, ''"J-1' '"' JO "°"""1" ,o, , ""'" P"I" "~ " , p,i,, "'"" "'"" 

Oo,ddo,1s "''"' au .'Joi> P"°'" 1'°'''"'"-', J" ,o""ll' "11 "'°'' o, s '°""°' os,41 Ol p>ppe u,;q 
' "' "'"P"' ·" >p,·lq ,.,,, "' -'IL JO ""'" """P I "'°'!'°'I "I' l i, ,;pon, o, "'"'°' JO°' d"[ 'II' " 

P'I'"'" '" puo " Ol,o,._,dwu, ~•d .,,,, 11 "I"'"' , "' p,uO]" p "" e,,, Pi""I alc•,i, _,o suo,i, ·"I , l ""J 
"ll I' "" '""·Ol·prm q '"'""I "'' '" "" Su ,d,loqs "" "' P•O " I '"' '" ,~ '" Pl"'" I COO!] ! rr, "'"IJ. 

dSU "''!" """'~'U" O! '°''' o,,U(l 11'1~ ""'"--'° ,.~,,, >4l 
wruJ "'"Pl "'-I J41 J" ""' "11 u _,,,, o, >'>'!'°'" 09 pp,o 'I' s,,<1,m• oucpjSlS "II """ ""'p,oa ,e 

"' "" ,<l ""P"'I ['"•'! >'PP' P '" i '" Pl ! 09 l"" cl "II 10 " °'"•"I , l"W J >41 uo !lld >q O> '" 'P"'·" 
I ""0'] I pp, ,.,,nba, 01 "0' lO IOSa, >! 9' " ! f"'P"l"' ' ,,;;q °""4 s' 0<1op,oo OM J. 'll01l,c>Oi '! 4l ,e 

''" "'"' ;q o, ''" """' """ "''I '' ~'" "'"" '4' JO i,mou ,, "" '"! "'""P d1 '4 01 ,;p , o '" P"P! ,o,d 
'1 Pl 004, UOI "'°[ Sl'[l >OJ S ,sh1 "" '"' 11 4S! < V '·" 'U ""' "11"•" wru J ''" "" "' I "'"!I! ppe 

"'" Oa, I I' M 'I" jM ',op•d we, C P "' ""'"' ""'P'"I '°"II "'! ~ 'f"''J P'Ll'""'" ,o "'I ' " '°"' cl 
"fl J o "'" '"'' > """ '4.\ { ""01UI °' S' ,a «p 'I 01 "" "'"' I "' S"' "'"""' ,~,.,,o,, s ·'""~'"" 

t '"'" ,1Q90·JSO 'ON 'I'< 
10"1)1 °NOJJ')d 
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P"'I' "'I' "" "' p l" """"I "'P 4 "' OJ SUllOjU o, ,o,u ;; ; ULd d04s 
P'"'<io,C ou, "04 J' ,o, ""''I'" P'l""P e "'P"'"<l 1,41 ,o,i,o~ , I '" f JO 1 " '"""" , p,un,q os 

seq ,oe,,1JO , '4J <fi !"P S "! Pl "'9 pu, ' u! "'P "" ,~,m "fgnd '"'"""'I "" '"'I< oou, ?~,. ,.tlw 

" " 'P"P""' """' P 1" """"I '·"P 3ll.L Sp '""'" P!~"P 1 "'"'' "I "'P 'N"•" idd ' """' osJd 
"" >41 "4' µup p,soa ~, ! "'"lo "I' Lctll so ""b" "'"! P'O So ! ooz " I' J•' ('1i01 it > • Cl '""''> 

rnu,-jo,d ocq,,,q,,, h,.,, " ou " .,41 "'" ''!"'" " , me; ,~ , "'I P( """, u1q 
·,~,.,, 0.,0 ' U "l'IS om'" P " "I """ "''" e; '41 " All "'""' '"''" 041 -' "'I '"" 11' " '" >, """I aAO(J 

"'! 1'>< °' "f ~ "II 01 """ p " '""" V f"l "'J "" ~" "" '" q o, ,u,c,0oon, """LSOp>d 
a,o "'"' 0 """' V l'~"':J Ol ""'1 "' 7 '"'" P'" w 1u1u,p, "" """ 0'" I "l '"P ,,;, """""' ,04S,4 
,10 '""""' l'•"P"' "" 10,wdc1>'-r ''cl , If" '""" v l'""'J " ,po, ,,,p,~o, "I c '01 '" ,a ,c ,,,, 

"I I ~op,uo• ""'' '""'" "'! "' "'"""·'"'"' "'" "" J ,,. """'" pa,<e,dd' "'""O,) '· ;,S,o,a ~'"I'd 
; w, "I, ·"""'I""'' opvu s, !I lOJ P""' pa., O '""'''"" -'I.I. sa,o, WI>" '"'"" "·"' "ll u,.,.~, ,q 

" °' "I""" >OS P"' 'm[ ' C, .,,.,, I "l"I "'"9 "' o, " ' po, '4' >OJ "'!' " a 01 opv, "P'" oo 
"11 10 uo"'"'I """'"'~ '" "' " 'I" ,,,rqu, .>~1 'PON '°"!"') '"'"V l'"'"J ,41 '°-' 7Cl~Q 

, '"' 'Sf"'P " "" "' "·'P 'sell"" 4' '"! "'" P'l'"'P ' "' " 1 od "'"'""I "'r P'" "" P"'I '~'"' -•uo1 
""'"' ,,o1 ,1 '"""' "'"'J " "o .L ce "'1 poe µ"·" I"" H mefuo "' ,,Joe "ll · (2 Ou a I '"", 

''"" o 1,,, , '! a 1" ,wdo,,.»a ,,. '" '"'"""' " "" p "' '""" ,u,aw '""":J """ J ""-'•·1 
""" "'~"!""" .,a,,,. .. J '"'"'" "'"' • d" Pl '"""""''' P"" ,,,,., """S l""'"""V ,ott, '" I. 

vrns I rn~ ~()] I ,, 11v.,, HH·" J:i~, l'ldf\O:> 

"""! """ , P"' ""04 , uo1101 """ 
"' P'" '"'"" 11' ,o, 8 "~ •r '19 1ssad '"' I ~ "" ;,,, ,,~ a"' >'I' "9 """' "'I' 1" ,,, ""'~ '""''~ 

r,,<sa,d " I ,iq ·,, '"' "'""' "II "' "" "" "I'" tu ,pp nq ""'' ·'"' P'P'"'' ]CU "'' I "' "!I <kl, "LI 

[>opp, ,q osre ~I " o,, ~, ""'"' ''"'" 1' PP\-'""'" V I c 11 "'j pue ,~, ! Pl! 09 '"'11, 10 ,oo, o,p 
UO,MJ;q POI"'' o.m d "" P'°''"P"'I IMJ . "" ' P'" :a no ]OOJ-UO, l Al "'' ' ""'" "'l "'" "' ''" "" "' 

"" , w, I >! "'4J. ,; "" :I•'· 1<["u ' 'lqoO "ll "'°"J '19'" ,, ,q IL'" '°"'" " '"'" ,as,,41 "'""''"'I ' "" 
"II 0, pappe oo,q '•'°4 < l''l'f' I''° llOlHI o,o >11q M ·,oo,s V [OJ)UOJ UO 11'"''P!' Sm lSl>O a, I L >''1 
'""'' !o,prn1 ·""-' '"°''"'"' "I n,-O.~,oq "' 's"'4' P"" L»J """I ,[ ,,O "'' op,,, ,u-0 4u" 

d",s parle,sp,01 'P'" · 1,m J · '" • f"O'l d "< I """ 1ade 041 '·''"P"°°'l '" ,,;c,. <I "" ' "I"·" ',i e~ >p,s 
" 11 'I" "' I 11 •~'P" ,,1 0"" 0"'1' : Sl "'°''"" t, , l d ) 1" '"''"'' <1 ' I "" '11'1" <I 10,,; -,a, f''""d"' 

"'' " a, >4.1 a,, "Cl I I' Y< "1 l"A\ " ,o 'J "'"'"" "" ""' '·" "" I"" l"P ~'"P'"I '41 _P "'"" I "II 
'-'"'"' Ol '°"'"I'" 1so-0·1lpp• "' ol;a, 11'½ '"'"l '4ljO "•'!''"'I''"" 0<1i '""J,co, c ;>"' ,,,ni ,, 
1' '1 ' "' I "" 'I' '"' "" " vop Soc P'"'l "'"I , "4 '"" , '"'!') ";I. " o, l"lSa, '-"" JO .cm f""'•drud , 

,{9 P"'·'" '< ! l'I'" b,.,. '4 fl' ·" ,nae ~"' peo I 041 ', '1 "' S '""°'I' >Ill J O uo, "" l '"'-' a41 u1 "'""0 
II' I~ "11' '" 0! "'"" ! pe ' "' "'·"i' ""' ll'" "" " '"""I o.rn '"'" ~ " P,c•1 a, a ,i '" "·" a,udao, I' 

l'II UI ,~ '" Pl "'" '"' J" mo, I" 'I' "'" , 4l '"' '"'"""' S ,·peo1 pu, '" -..JOS se4 01 ,s ,a., Cq "' "l.l 

"'Id"" P'l"•'P 
•"II '"°'! '°' '' I em a ""' ""'" '41 ;o "'" o,,o,u" 11 "I' '""! 1Jcl, '4l P"'° II' •"' s.1~,s ,,.,,;,n,noc•tu 

o,,o ' "''•'U II 1 f\ '•'11' .'ii pm, '" "'°'i I l' '1 CO.) 4,09 "" 'I ""-'J '11< 1 ,oCq '1S "II ,oo, S oSc,, '1 J 

' ·''"' ILWJ(CdS<l -,~ 'I' J 
LO·')!-,~ H,nDO 

' 
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l'GCPB~o ,U-01 
hlc~o DSPOOOIS 

'""' ' 

The dc1, ;J,rl ""° p lo" m ee i, m,st of the sm,,j,i Os '" LI, th, ""P"°" o, ,ewe,,! Je>·e lopmml 
cl «Lnct """""' d , lo, " 1,,c1, th, ,pp I ''"'" "" ,cq ,est,d '" ,mcadm, m I, o, dee '" " llow the rlsn 
to d """ t, "" <he de, , lc•,m,eat d ,std« ""'""' d l, Ohe a l,ecaat l,c dc;e 101,m c,i, 0 ,stck , slaad,cds 
" "" b,•nei;, the Ocvo lopme,, "cl 1", d "'doprncn1 d ;,Lnc,. '"cl wl II "'" .sc, 0'1oa i,; II y ,mpafr 
,H,pSe,nrn 1m,on nt th< seCOoc pl a, J he "'""""""" th." the •r.pl,c ""' ha, r,q•,,e,t<C .ue Sise~ sscd 
beim, 

SITF DFSIG., 

~"'""" R,·qol,-,mca1' 
So,rnJ,.,cl, 

,. Tl" ,..,;mum """'""' of Qff,,cceel p,chlne sp,ce, p,cm;11,d ro, '"" ,.,a 
"" 'VP• ,h,11 b< "'"' to "" mlolrnum numb<,"' , . .,,.,;,"1 o/1->ln~t 
~"'"'" '""''' ;, """''"" with >«,;o, 17--'SSI>) Qf th, Zoo I,, 
0 ,j ;,.,a "' ""P' m<>tlof<e d ,. fo II•~ ,-

l Tl., m " im um num be, of off. ''"" l""IJ"" , p '"~ F" ,mo1,.,1 fo c 
~ho,,,,;,g Ceote,-, betw<eo !S,000 """ Je9.99' '""" ''" '' '""" 
le,,ol,I, ,m·, (GLAJ shall b< "'"<lifie<J from Secoo, "·168{•) .,, 

,. II.II ""'' '""' p r thealt ,.., , '" II ""'" itl , ,o mo.-. "'" o '" , l'"'' 
P" ,no "l'''"' f«t of GLA 

B. Th, m;n;mua, ,rnmbo,· of Mf,>Ln~t P"kmg 'P"" p,-,mott<d fo, "''' l>ml 

""' ,h,11 h, "'"""" W ""''"' from the mml"'""' """'"" of"""'"" off. 
''""' pa,km, 'P"'" in "'"nlao«· ~Hh S«non 27-!68(,) ol Ob, Zuo,oi 
O,Olnaa«. 'l'h, m;nin,'lm ""'"b" of off-,tou, pa,kl,og ''""'' p«m.,tod ro, 
Shopping (,,,,,., (b,rae<o 2',000 tv J99,99" '"'"" f<et ofGL,\) slmll l,e 

,qu;v,l,nt 10, 20 "'"""' """"'"" of Oh, mu,;mum numh<e or ,,.,ml Uc.I 
oIT-,on,et po,·kmg 'I"""' {ao eakulstod f"' Ston<l•cd ~.l), 

1 h, ''"' m ,, ,cq ,,kcn,e, '" "'' I "cl' th "' st< p, o f ,., b, l,<1,00 le• a I lo-, pa ,, , og <e<I" , 1,c'" , " 

o,doc to ,crl """ vch,clt 1, ,p, "' th, '""" ''"'°' p I'" """ ,ncl ,<l;,i 1 he "' hJ 0'1 "" 
l"md,a,d ~ sets o,t the "'""""'" m,mbe, ofp"''"'~ sp,ce, ;,I lowed, whcch ;, ,90,,I <C lh, 
,,,in ""'"" " llowcd aumhu ot p,rk1 11g op,,c,s '" ~u.,,· to Occl ,o " l 1-l Oi fa). ',t,"'l"'d S 
, llow, o 20 P'"-'" L o.,J ""'°' ,,l 1h< ao "' ha, '" """' ct' St,""" d A , "" 0 Stoatlocd C 
'"''"' "' i n 1.dd , t, on,I "'""""°" , I "'° ,,c "'""' ""° I ""''' bcc·a pcoe-.;,scd 10 1 he 
rl" ,1op,n,,,· 

F "' 1wk,,,g 1.,,,;o,cl ,, m ""~' ,f 1h, '""'"''"'' "'""b" of ""''"3 'P'"'' ""''"" b, 
the D DO/ ,,,,,J,c<.i , r ti " so, Lo, "'""- I k ""''lope, 1,,,, pruposccl ao ""'""on,. °' 
comp,e I 'P"' ;, Sn ll cocommenU, , ,t , m I o """ m , 1 lw LI " " '"" bee of m•c,s 11 P"k "' t 
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l'<lCPS ,o 10-<ll 
r,1,-;o DS/'--00015 

l'ao, ' 

'P"'" be 1e<l11ce,I Le confom, Lo the ma>1m11m '"""l>.' p,,nnlllcd o, the scctm p>,11 St.ff 
J,..., "' um m<a<l,d Lhm """' I " g spaces ,h ,1 Im , be, a .,how" w;,h ,o X Cl\ 1 l,e p la1, 1h<L '" 
,oc p mv, dcd ro, shoppmg C,11 L ,to,""' ,hm,IJ b, o,_,,,, l,c; ,o , lo i,c.l p<Ltem wi,hl o ,h, 
p,,rl-'"" loi o,,d ut1 I "~d ,s odd ,L,un,I pl,a1m, hod s fo, m ""'' 1>,ck "'' Ju I laee, '" sho, Id 
o, ,emu,c-J crnm the pl.,, I low""• 1ht lb odd,tooe.,I '" ,;,,g 'P"" ,bu,e lhe moxmrnm 

, llow11ol, '"' me '""'" inc ,n;, "" a " '" "" I 10 \ho sococss ot tli,s s loopp ms " '"" aad 
<h , " fo,e. 1h, opel """' "s aa,cnOmao, ceq ueso ,o 111luw the '6 ,,,; 1\,on.1 I par k11\g s P'"' 

, '"" " '"" " " "' r "'""' oa m, """ pl.1a 

Pa,k,.,, .,,,1 Lua.O;no Ano, Urnea 
Sraodord, 

A. ,,,,r,,c,• ""'"""" '"" '""" "'' h, locnt<d °''""" "' m,;, • .,;,,1,.,i "" " lul 
""'I 1h,· ><n~,. Ps,,l>a< lat, ,hool,I ho locMN Oo 1h< nos, of b,;1tl,.,~, Wl"n 

""' " ""' """';""UC'""""''· [»•k;,g ,oould "'' '"""" tu <h< ""' o, "" to 
11" n«n( """Ible Jn no"" moy '"'"'"" ""'"'"" """' """P) mon, 1h,o 
J{i """"' ur Ob, /rnntaio of lh< lo! 

The ;o l,-110, pmp<>scd b;· the ;,,c lope, " Ou ""'" ;,tema 1. "" "" , o, ;, w,1. "" 1h, 
shop p;ng cCIIL« I lo.s """ g, 0,s perm 1ned 1ht O!'P I 1coa1 to mcc1 b" 1 Id -,o I "'" a11J otl,e, 
DOOZ ,t,aJ,cd, ~ )' e,c,t;,, ~ ,a ,ot,rosl '1 n,e1 1 ho p,ck11, S, wh 1Ch j ,d 1100 c u11 fom, lo 1 he 
;bu,., """""" doe la ,ts Joc,1,,,, '" ~'"' o:11,e m11ldm_,, "now ',c:os, oh, '1r«I' f,om 
1h, b,dJmi 

Nu ,obj " '"'"" " pmpnscrl w Ith ,> " , pp I " allu " Tloe lat,""' stc,,m '" I";"", 
Thece1-oa, th, ,cc, ooc "I""" o, "" l;cc '"'' "'" Ooes "''' , "''' ' ,1 P"""' ,_,,, g , he 
trvncaie ' of Oho lot How,v,,, to,sc siut,cc lo,S ~ ;11 ov.. "0}' I OU ""'""' of toe t, O""gc 

aloog the '"" m,1 I. ptw ,11' ru<ds that '"' pol)% ,J, S la n "' 01111aead,d 0 that s1 , mm , m um , 
lt,e ,ppl<e.ol eoc k,sc 1h<S< pa,l ,,,g 0><;,s " ,LI , bnck walls ,od l""ds:, p;11g 1<,>d tt> ,se th, 

"""" ap< ic, , rn ru,m Lo oppl ,rn h le ,;,od;rd ; fc, pm·'"'- mtcm, I "'"" 

C, r.,,1;,,, 100, ,h,11 b, well "•""'" to '"""" .. r,,,, """ ,h,11 "" '°'"'"' '"" 
d "'' ,ed ,u " lo """' < ;c,t;ne ""'"""' , "" n, "'"°" ""-'"· I , " m, I 
pe~,striaa poths shall l,e wdl ,11,mm,1td '"" <1,.,,1, J,l;n,,tod mth;n 
e,rk;ng lot< 

a e 11•<em,I peles1c,.,, , ;"-u l,tl oa s ysL<m hos "''" pe<,~seO o,, the ,pnl, ""' with 
ocd""""·s~,I, lishc;11g Tl,e eed<>«l,n ')''""" ,s ""' ,o,11plet, ;,, .om< loca1101» Tho 
, '"' 1, ,vo,d """" h.s p ,u " d,J ,eu,mc.,ood"' loos trn ,; (I ,1 ,011a I s,J ,w,,lh _,; 1f. m rn, "" ,o 

p,~,· ,;, , , ''"', ,1,1 ""'"" .,aJ WO LI""°'" pedc,m,rn "'"" ""'" , "' Th , 
"~om11icsci0<1ons w,11 mak, ch, pede,tc,aa sysl<m ~o,nplc,c Tl" mommencla1,oos h.a;c 
t,c,,, '"'"0•'""' '"'° ,his ,.,ol""'" 
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f,lc~o D\P-{)G015 

'""' ' 

P,ckm, lot, slo,11 h< '"""'" from roadway, and puhlk ""' \'"''h "' 
s,dewalk,, P'""• ,n<I ,b,llin, oµ<n ,p,ec) w,th 'PP"'P''"" l,,.,d.._•p;na, , 
<O "ti " """ S, I On' "''""" ')" n ,II. o, '""" apprn po•l,t< S<eeeo ;n, (c~ h oiq ""' 
La,i dS<, "'" , ,hull be p rn,,d,d ;n suefa« r• ,•o; n, lo!>. a, fol Ion , , 

L A '"'"'"' p,·,I ,, n o co "~" ,, o f , "" " "" um r" " -fooO-n ,a, 
''""""''"' '1,ip o,,,n,~, Lh, "gh!-of-war Imo ond ch,""'""" Int, 
" I OI• a n,i,· k. ,o,n,·. "' 0 , " hc"<J '"""" n oll hOOw"'" JO ,ad 4' 
''" • "' I , h< ,,.., , h,,11 b, pru,·,ded to m "" !he r• '""'" lo L J O , wal! 
,h,11 he'"""' adj,mH ,, bo1 '"'"'''""""''to, foo,-fooO-nod, 
Jond,eap,d '"'''- Pb" 1 n i , I, , n,; olm um o f " , ,h,de "" po, J S 
Jmea, feet of froo t, ge, ., ,·I o,I in" d rioe-w •, ope, ;nts, , •HI » ilh " 

m,,c'" " of ""! """ , round covo, " , d law s h rn "' I'''" ""' ~" " ee , 
<h< ,h,de '"'"· 

, I'm m e to, lon<lsea pL, g f ,~ ,u im·om1,a i, b I, use, ,s d e fi 11,d In S..:1;0, 

4.7 nf th, f """"~/le M.,o,wl ,J,all '"""" "' a l,nd,eapod Sldp ,, be 
a m,a,mom of fo,., fe,r ~;a,, w;th , mm,ornm th,e,.fno,-1,.,1, om•, 

,ton,. "' fi , 1,h ,a '"" ""' ,-.all, andlo, pl ,nt;ng, 1o ""'''t of o ,.,, 
"'" ,nd th,« .,h, oh, ''" J5 1;,,,,.,, r,,., of ""'•;ng loo P"';m«<c 
odj,een! "'" empe,1> ''"'· 

lfw,,11, ,,... '"""'"'""· th,y >holl bo lo"o,d ,a;oe,nt ro t,,1 '"""'>' 
on1,;a ,, Oh,· 0 ou , -foor _,. ;d • Jon,tn, pod SO rip " , d shsJJ p "°' ;d, at Je,,o 

on, ""'""' n ;th , m;n;m , m of th "' f<<t i a w "' ob P'" '" ,y OU 
lin,., r,,,, wh,n ob, wall,, o,ljo,ent ,o opea ,pa«·, , "''""'";" p,oh, 
µul,I~ pl.,,. o, nth« P"le,h'l;n-oci,nld '""'' lo fae<l;ra« 

"''""""" mov,m,ot '"'' ''"" '"""""""' o,,,w,~a po,C,ag "'" .. u n.,,, •• ""~ 

Tho a Pr ' """ "' ,,, '""'' " k ,.. f 001 ·"''"' '"'""''"' ""P , ,0 '""'''"' , w "" '"' p W,,< 

G,m l' . < (.'OM•,)· i '""°'' ,. ,<~ '"""""''. '" "" p< ,m,ete,s ''"" L r "" '" " ''"' " '"'" '""'"" 
Mdl Um, lhc IJI)()/ stood.,; sbv,c ,,,w,nes lhat >L.oda<d m "''"' 1", ~,0111 N ll,e 
l,mb.,p,d stn p wh ,lo "'S, "'" g a w,11 to "'" c;,c lhc ""''""' o f b, ildob le ace, '"' 
'"'°''rag, h1gh<1 densn,e, m tho ,omdo, node 

A c,w,amg wall w,ll he v,s,bP, to rhe loodm, "'"' behmO G""'• no, racing Wolk" M,11 
8,, vc The w., 11 , ,s,s from be h ,nd 1he G , ""' Lo , 0 L'cet Lsll The w,11 1"0,1 m, ,; '•" os Lh " I 6 
fool hcie't -" ""'"" ,,,,,,; G,,,11 " ll,e ,o,ch,m '"'""" No do,a,11 o, n,ace, ,al 
spce ,ricar,on h,s "''" p,o,,dcd 101 "" " " """" ""' lls. Slaff cceornm,,,d,d tl-.,i 11,e 
aapJ,c,m 1"°' ,d, d<t,,ls to, the wall co """"' " will b, n,~scn,hly "" >'11•<, o, ,1,,,J, 

lh< w,IS '"" "'' """ to 1,,i,k up the hc;thL ·"'" moaoLo,y I ho "'"""'°' ~"'"' Im, 
,m posco • eood , "''" '" u, " ,:;o 1011011 Oo ,c q,n,c LI ,e ,ppliwnr Lo ' '" ,de ''" , ~ "'" .,, g wall 
O "'"" »Joni; w,th 1h, si ghtl m, "" " l,>,s '" o, to "";i;,.,eao" 
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Fil, Ne• U~P-llWl_i 
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Oo Lhc , as ~m ,iJc , r ,he '""" '" rn•n ;, , steep I J Jow" hHI sJo,,· ""') tron, the 
pa) "''· lot w ,; 0 ; rot'""" , wal I >L Lhc b,. so tl,a< w , II "'""' ,es hc·,ght Im "' 2 - I ! fW Th rs 

w,'J rs''"' 9"'" lu"g '"" ;, "'"I" "'m"'" the ne,.h<rn '"f' ul"Lhc """' 1wkro, ore,"'" 
'""' ,,,,,~ 11,c ""d !"J"'" Lv """""·"t ,ow ·11,;, "'''""'"i wall rs wrthr,, 12 fe,,1 o< Ltrc 
bo•,oda"' ''"" ,I " i1h <loe Saa bas rcopb-iy, 

I he 'PP'"'"''"' p,oposcd to mo<!,1; 11" Jm, Ian~, nf 11.e p,.,1•ng lo, to "'''" lm,rn,1, 
r,nvme "'"'" f lo"~'"• Lhr; conccp, s!ould b< e.psodOO to com, cl,;,, to co•focm,oco 

to rhe r,q '""""'"" vf oh, "'""' r ''" , Th, s,J,waJl-s m '"''"' I lo..,< '"'" ""' ,rn rnc<i Imel)' 
•djacc , I 10 LI re u"b. I h, pa,l "' ~ lor 0, < ;; propc•,c'O (,_,a· I a, 100 111.1a y '°'"°'" a,_; 
,,rhc, swbce p,ckmt ''""'" to ho coos,,1,ce·J '"'"'""!he"""'· The ofxl,,, s,,adords 

>hoc ltl l~ ,,pp lki '° , II p.ukl "I ""' ad Jae< ,,. '" ''"" "''""'-', pr r.·,ie •o,,0, A c·oaJ rL roo 
" ,s b" " " " l,Jc·cl m Lh " coso ltrtror, ,c, rct1 ,;r< lire app llc,,,1 m pr v,rd; m, se<I c~d estnaa 

'""' -,,iks '""'" tho 1wc d nvcwai c,i; ,a "'" Llml "' '""''° fa rih ;sl '"''}' from 1 he m " o 

'""'"" ot G ""' ''" ldm , 0' -" to <e m fi.ac,rn 

j, lntenor pbntu1g sbull h, """"'"' foe '°' p,clJn" "" wOr<O " 0,000 
,qua., feo, o , lo "'", A m ;n;m, "' of , i,r , P"'"" , or th , lot ""'" be 
,,r,,;o,• P''"''"" ,,...,, ,·,, purpoS<S of <okul,toon, '" "'""' ,,;,1,,,, 
th, P""'""'" of "' psrkmg lot ,ho It t,, <0 " a C«I, ;nd,<lmi pla,r '"'" 
" lo ,a,, ,,. ,1>0..r "'"' , co mer " .,, , po,•kl ot , Jm "~- a,d ,11 ;n!Orior 

dri,,,.,v, ""' ,~k, """' """ """ "" ''"'""" spaees l•~•"d "" 
dthc, , ,.,. r,, "'' "" ,,J , ""'-' ,;,. "' a ... .,,,1, "' ""'" ,. [ot. '"' b 
~, p<n ph "" I a "•" ,aJ """ , "'"' "'""g t,., ;1r1;,,,,, m ,, noo he 

cooot<,d " '""""' pl.,lmo ""· 

S "'" rhe '""' ,,mrl has chosoo to "" I , ,a '"'""" I. P"''"" str<c1S ,,. ,th "'""'"" lo~ eadnso.J 
l>y """""" p1'01rnis , ,he ?"' """" pl,,,, "'i;s shoul d oot be :ounred 1ow-,cl Lh, m r,,;o, 

I ''"" I "'" """ ; "'"''"' Th, srtc p '"' s ho" Id ,,. """'" lo ,,,~- th, P"'"'"~' of 1h ' 
, "'"''" rla or;,, g " ca pno, 1o .,n,fkat lcn 

M '"'"''''""'"' "" '""')' ,-1,,tol< l<de,1,,., '""""'"'"' ,J,.11 !,· pru,;d,d 

""W"'" '"' ''""" '"" ,nd ad la«o, '"''"""' ... d""""""'· 

r, tic, "'" ,;"-"'"'"' hs """ '"'""''' 10, "''"'" th, P""'"' "'"~- S,de»,lls ''"" 
'"" .,, v,· ,J,J "" bc1 h s,dcs of rno,;, p,opos.·J ,nternd re ,ds H,,w"·c,·, 
lhc pCd,rni,n ,1lle, '" fe0nt of ( """ ;ho"ld b,· cu,be<I oad «parndcd 10 ;n, 1,,J, plaaLlag 
hods, ,t rocs,b le. Th, -'""''" pcopo.,al loas ;I ,mrn Lh " as aa ,,s pl,a 11 g;, p w ,11> pecpeadk , Im 
I"' l "' ! sp,ce; on "'''" s Id , ! h rs p.,1 h i, on ly f,,~ fee1 w,d, , " h ,ch ~ , II "ol prnvrdc 

su m, ""' """"' """ r "'m "" , > '"1-'"8 , ro,ked v,h "'"' It shoo 10 ''"' b, " ''" dcJ ·o 
1"0'''"' ,cc,;, to ltre Jed "" Lhc aorth~,e;i,,n IWM pond 
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The pcrlcs" '" c ""' IS< '°'· system ;,m,· .dcrl I , not '°'' p lco, The n,.,1 , cnMd , o,to , ho,; 
p,o,;;,a ad(i '''"'" l com m,,,,, ,o ,;o,,,,, """ dcfi"""" The "" p 1,,, "" II COMOCm 10 
'"" "q""'"''°' ,t 1h, ,onrl>1,on;" l':lorlcd '",,,,, "'"'""°' ,re ,,1;,c,scd b/ the 

'"""""' 
L,mJ,.,";n,, B,rr,rn,,, .,,1 s.,,,.,i,., 
Stond>r<ls 

A P•hlk 'P"" ,hall h, pion<"' mth sh,d, ,od flow"•;ng "'", "'"!"'n 
shrnhs, ond othe, opp,opnat, londseaprng m pm•"'• sb,d,, '"'"'"' au 
qn•llf; , and "" t stnnnwot«, •• well " to odd '" """'', ,•Is, • I , PP" I, ""' 
'" f• ,o"'"' g """')' ,,,,d <0 lo ,, , 0!10< , dc,·ites, '" ch " t,·, 111,., , co, ,,,.l 
u a I k" "''• "'" ill o "'• • ml got< Oos •'" also < ,.,ou,aged I a p , l,I h s l"' "' <o 
m,"k >V"- 1,,1 loc, o;o.,, ,nd '" , o,;buO e lo """ uf pla«, 

~ p,blic omdoor pl= 'P'" wL<h , '1cck proJectlng over th, w,tcr ho, born ~rov;d,d on 
<he ,o,,,h s,de of the SW\< po"d "· ~oot ofme l'""'"B l,.t wha,e the ~'"°' h,,,l,;,o~ ,s 

lc,ca,erl A 0"' ho ,1, "1 wHh '"'""'P '"! ""' beaches h ,s hcea 1mw;dcd Ho "'"'" , ,l,o 
"" ,,l 1he pl,_,a ,s "" Is,:,, ,,,,,,,gh foe th;, .sh,,ppiae ccotc, ,arl lhecc Is "o pcdcstr,ao 
'°"'"" '°" h om 1te ,rn ,rthc ,hopp,oi "'"" t,, this ~1,.,.a 

""" , .. n,nt/F,.,,i,.a Lng s,g"' 

s"""""1' 
A. rre,st,o<l,og o,gns l0<at,d ani·whor, wnMn ,i, d•><lopno,nt <1;,tr1<t shall 

eoo<l,t of"'"'""''"' ,igns horn""" rn·o ond o,gh1 f,et ;n h"ght mo"""' 
'"""') on o ha,• ond ,l,all ho'°""'"'"" from m '""' ~,ch hogh ~••M• 
mar,,;,~ ,u,h " h,;,k rn· sron, s,gru ,h,U ""' "",oostructed of""· 
, I, mm om. s,gnho,.,.d , and othco· " nulu, low-9 u, l,1> """''"''- New polo­
moo nkO "'"',hall""'"' e<mnlkd. 

I he • ITS o! Oh< I '"'""" "'"" " """ sl"JI uol c•nt•«I 1 >q "" e< loo I for <">" h a 
'"""' 1 "' o r " ,,,,. r "'"'"'"'' , oo , "'""" "'" of I oo ,q """' r .. , fo , ,~<1, ,;, " 
fo r bu lldi ,,(,) lo~,o .,J I , , " I a "' "' ,.,1 sho1,,,; "" « "'", oOlo;, "'"'"""''' 
"" O,c ,,,;, h <h "' o, "' ;,e i:,.,;., "'"' "" "<I h; ,nm """ ,od im 00<d I,,. nll­
'"""'' ~.,k,ng ,,.a lruodme fa«!;O,es, o, aa nm« hu;ldrne onmpl<>, ,s 

,noO;fioo from~.,,;,, 27-0H{c) I h< sired lrnn!•o< ,0,11 be"'""""" oa 
to, proper,; "'"""' D}· Oh, ,.,.,,.., or ,om pin """'''""I w,lh U,e "'"· 

C I h, ""' ol Oh, Jn,·>L•"'""" """ ''"" ""''"'""'I'"""'' '""'roe'""'' 4 
hn'" , r '" , r " '" , r "'"'"'"'' , ,., , "'" '"' " "' .,, , oo ,q "' " '"' ,,., ,,, " '"'' 
bulldl,,(,I ,,, loca,,.i I",_, i,11,g,-;O"I ,l101>1>i,og """'· otl1<r '""'"'""I 
""'" ,,,,,b tl,ce< o, more t,.,,;,...,., !el''td by common ,nd ;"'"''"'"'' ofl-
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en~Pa 1'o 10-01 
hlcNo USl'-iJ601l 
e,,, ll 

,,,.,,, P"""! oad lo,d,o• f,e,l;O;e,, oc'" um,., b,,JJ;,, compk,. '9 

mu,I ; C.ed ~Tim """"" '7 -/, 14( < ), 1 'h< >trncl fron(og< ,hi I be "'"" ,<ol "" 

th, pro""''' °'' " p;,a "' <h , "'' ,~_,~ '""" w;th lh< , ;Rn, 

IL Planting, ,oci low m-""''Y w,!ls shoolO be ;,,,,,poniO<d "~'"'"th,""" of 

slg,,, to sofr,, the" •PP'"""" and hdp '"'""'''' """' ;,IO <loc 
'" ,.,-0,.nd ' "! o,•h,o pattern 

Th, ;c mc-m,m,mal "'"' h,;e b,rn prnv,d,O ~,LI, '"" DSP J,dgcrl b) tl>e t-"-P'" Oho 
''<' "" "'" s,_o " Id a, w,th m th, ,11,,-.J I"""· Tl" ,;" I hvd "" I 1 "d 10 L, J,1'1 Oho 
,,,ono'lnrnt,, I "1-" spcc,fic ,,. "'"'' uu l,,<d, ,nd landicap mg ,01 rto, no;,~ Lhc "!" "" ''"' 
'" i,;, ''"' "' "' " "-'" P" '""' A "" ise<I s,g,o p,okag, ,h '" he '"hm ,ttcd w ,ih C'OOS """' 
dclac ls Lh,,• mm p 1,, w,lt, """ , 1,,, """ ;,, ;, >'"" to cert, tk '"''" 

,l. o,~· ooe mnnumc" un-,;1, ,;"" ,h,11 g,,,,,..ni he p,,..,;tt<rl frn ""'' omce 

h " Id , ag , am pkx. , ; , ,1< o m,~ lm ;Id; ""' '""'"" "'' """" hu;ldme 
shoppmg '°''"· mhro-.,, d,·,dop.,,eo,I, ,,. ,u,11if,mlly ,es;rl,nt,,I enmoln, 
If the omperty o, dc..-elopm,·at pruj«I ha, frooo,g, on mo pao·,11<1 {o, 

, pp, oxcrn ""'' ,..,..11,1 J st.eel,, ,n, mo '" """' "g" ''"" b, pe,m ,tl<J oo 
'" h st , ,et, " mndifoo,l f ,oct1 Sottloi, 27,<; I '( ~) of th< Zo, ;,i Onl ,a '""' , 

J h, •PP'"" '" 1,,,, p,o,,o,e; ''"" ,o,m ;c,1 "gas Oac " ,,~,,•ed 2 u r, " r "'"' LI " ni,1 " ., r­
w,,· "" Cen•rnl •'"""' The ,.,,,,,1 "'1 ,he eart,ace of'"'""""' ccw Tl,e lhi~I " "1 ohc 
'" Lcaace al W ,I kec M ,I I D,·,. c The , ppl "·'"' h "' -"&"'° ,h,. ,h , <le,elcame"l ]o,c, 
r mm.age oa L" o ,ppru, ""'" 1, P" alid sll ""• wh ,; h ;, rnmoc,, bul oo 1, ,,n, ·""" " 

r,,,,,iltOO oo each """' Th, ,.,, ;c., "' ,I ,all '°"'"" O " , '"' "' """'"' ""· he, 1h, "'" s 
t, '"" _,, a loas C '"" a I ~ """"' 

HULOING l)ESIGN 

H,;,hO. Sc,k, aad !11,,,;,, 
S"'""'"d' 
G, Po, "" C,ntml """"' Cu"'"" Nod, ,,..,, hmld,ogs sh,!1 he t>et»oeo ,~, 

,oJ fou, ,,u,;.,, '" hc;,1,1, Th, ,Oopp,ng ""'" "" ,h, s,.,.,,z;mmcc 
orn•ecLk, ,1,.,11 l)< ,.,oo,·eo hy, ""'"""' gmcM} ,,,;,"""'•,food "' 
""""!' ,ion,, ~ 1,;,1, ;,.,,,. • ., , hok<'J-, ~••cmacy. dol,. """ ,,,rood 
,,, "'"'· N o "" " u " 11" s,,,. to,,,'.ln""" p ""I" ,t;c,; m,y ""'" l l5,000 

,~ "' " f«< ''"" nooc " ""· 

II, The mo,.;,, of, ho,l<l'"i ,1,oold b< app, opru<te to ,1, ,.,,.,.,,,a,,g, ,,d th, 

, i,, o f ;1< ''"· Ylo,o 1;1hk 00,-l;k, >I rnd, "'' ,ho , IJ L,,, " oOI ,a , 
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Tho he,ght, ,ulo, a,d """'"' orh,,ldmgs w,th;n , l,,go f"'"' sho,,l<l h• 

, I "'"' ''"' ,o that Oh• ,.,, ,,., "'h 'f'S , "'" , """ of "" tdoo, , "'". 

B•;l~mg, lo<a'<J ,t pmmment ;"""""""' ,ho•ld ,ao,.,,, ,h, ,orne, t>y 
prnv,d,ng P'"P" ,r1;,u1,1;0,, •ppmp,o,1' h,;1a;ng '°'"", ,nd ,n '"'"" 
on th, eornec 

11-., pmposed h,,i Id'"!!-' '" the subject '""' lee " Le pl,a '"' ,;,, o le ""~' rnd thc,<tO " do 
a<•I 1e,h,.rnll> meel ,_-_, h"eht, scol,, aaJ '""-'''"' .st,atl,"1 J he st,md.ud ""' Cc-,, 
0,,1,,,, he,ghl ur lw.• LV fooc ,to,;,., becdUSO lh, .omclo, ,.,J, " "· th, ""'''""" -, '" 
" ,, h,a , '"" lop m,ai D,s i,;ct o,,, 1,,, I rn, l a, app '"'°' has '"'"""'' to t•.os 
,omm,nt b•· md,c,tiag ihat ,II cf the prnposcd b,dld"'-'' '"' ,o feet " mo,e "' '"'"'"- ·,:,, 
,pp I "'""' I, " , lw P'"' .0,·J som,· f,,., sc·co"<l ""')' " ,ad,ws m add ;o,oa lo " ,ma II 
ao mb<, "" I ,,c•O f oc o ITT,·, ,pace I " ,JJ , t, '" lo O,cc b,,, IJ_,, _e hca"ht "'"" ; <emc'ai~ 01 hec 

""' '" " t·" ''"" "'""'"-, ,tso "" ,,,. '"""""' th, '" ""' o! 1h , mxu 1o , """ a ""- " 
oo,;,o-_,nca, ,h,i ;, h,gh'.y ,,,h,n ;n .hecaclec 

I~, fo.L lhot 1h, sec 10, pl,o speul.all, "'"'""", ad1'0aal g,e<ecy ,h.,, "''"' oocl allows 
,p "' I 2, 000 sq,a,e [e,L Ag= tl,m, ""'"• .m,pbd »,th tho ,onfiaecl ,wo "P""" 
b, dc,b I, co;d,,r,<•, mao '"" , sobu,h,o "" Cosagn The mrna_,;s,,ac, ',et""" ,h, 
la,d "" ""'" of 1h, ,ee10, ploo oocl '.J,e ,p,.,r;, Jes,go staadc,.Js .a ih, UUO &.>ae cs ao\ 

"'""''"" m ,d '"""" " ,,,l,, ''" 1, m 1he "'"' p,«.t;,,, of 1l1e " ppl ,c,,ol, ""' "" ,,,,,,1,,,,ls 

11,e ,,pp I ,ca" I l,a,, "'°"'"" '""' '''""'"'" ro, "" b,,, IJ,,,g 1,, '" L 1 hru,,gl , """""''''"'"-" LO 
lice sh, rw,,,J ;., g "' ;,, temdl """" " elwc•,I " ;,1 , "" prnV<d p,O,,tc,a,, , """'" ,on, '"" 

,cc, ,.,,;es h.,s ;., psn~d th, ,,u,H LJ of •I,, culclrn, space ue.teO bJ lhe b,dlJ ; "><' Je,p ,ie 

""' '""' ' lymg r,, I ly " ,II, I l,e a boV< si,,,,d.,cd Tl " "'""'' " ' n " b of ,.,, "'" lo "'" 
''"'"' "" ""' L "' ""'" """' 0 b , II" ""-''' " '-'" o I ""''"v"I ,1,.,b.,,p, a<HI ;~Jo,I "''" 
cc.,. '"" mcnt A dd "'"°'' Ou,ld m ! '" ,cu '"' ""' "'' "" '"" " mes '"'" ,Lso Seen P""'"' 
lo !ur .hcc '"'""" the q "' loL ,, o I" the "''-"' 

I" add,,,o,,_ 11,c ,,,1,,cc, '"' ,s <h, onl,,p,ol)clt, m,1,,;,,i "' <h< coac ''" ofoh, \10,g,,, 
Ro.,,,,.,., m1oz thrn "'°'"'" somh °'"'"'"'A'"'''° wh"h", '"'"' rn '"Y 

pcrlc,~• "" co ""'" on ~om the '""' c-ct s ;,c to I he """'"" """ b ,ru Mccm ""'"" ( ""' 
th,t ih, "'"°""''"" "'"' " s,;11 , ,,,o,,,ba ,,,,,, soc,,cl pC<edom,mmil, b,· ""'omob,le, lh,· 

""""' "" d,s,g,, ,s a '"" "'bl' SO I o,;o;, '" "'"' I 1 he ''" '"""'" "* 
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1'<.WPS '" H,-t•l 
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Motenals ,aO An,h,tce1u,al [)et,ils 

'"""""' 
'- H,gl, q,Mitr "'"'""'' Urn I,,.. ,lurnbl,· and "'"'"tn·, ,hall 0, U><d on Oh< 

fopdts o I o II p ro1>0.ed b ,,; kl i""'· fh,•s,• m, t<n,J, , ael od,, hut ,,.. on< 
I Im I re<I Oo. b,l<J,., ,ton,, P"' "' '""'""', wmai, .md o, ~-

Lon qu,IIOr maL«ial, ,,eh ">taatlurl ,mooth-fa<ed "'""''" ""'°"' 
,m IL,. p,efob,irn L..J met" I punel,. and tl!mo, "" lotioo ,nd n,,, 1, ,,.,, "" 

(E!fS) , h,11 nol b, u><d, I m """ on "' ,,, ib<tic nic,in, hu lldi "g "'""'' lo, 
w h1<h ,nn , I "" !ho a ppea rnn« "' nul o ml "" '"" Is, shnnld ht o, ood«I-

I he prnposed b"' 1cm j< '"' fi o,s hed ~ ,th , com h I o '1 ,on of bn,k, spJoL r,,.,,, C M L s saO 

ElfS "" "' s 11 , de,a;ioos '"' e'"'"")' """""' , I• "' "" o r E L ,,, ,s prnbb ltcd by Lh, 
stood -,J , bove. ', o ~c,,okdaw" ot ,he popo,c; Oo "" """" al , ha, """' prudd«'. LI} 
lo"k,a_, "' ,he «orlcccd cbac,o,s, ,t sccms 111at EIFS "'"'"'~ roe, 1""0' pec,,nt,5e of 
the w,, II rn f,c c, l he , ;o,on < \ at F, lrS ,s ""' "'°''" °'"d,0 ;, 1 he scctoc pl ,n I , that th " 
1,0, of fm,.sh "'''"'"' ,; ,os,ly ~·o,n ""' ,I " " loc,L,od "" lh, lowoc po<L,oa of the 
O,,, Id m _,, [ f the,· '"' moy t, om !>'d<SI , '"" , s,, I , '-' LI '" ,ppeill '" be m I h ,s 0'°1"' 
wl,e,e 1hc· ~!> S ,s '"""' on the upper pa,1 of1he bmldi,1" e]e,,,o,""· f.11 S em, ,de, 
'"""' ,· lscmJ """ 1, ol b"' ld,og m ,re,i,.h ~om , des ,gn pe,sp«-"v< I hm, Io " .. O I, I> \ 

,I """' °" "" """"°" ., ,ccec1able 

G , T r.nlem" ,k b ,,iia I n,, w ,th r, pirnl f ranch,n , """'"" ,e ,1,.u no< o, 
pecm;11,d. 

C ,co '"°' ih th< sector ~I " spec, f"' 11,· aeq, "'° , ootcon,I , "'"' s1occ he l'laccd "" 111 ,s 

"" and the srr' '""' ,esponJ ,a 1,,- po,,•,Jiag a G ""' "'""" """, tho (J ""' '"' 1; , "' " 
avl Lyp "''' ''""' '" acch ''°"" " Howc,c, co,ta , " a,, '""'"" al , ''"""" "" luol "" "" oa 
o I" [ IFS pond, '" P""""d S , d lscu sscd ahooe, the Pl a,,o "'J B oo•I fo,,,,<I 11, " 1 <Jo, Cle S 
" ,I ,o~ " "" LI " ele, .tlon Is acC<ptoh le "'" •rr•wcs "" opp I ,cant', ,,nc;dmc,,t '"I ""' 
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l'(lCPB ~o 10-0. 
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Wmdow "' Do,, Op,n;ng< 
sra,a,m, 

B. >oo,, "'" <, w Ith ,-,ca II ""' at ,t,«t ~"I ,h,11 I' rnv;<1, I, cg, ,h,1,I•) 
,,,.,aows, m,,,1,1 w,,,a,w, ,h,11 '"'""'I'"'• m"'""""' of 40 re•«"''"" , 

"''""'""' of ~u P"'" "' o f • sto "' ront 's froo "'i' I m "" «d ;., '""'" f "' I 

I h,s slaaJml has bcca mcl oo lhe W'""'" ""'" pc•sslbl, oa oll of lhe bo,ldmg, ""f' la, 

Lh, ''"'-' , levd1 "'" ol Lhe L '""' bo;[d '"~ "" l I> "' vmmead ,ag '"" illld 11 '""' I w,ad,,~·s 
he r.covia,cl ,,, Lhe fwat ,i,,,.,tl,a aad Lh, sacl, ,l,;,Lloa feclog 1h, "'""" fmm W,llec 
MIii Dd,·e 

L;glHnog 

'""''"d' 
D , P co """' I, , oc m·w a ,~ "'" p m,•a, sh,JI rn Om ,, ., '""'P"'"''"''" , 1;"'' h "" 

'"'' "'"' "' [Jn• 0 , "" or a,,, ,;1,,,1 ,;,,, pl, , n• 1<w , 10 nn lud, ,11 "'' rnl '""'• 
r,l,m, , oc phol ,,,,,ph, i "dk, oin" Hoe d" lgn, ,;,. , m,·thod , o r II" l,tin, r, , "' " 
,, « """ ,,., , ,, " d .,o,., i ,.fo,m«Olo" Oh, Pl• " " I "" Bo,ocd "'" " ;...,, 

I h, ,ppl""" ,,,,,;d" , l,1htmg pacl.ai, w"h 1l1>s D>P ,n,lud,c,g 1,,1,,,,,g 1;,"""' 10, 
por)ung lo~. pedem,on pathways and iludd11,g,. redestt,011 l1glrnng ,s propo"d on m, 
P'""· b.,, 00 d<t,,il h,,c b .. , rro,,ded O<ta,1, ,,,.,,; ,1,0 be ,ot,m,11e; fo, """"' 

I I 3l>tiog '" m O "''"" "' S ,g• ! I ,ghrn, g '""" Id t,, '"""" 00 > 11 ,,,..,,;,,, S ,, ., 11 l>'Opo<ed 

''" IJ "' gs '" .,d ; "'C" the I ,gh ,,,,g ""·" ,, '"' "" "'" ,,,; ,,.,,. ' "''"' d """ ~ ot fi '""' 

", ' ,, n noz " "'"'' "' ,;" ""'' '""' ,,,; ,ooo:1 " '"; 1 , '"'"' a st) "' ,1m ,,, 3 o;trc,, " 
I , ghMt ~'N> ,ad sp,: , I ;c, II \' ,cq ,,;" ,1,., 1,,,;1 rl '" g I ,gh< "' g ,o ~ o coo,,1,,rncd s·uh ,he "" 

1,gh1iog "'' ,utti,ico1 1,ih1iog tic p,,,;,•1 """'", ~,,, '"'"""""'" "" ,m,rl foe 
P"""'· wh,I, cl,s.,patm, oL ihe p<Ope<l)' Lme. aod t.kmg m,os,a,s lo pa,v.;,l l1gh1 

po 11,, " 8' A '"" '" """"'' I I gh11 og P''" '"''' be P'" ,o,; , A com P" """ '" I ,gh, '"g 
P'"" s,all Oe '"'°''~' ,,,d app,o;,; Ov ''" 1,, h.,, ~,11go Soc110" as "" des,~"" '1 1h< 
el,'°"'"' Roa,d p, 101 "' cco ,cka<10, 

P<JULIC AND PK!~ 4T£ 0!'£N SPACES 

r•,, '"" " ml Pe.,~, s,,.,<1,m, 

A, """"' '"· ,u,h as """"· de<oraOH foon1'rn< ,rnd ""'P'"" ,b,11 h, 
lato,po,.-tcd into !)Hhl,c ,o,1 pm ,to open '""", oad ,oomrna!ed with 

,,,, '"''"' ;.,. ' !""'" 
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"'"' . ' 

A µla,a ,re, has 1:,.•c,, o,,,po,c; o, the sooLh s,dc of,h, SWM p,oad w,th omcmt,e, a,d 

la " '"''"' ng, I o '(1d,t '°" to the s,,o of<l,c pla,o th>L .stotT has aec,•mmead,cl be mmeasocl , 
,O<I ,; "'"' l a '""""" '"·' I ,,; "'1- "" hl.c an shm,'d ~, lc.c I ,J ,J u.s ,LoLeJ '" Lhe pmw•se d .,.,,,,,,o,, 0,10"' 

G. Crn,sw;lks sho,td ho pmvtd,d ,t ,II ;,,..,.,,;,., At S,ca1;,., w"h h,gh 

,,e<J,~•n'" "''"', '""' erns,walL~ ,hoold be s,fe ""'"'• w'1h b,mp--o,.,, 
sptclnl po>"mg """''"' "'""''""- eountdow, pede,t,;., ern.sm1 ,;i"'· "' 
"""' ''""~"'"g at'"''"'" tn p,,.,a, a g, cat<, ,kgn~ ofpedc,1,;., '"'"' 
(i,bj«1 to tl,e app,m·,I of new& I' ,ad othe, apprnpnok "''"""I-

'c,-sswal, s ""'' heca ps» ,cl eJ '" mi,y loc,t,on, " ,ch to ch, 5" bJ"' popo,al. Crosmo lks 

wll I ,,,,J Lo b,· ,da, d lo lhe '" """" '" ' r ,;,. "'ll'"' '"' 'f"'" "" ,.,, t,o,, th,0 
~'""' 

""''""' Lo "" ''" " R''""'''"""'" l,y 11,e T '''"'"°"''''"'' Pl.ion,· 1 Sec,''" 

K. e,dest.o,, """'";o, ,bouJd pruv;a, wm•,o,eaL ,nd w,11-,m"""' """ '" 
the \1e<rn st,t;oa, 

lhe.,,b_,"-L"k "will"",-., lh,~b o[, mde Ol lhc ~1"1'" Roulcva,; Met,,; St,t,0", O»t 
,J_,acea, lo ,1,. m, l,e ""· Tl" """ a Ian en " ,,,,i, tl,ot ,h, 5•;1>1cc· "'' ahou Id """ , 
s«on tee p"bl" <ranrn co,11cct10" through oahaoeomeat oL the "'""',t t,,s slop by ,dcl In" 
, bu, ,, he l,c, ,11d ochcc I"'-'""'"" ,me " ,c, es H owc,cc the '" bjc·ct ,, Le ,s lo.-'"'" "" LI " 
,o,.,h s,d, al C'""'' ,,vcm,c, ~h,ch ,s , t,mec to Lh< ''°"""" c,cc,l<Llva fcc-m LI"· 
,,.bjoc, '"' 10 the mm,, ""'°" '"'"'" 1he a;,,,,ce c"mo, Lhe subject"" Ou th, meto., 
m,;c " ; nd d ,ffi, u It " oss , " g ovc, r co t,al A «nu,, h is ,·ecy oa II k, h· that p,J ""'"'" 
" ,-· I d <>'i k «om 1 h " s,oc ,o ,he '1 m "'" ll,,o le,a,d '1 elm SLol ,oa 

So-.e< ,nJ Sil, f,mHu,e 
S"nJn,O, 

.\ H " ,hc·IO,· " '""" ls· "'"'""'' oo '"" " "'' "' '"""" " , ""'' mm,d hy 
" verupn, " • ,, .. ,, ... Th,-,, ' hall h, ,011stru,ted """ b b,gh-g "' I, L • m'"""" 
,.,d ,1,,11 h, eompo,ihk wtth tbc ""'"" '""""" ,ml m.iu,ab ,r Ob,· 
"' lxOO-u<e e<ntec m the co no ""• 

fh, ,ppl,,,,,, hos ,oi,c,i,; ,h.,; 11,, hos .shclle, "''" he p,c;,dcd w,tt, Lim Oe,elop,ue," 
Th, "" " p 1,,, '" d "'"' ths, h ,os tcaa.sp, •nat,on I ,am rnelcc- "'"" , hv,Lo k , .. , h,mc.d n 
· lo, C<> <c,,I ,\ ,,ea uo C o,.;rlo, h c,,ic, wh "'· I , ,d j ,ucenL Lo Lhe """" '°'" """ or fo, 
""''°'""""" fc, I; "' a ""'P'rt"1 loa r ho c h "''"" , f Lh, b ,s '°''""" shvu Id Oc , "" p,t, blc 
"'"'' 1hc~· ,o the co,, '"'' A Cos sh,I~, has be,,, ,~.v,mn,,,cld l>, 11" Tc,11,p0<t;t,00 
l'l,,rn,,,g Scct,,,s 10 he placd ,Ion, th, '"'' fru,,,,,, o" Cc,,L,;I A,,.,,c ,,bJCCL t,1 foul 
,op,os.,I or tl,c lkpartmoot of Pub I" \\>01ks ond T,a11sport,01on tDO'I,$; I) "'"h has ·h, 
I 0, ,,; ,cO,oo o;c, Lh Is mOIL<, 
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, """'"• Onlm" , C< : Toe ""'-"" .,pp I ,c,t'°" h~s hccn "'"""" I c, ,om p' ""''' " ; It, LI "' 

''"' " R' "" "" " r I I " C-S-C Zooe ·"'' '" "" ,,,.,,, ·'"' ~' ~" '"'''"" o1· Lhe "'" '"~ O,jm '"" 

, 11,e '"bl" 1 ,,alcc,1,0" " "' conlonmncc "''" the '"9";,omrnos ofScctm• 17-,0 l(b) of 
1h, Zo,;, , oru,,,,n, ,. " I ,,c:, gos,•c,,s Jc,·cl OPI""" "' com me"' '" I ,ono.s I h< pmposed 

"" mcled;,g o ,hopp;,,, ""L"-, l~,,k. ,nd '"''"""' '-1< l""'"ttcd "'" -" 1h, C S-C 
J,,n, la ,JJ;L,oo lhc· ,,,bjecl "'' w" "'-°'"' lco,n ''" 1-1 Co,,c to tho ( -S-<;/o,,, 
1 hru, ,h , '""'"" ""P " "'"""'"'' "PC lie1.t,on , wh ,,'1 "" ap p, o,·,d o,, the """ ,ct 
Co,au I ( ,,;, Zoo " S oru;"'"" )< a. l lOO S ) en f < b•ua,y I 1, lQ•J), u ,i h L "' '"'" I " 
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a. The subject site has a previously approved Natural Resources Inventory (NRl/001/06-01 ), 
dated October 29, 2006. The current NRI correctly shows all of the required infonnation. 
No additional information regarding the NRJ is required with this DSP. 

b. A Type II Tree Conservation Plan (TCPII/141/91) was approved for a portion of the 
subject property in 1991. A new Type II tree conservation plan has been submitted with 
this DSP. The total requirement for the 29.44-acre site is 4.56 acres. The requirement is 
proposed to be met with 0.91 acre of on-site preservation and 3.65 acres of on-site 
reforestation/afforestation and landscaping. The TCPJI meets the requirements of the 
Woodland Conservation Ordinance. 

12. Referral Agencies and Departments: The subject application was referred to the concerned 
agencies and divisions. The Planning Board summarizes the comments as follows: 

a. The Community Planning North Division-The Planning Board finds the subject DSP 
is consistent with the 2002 General Plan Development Pattern policies for the Developed 
Tier and conforms to the land use recommendations of the 2004 Approved Sector Plan 
and Sectional Map Amendment for Morgan Boulevard and Largo Town Center Metro 
Areas for retail uses per District Council Zoning Ordinance No. 2-2005. 

b. The Subdivision Section-The property is the subject of Preliminary Plan of Subdivision 
4-06139, which was approved by the Planning Board on July 17, 2008, which provided an 
overview of the conditions that are applicable to the review of this DSP. The Planning 
Board concludes that the DSP is in substantial confonnance with the previously approved 
Preliminary Plan of Subdivision, 4-06139. 

c. The Transportation Planning Section~ The Planning Board finds that the subject 
property complies with transportation requirements for a detailed site plan. 

d. The Environmental Planning Section-The Planning Board finds that the DSP 
addresses the environmental constraints for the site and the requirements of the Prince 
George's County Woodland Conservation and Tree Preservation Ordinance and approves 
the Detailed Site Plan DSP-06015 and Type II Tree Conservation Plan TCPrI/009/06, 
subject to several conditions. 

e. The Department of Parks and Recreation (DPR)-No comment. 

f. The Historic Preservation Section- No comment. 

g. The Permit Review Section-The Planning Board finds that subject detailed site plan is 
consistent with the conditions established by the District Council within Zoning Ordinance 
No. 2-2005. 
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h. Prince George's County Department of Public Works & Transportation 
(DPW &T)--No comment. 

1. The Maryland State Highway Administration (SHA)-In a memorandum dated 
May 12, 2009, stated that an access approval and a permit are required and that the permit 
is subject to plan reviews and approvals by the Engineering Access Permits Division of 
the SHA. 

J. The Washington Suburban Sanitary Commission (WSSC}-fn a memorandum dated 
February 26, 2009, WSSC stated that there are issues concerning the project that need to 
be addressed. These comments will be released upon receipt of payment for the WSSC 
plan review. 

k. Verizon, lnc.-In response to a referral request dated February 5, 2009, Verizon stated 
the steel post located in the public utility easement (PUE) must be removed (Sheet 4). The 
applicant, on April 2, 2009, indicated that the steel post has been removed in response to 
the comment. 

1. Potomac Electric Power Company (PEPCO)--PEPCO responded via telephone with 
some comments on requirements and instructions for the applicant to submit information 
on their website, and indicated that PEPCO's review prior to any action taken on this DSP 
is required. 

13. [n accordance with Section 27-285 (b) and Section 27-548.25 of the Zoning Ordinance, the 
detailed site plan represents a reasonable alternative for satisfying the site design guidelines of 
Subtitle 27, Part 3, Division 9, ofthe Prince George's County Code without requiring 
unreasonable cost and without detracting substantially from the utility of the proposed 
development for its intended use. The site plan also meets applicable development district 
standards except for the five amended. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 
County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and 
Planning Commission adopted the findings contained herein and APPROVED Type II Tree Conservation 
Plan (TCPil/009/09 and further APPROVED Detailed Site Plan DSP-06015, for the above-described land, 
subject to the following conditions: 

A. APPROVAL of the alternative development district standards for: 

I. Site Design, Building Siting and Setbacks Standards, A. 3. (to allow the placement of 
buildings to be outside of I 0-16 feet of the edge of the curb) 
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2. Site Design, Parking Requirement Standards, A (to allow 26 additional parking spaces 
above the maximum allowed 567 parking spaces for this subject site) 

3. Site Design, Parking and Loading Area Design Standards, A (to allow the parking to be 
located across a private street in the front of the buildings) 

4. Building Design, Materials and Architectural Details, G (to allow EIFS to be included as 
one of the exterior finishing materials as shown on the elevations) 

5. Building Design, Height, Scale, and Massing Standards, C. (to allow the proposed 
buildings to be primarily one story high with partially second story) 

6. Building Design, Height, Scale, and Massing Standards, H. (to allow the boxy building 
footprint of a large anchor store to be developed on the site). 

B. APPROVAL of Detailed Site Plan DSP-060 I 5 for Capitol Heights Shopping Center and Type II 
Tree Conservation Plan TCPil/009/09, subject to the following conditions: 

I. Prior to certificate approval of this detailed site plan, the applicant shall: 

a. Provide spandrel glass window treatments in the current block pattern locations 
along Giant's front elevations to meet the minimum 40 percent display window 
requirement; provide a porch along the front elevation of Giant building with all 
changes to be reviewed and approved by the Urban Design Section as the 
designee of the Planning Board. 

b. Provide a sightline analysis for the rear of Giant building and, if deemed 
necessary, additional landscaping to screen the rear of Giant building from views 
along Walker Mill Drive. 

c. Provide raised pedestrian crosswalks across the two outside driveway entrances in 
front of the Giant building. 

d. Provide a comprehensive lighting package including locations, size, design and 
types of lighting fixtures for the shopping center to be reviewed and approved by 
the Urban Design Section as the designee of the Planning Board. 

e. Revise all plans to remove the proposed tree line from the legend and plans, and 
only show the existing tree line. 

f. Submit the technical stormwater management plan. The plan shall demonstrate 
the incorporation of wetland benches, with emergent planting, into the storm water 
management design for the in-stream stonnwater management pond and shall be 
correctly reflected on the associated DSP, TCPII and landscape plan. 
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g. Add the following note to each sheet of the TCPII that shows 
reforestation/afforestation areas: 

"All reforestation/afforestation and the associated split-rail fencing along the outer 
edge of all reforestation/afforestation areas shall be installed prior to the building 
permits for the adjacent lots/parcels. A certification prepared by a qualified 
professional may be used to provide verification that the afforestation has been 
completed. [t must include, at a minimum, photos of the afforestation areas and 
the associated fencing for each lot, with labels on the photos identifying the 
locations and a plan showing the locations where the photos were taken." 

h. Provide a comprehensive sign plan for the DSP including sign details such as 
lighting method to be reviewed and approved by the Urban Design Section as the 
designee of the Planning Board. 

1. Remove one monument sign from the frontage along Central A venue (MD 214) 
on the detailed site plan. 

j. Provide pedestrian amenities such as benches and site furniture along the 
pedestrian path and public art in or around the plaza area. 

k. Provide a bus shelter at the site's Central A venue (MD 214) frontage or provide 
written evidence from the governing agency that the bus shelter is not needed. 

I. Provide details of the proposed street furniture on the detail sheet. 

m. Provide a minimum five-foot-wide sidewalk along the subject site's entire 
frontage of Walker Mill Drive, unless modified by DPW&T. This sidewalk shall 
be set back from the curb edge with a green, landscaped strip at least five feet in 
width, unless modified by DPW&T. 

n. Provide a minimum five-foot-wide sidewalk with curb cuts and marked 
crosswalks along the east side of the western access road from Walker Mill Drive 
unless modified by DPW &T. 

o. Provide a minimum five-foot-wide sidewalk along the east side of the eastern 
access road from Central Avenue (MD 214) to the private road for the commercial 
pad sites, unless modified by DPW&T. This sidewalk shall include a curb cut and 
marked crosswalk across the private drive to the proposed sidewalk along the east 
side of the access road to the south. 

p. Provide a sidewalk along the subject site's entire frontage of Central Avenue (MD 
214) to be a minimum of eight feet in width and separated from the curb by a five-
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foot-wide landscaped planting strip, per Mandatory Development Requirements 
C, D, and E of the Sidewalk, Crosswalk and Trails portion of the DDOZ, unless 
modified by the State Highway Administration (SHA). Provide crosswalks at both 
access points to the subject site consistent with Mandatory Development 
Requirement F, unless modified by SHA. 

q. Provide a minimum five-foot-wide sidewalk along the northern edge of the 
supennarket parking lot from the western access road to the eastern access road. 

r. Provide a crosswalk with curb cuts from the sidewalk along the western access 
road to the sidewalk in front of the proposed supermarket. 

s. Provide a pedestrian zone of contrasting surface material and/or pavement 
markings across the private road in front of the proposed supennarket entrance. 
This pedestrian zone shall link the proposed parking lot with the store entrance 
and highlight the location of the high volume pedestrian crossing. 

t. Provide a total of 20 bicycle-parking spaces at two or more locations throughout 
the subject site. These locations should be well lit and convenient to building 
entrances. 

u. All crosswalks and curb cuts shall be marked and labeled on the approved detail 
site plan and shall conform to Design Standards F, G, and Hof the Sidewalks, 
Crosswalks, and Trails Section of the DDOZ (Sector Plan, page 117). 

v. Provide a note stating "An automatic fire suppression system shall be provided in 
all new buildings in this DSP, unless the Prince George's County Fire/EMS 
Department determines that an alternative method of fire suppression is 
appropriate." 

w. Carry the same window treatments shown on the west elevation of the Giant 
building to the south elevation. 

2. Prior to the issuance ofany permits which impact wetlands, wetland buffers, streams or Waters of 
the U.S., the applicant shall submit to The M-NCPPC Planning Department copies of all federal 
and state wetland permits. 

3. Prior to issuance of a grading pennit for the SWM pond fronting Central Avenue, the applicant 
shall provide a fountain amenity that has a continuous flow of water and is lit at night if a 
stormwater management pond is located adjacent to Central Avenue to be reviewed by Urban 
Design Section as the designee of the Planning Board, unless modify by DPW&T. The applicant 
shall, at that time, provide correspondence from the Coalition of Central Civic Associations on 
their satisfaction with the design of the fountain amenity. 
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4. The applicant shall not pennit the display or sale of merchandise in its parking lot or along its 
sidewalks and also prohibit temporary window signage in the Shopping Center. This condition is 
not applicable to a grocery store tenant. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
the District Council of Prince George's County within thirty (30) days following the final notice of the 

Planning Board' s decision. 

* * * * * * * . * * * * * * 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Squire, seconded by Commissioner Clark, with Commissioners Squire, Clark, 
Vaughns, Cavitt and Parker voting in favor of the motion at its regular meeting held on 
Thursday. January 7. 2010, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 4th day of Februrary 20 I 0. 

PCB:FJG:HZ:ydw 

Patricia Colihan Barney 
Acting Executive Director 

d-JL~7-f~ 
By Frances J. Guertin 

Planning Board Administrator 
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I. INTRODUCTION 

ZP No. 141, LLC (the “Applicant”) presents this Detailed Site Plan application for 

construction of a retail shopping center containing 113,389 square feet of retail.  The proposed 

development will be constructed on 27.77 acres located in Capitol Heights, Maryland.  The 

development will be located on a tract of land containing 26.72 acres. The property is more 

particularly described as Parcels B depicted on a plat of subdivision entitled “Plat One, Parcels 

and B, Capitol Heights Shopping Center, which plat is recorded among the Land Records of 

Prince George’s County at Plat Book MMB 233 at Plat 91 (the “Subject Property”).   

 As is outlined in greater detail below, the Subject Property is the subject of an approved 

Detailed Site Plan, DSP-06015, which was approved in 2010.  The Detailed Site Plan remains 

valid as of the date of this application.  However, the Detailed Site Plan will expire on December 

31, 2021.  The Applicant is filing this Detailed Site Plan for the purpose of obtaining reapproval 

of the currently approved plan so that the application does not expire.  Although not yet 

constructed, the primary tenant of the shopping center, Giant Food, maintains a lease and the 

right to occupy the property.  It is essential that the Applicant maintain the validity of the 

Detailed Site Plan so that the shopping center can be constructed when Giant Food elects to 

move forward with its store.   

  

II. PRIOR APPROVALS 

 

Revisory Petition 

 The Subject Property is currently zoned C-S-C.  The Subject Property was placed in the 

C-S-C zone pursuant to Zoning Ordinance No. 2-2004, a Revisory Petition approved by the 

District Council related to the Morgan Boulevard SMA which applied to the Subject Property 

and an adjacent property which is not part of the Detailed Site Plan.  Prior to the adoption of the 

SMA, the Subject Property was zoned I-1.  However, the SMA changed the Zoning of the 

Subject Property to the C-O zone.  The Revisory Petition changed the zoning of the Subject 

Property to the C-S-C and retained the DDOZ.  The rezoning was subject to one condition, 

contained in Section 2 of Zoning Ordinance No. 2-2005.  This condition states as follows: 
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“Future use and development of the subject properties shall be limited by the following 

amendments to the applicable Development District Standards: 

A. The shopping center on the properties shall be anchored by a national grocery 

chain store, a food or beverage store which includes a bakery, pharmacy, deli, 

and seafood counters. 

B. No store on either property may exceed 125,000 square feet gross floor area.” 

Consistent with the prior application, the proposed Detailed Site Plan includes a Giant Food store 

which will include a bakery, pharmacy, deli and seafood counter with 57,960 square feet, less 

than the 125,000 square foot maximum. 

Preliminary Plan 4-06139 

 Preliminary Plan 4-06139 was approved for the Property on September 4, 2008 pursuant 

to the adoption of Prince George’s County Planning Board Resolution PGCPB No. 08-109.  The   

Preliminary Plan was approved subject to 21 conditions.  Conformance with the applicable 

conditions of approval will be addressed in greater details below.   

Detailed Site Plan DSP-06015 

 Detailed Site Plan DSP-06015 was approved by the Planning Board on February 4, 2010.    

Planning Board resolution PGCPB No. 10-01 was approved subject to four conditions.  The 

application being submitted with the instant application is identical to that approved and certified 

in 2010.  No modifications to the approved Detailed Site Plan are proposed, therefore the 

conditions of approval are not addressed herein, although the applicant anticipates that any 

conditions not already incorporated into the DSP at the time of certification will be carried 

forward with the approval of this DSP. 

 

III. RELATIONSHIP TO THE MASTER PLAN AND GENERAL PLAN 

In 2004, Prince George’s County enacted CR-36-2004 for the Approved Sector Plan and 

SMA for the Morgan Boulevard and Largo Town Center Metro Areas (“Sector Plan”).  The 

Subject Property is within the boundaries of the Sector Plan.  The Sector Plan established a 

DDOZ over the entire land area included in the Sector Plan.  The Subject Property was included 

within the boundaries of the Sector Plan, and specifically within an area designated as the 

Central Avenue Corridor Note.   Included within the Sector Plan were Development District 
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Standards.  There were standards which are applicable to the Largo Town Center Subareas, 

standards applicable to the Morgan Boulevard Subareas and standards applicable to the Central 

Avenue Corridor Node. In 2010, the Subregion 4 Master Plan and Sectional Map Amendment 

(“Master Plan”) which also creates Development District Overlay Zones and adopted Urban 

Design Standards and Guidelines in Chapter 15.  It is stated in the introduction that the DDOZ 

adopted by the Master Plan was imposed over five focus areas, which are identified, and concept 

plans for the five focus areas are contained in Chapter 12.  However, the Subject Property is not 

within one of the focus areas identified in the Master Plan.  Further, the Subregion 4 Master Plan 

specifically states that it updates the 2004 Morgan Boulevard and Largo Town Center Metro 

Areas Sector Plan but does not replace it.  Based upon this information, it is the Applicant’s 

understanding and contention that the Urban Design Standards and Guidelines in the Master Plan 

have no applicability to the Subject Property.  Rather, the standards contained in the 2004 Sector 

Plan are still applicable and are the same standards which were applicable when the Detailed Site 

Plan was approved previously.  These standards are addressed below. 

In 2014, the County Council approved Plan Prince George’s 2035 (“Plan 2035”), the 

County’s new General Plan.  The Growth Policy Map, (Map 1; p. 18) includes the following six 

policy areas: 

  Regional Transit Districts 

  Employment Areas 

  Local Centers 

  Established Communities 

  Future Water and Sewer Service Areas 

  Rural and Agricultural Areas 

Plan 2035 also includes a growth boundary.  The first five policy areas are found 

generally within the growth boundary, with most future development recommended for the 

Regional Transit Districts and Local Centers.  Rural and Agricultural Areas are found mostly 

outside the growth boundary. 

 The Property is identified on the Growth Policy Map as the part of the Morgan Boulevard 

Local Center.  Local Centers are recommended “as focal points for development and civic 

activity based on their access to transit or major highways.”  Plan 2035 includes 
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“recommendations for directing medium- to medium-high residential development, along 

with limited commercial use, to these locations, rather than scattering them throughout the 

established communities.”  The centers, it continues, “are envisioned as supporting 

walkability, especially in their cores and where transit service is available.”  (p. 19) 

 

 Plan 2035 further describes Local Centers as areas ripe for development including: 

- Mid-rise and low-rise multifamily and townhomes at a density of 15 to 30 

dwellings per acre. 

- Limited new Commercial development at an FAR of 1.5 to 3.0 

- Metrorail or Light Rail with connections to bus services.  (p. 108) 

As currently approved, the Capitol Heights Shopping Center is a commercial 

development with 113,389 square feet of gross floor area.  As directed by the Revisory Petition 

conditions, it includes a national grocery chain store.  The property, which is partially located 

within the edge of the local center, will provide retail commercial shopping opportunities for the 

surrounding community.   

Plan 2035 presents a Vision of Prince George’s County of “strong, green, and healthy 

communities” in a “competitive, innovative, and adaptive economy” with “vibrant and 

walkable mixed-use centers; quality open space; restored ecosystems; and iconic 

destinations” (p. 11).  The overriding Land Use Goal, and, indeed, the overarching theme of 

Plan 2035 is to: 

“Direct future growth toward transit-oriented, mixed-use centers in order to expand 

our commercial tax base, capitalize on existing and planned infrastructure 

investments, and preserve agricultural and environmental resources” (p. 93). 

 

 Consistent with the recommendations of the General Plan, the proposed new Zoning 

Ordinance will change the zoning of the Property to the LTO-e (Local Transit Oriented Center-

Edge) zone, which permits an FAR range of .25-2.0.  Thus, while the proposed development will 

be approved under the provisions of the current C-S-C Zone, it will be consistent with the goals 

and policies of the General Plan and the new zoning category intended to implement the General 

Plan.  The Applicant does note that the boundaries of the center designation only include less 

than half of the Subject Property.  The Applicant believes that designating the entire property as 

LTO-e is in error and that the correct zoning category to be applied pursuant to the Countywide 
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Map Amendment should be C-G-O, the equivalent zone to the C-S-C zone.  However, the 

proposed development is consistent with the goals of the General Plan regardless of the zoning 

category ultimately approved for the Subject Property. 

IV. SUMMARY OF PROPOSED DEVELOPMENT 

The Subject Property is predominantly undeveloped.  In the southwest corner of the site, 

Prince George’s County is constructing a shared driveway which will serve the abutting fire 

station and provide access to the proposed development.  The Subject Property is irregular in 

shape with two sides fronting public rights-of-way. Existing site features include a stream, with 

an existing wetland, running from the northwest to the southeast through the site. The site plan 

proposes two access points from Central Avenue (MD 214), which is an arterial roadway, and 

one access point from historic Walker Mill Drive. As noted above, the access point that connects 

Walker Mill Drive to Central Avenue will be shared with a proposed fire/EMS station on Parcel 

A. The subject site, Parcel B, consists of two major sections: a “shopping center” in the southern 

portion and a “restaurant row” in the northern portion of the site. The two sections are divided by 

a stream and two associated stormwater management ponds. The Giant Food store is identified 

as an anchor in the DSP and is located in the shopping center section. An unknown number of 

“build-to-suit” retail stores will be introduced in the future within the retail section. The 

restaurant row consists of three pad sites for a bank, a drive-through restaurant, and two sit-down 

restaurants, which are shown in an attached footprint. All of the stores are oriented toward a 

private, internal road with the surface parking located on the other side of this internal road. 

There is an access road connecting the two sections, which are separated by surface parking lots 

and in-stream stormwater management ponds. The site design has been modified to treat the 

access drives for the surface parking as internal, private streets to meet DDOZ standards. All 

requirements for private roads shall be met.   

Pedestrian access and internal circulation have also been addressed in this DSP. The stie 

plan reflects a five-foot-wide sidewalk along the property’s frontage on Walker Mill Drive in 

compliance with the Sector Plan. In addition, an eight foot wide sidewalk is provided along the 

Subject Property’s entire frontage on Central Avenue.  An internal pedestrian circulation system 

with streetscape improvements, such as pedestrian scale lighting, benches, and garbage cans is 
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also proposed and provides a complete pedestrian circulation system. There is a bike rack located 

in front of the retail section, close to the Giant building.   

The layout proposed is identical to what was previously approved in DSP-06015.  As 

discussed above, the approved detailed site plan includes 113,389 square feet of gross floor area. 

The grocery store contains 57,980 square feet while the additional in line retail stores in the 

shopping center section contains 31,959 square feet.   

The buildings in the restaurant row section of the Subject Property include a total of 

23,470 square feet.  The proposed bank is 4,670 square feet, the free standing restaurant with 

drive-thru is 4,800 square feet and the larger 14,000 square foot building will house two 7,000 

square foot sit down restaurants.   

The proposed Giant store is a one-story, flat-roof, big-box building. The north (front) and 

east elevations of the Giant utilize rose and buff colored face brick facades and pilasters. The 

cornices are exterior insulation finishing system (EIFS) cornices, face brick water tables, and 

pilasters. The entrances are accented by dormers. There are primary and secondary entrances, 

which utilize a storefront system of window glass in clear anodized aluminum framing. The 

primary entrance has display windows. The building is articulated by a two-step bump out that 

displays the signage for the store. Second story windows have been added to give the appearance 

of a functional two-story building.  

Three additional buildings are included in the shopping center for future “build-to-suit” 

retail. The front elevations of those building are designed in a similar three-part composition and 

are accented with hip roof towers to moderate the horizontal dominance of the entire façade. 

Windows have been added to these towers to create the illusion of a functional second story. The 

entire shopping center front façade is finished with a combination of split-face concrete masonry 

units (CMUs), face brick, and an aluminum storefront system. Horizontal and vertical accents are 

rose and buff toned face bricks, cast stone, and EIFS. Dark gray metal, green and white, and red 

and white fabric awnings have been added between the primary entrances. The south (rear) 

elevation incorporates EIFS, standard and ground-face CMUs, 21 service entrances, and four 

loading spaces. The side and rear of the retail section will be screened by proposed afforestation 

between the building and Walker Mill Drive.  
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The three freestanding buildings in the restaurant row section are designed in a three-part 

composition with the same combination of finishing materials as the buildings in the shopping 

center section. Decorative rose brick and cast-stone bands are used on each elevation. Since no 

specific tenants are identified, the building-mounted signs shown on the elevations are 

placeholders. Additional refinement of the elevations and signage will be needed through a 

revision to the detailed site plan in the future. The side and rear façades of the restaurants and 

bank are oriented toward Central Avenue. However, additional fenestration and detailing have 

been added to these elevations to provide attractive views from the road.  

The lighting for this site falls into two basic categories: building-mounted and pole-

mounted fixtures. The architecture is lit by six types of accent lighting with a diverse range of 

styles. The parking lot is lit by pole-mounted lamps of various heights with cut-off fixtures, 

which direct light toward the ground and prevent light pollution. A decorative post lamp has 

been utilized to provide additional pedestrian lighting.  

The detailed site plan indicates that there will be two monumental signs proposed for the 

subject site. One sign is proposed at the eastern entrance from Central Avenue. The second sign 

is proposed for the entrance from Walker Mill.  

The subject site has service and loading entrances on the rear elevations of the buildings. 

In the shopping center, these loading areas are located on the southern elevation, adjacent to 

Walker Mill Drive. The Giant store has a large loading dock servicing three trucks at a time and 

a compactor.  However, a substantial retaining wall (approximately 16 feet in height) is proposed 

along the rear of the Giant store.  The details of the wall, and a site line analysis of the rear of the 

Giant building have been provided.  In the retail section of the shopping center, the loading areas 

will be screened by a proposed area of afforestation.  

 

 V. DEVELOPMENT DISTRICT STANDARDS 

As noted above, the 2004 Approved Sector Plan and SMA for the Morgan Boulevard and 

Largo Town Center Metro Areas established a DDOZ over the entire land area included in the 

Sector Plan.  The Subject Property was included within the boundaries of the Sector Plan, and 

specifically within an area designated as the Central Avenue Corridor Note.   Included within the 

Sector Plan were Development District Standards.  There were standards which are applicable to 
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the Largo Town Center Subareas, standards applicable to the Morgan Boulevard Subareas and 

standards applicable to the Central Avenue Corridor Node. In 2010, the Subregion 4 Master Plan 

and Sectional Map Amendment was adopted which includes Urban Design Standards and 

Guidelines in Chapter 15.  It is stated in the introduction that the DDOZ was imposed over five 

focus areas, which are identified.  Further, concept plans for the five focus areas are contained in 

Chapter 12.  However, the Subject Property is not within one of the focus areas identified in the 

Master Plan.  Further, the Subregion 4 Master Plan specifically states that it updates the 2004 

Morgan Boulevard and Largo Town Center Metro Areas Sector Plan, but does not replace it.  

Thus, the Urban Design Standards and Guidelines in the Subregion 4 Master Plan and Sectional 

Map Amendment are not applicable to the Subject Property.  Rather, the standards contained in 

the 2004 Sector Plan are still appliable.  These are the standards which the Detailed Site Plan was 

evaluated for conformance with when the Detailed Site Plan was approved in 2010, and which 

are set forth below.  As such, the DDOZ Design Standards included in the 2004 Sector Plan 

which are applicable to the proposed development are listed in italics in the column on the left 

below, with the Applicant’s response in the right column.  Any amendments to the listed 

standards are addressed in later sections of this Statement of Justification. 

 

Site Design (P. 94) 

Intent 

Consistent setbacks of buildings close to the street edge right-of-way line 

create a comforting sense of enclosure that contributes to a pedestrian-friendly 

environment. Setbacks should maintain a continuous building edge to help 

create and define public space and should be minimized to encourage a more 

active street environment. 

Standards 

 

(A)(3):  In Subarea 2 of the Largo Town Center 

core area and in the Central Avenue Corridor 

Node area, all new buildings shall be located 

within 10 to 16 feet of the edge of the curb. 

 

 

 

The proposed buildings are set back greater 

than 16 feet from the edge of the curb on 

both Central Avenue and Walker Mill Road. 

Amendment is requested.  Justification is 
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B. The primary entrance to a building shall be 

clearly visible from the street and shall front 

the primary street, unless the street is classified 

as an arterial road or greater in the sector 

plan. 

 

C. To facilitate the intent to increase 

development intensity near Metro stations, the 

side and rear yard requirements specified in 

sections 27-442, 27-462, and 27-546.18 of the 

Zoning Ordinance, and the minimum building 

setbacks specified in section 4.7 of the 

Landscape Manual are waived. Side yards 

should be minimized to the greatest extent 

possible to achieve a continuous building edge. 

 

D. Building facades shall occupy a minimum 

of: 

 

3. 50 percent of the property’s street-facing 

frontage in the Central Avenue Corridor Node 

area. 

 

E. The maximum lot coverage for single-family 

attached dwelling units shall be 70 percent of 

the overall net tract area. 

 

F. The maximum lot coverage for multifamily 

dwellings having less than four 

stories shall be 70 percent of the overall net lot 

area. 

G. The maximum lot coverage for multifamily 

dwellings having four or more 

stories shall be 80 percent of the overall net lot 

area 

provided in Amendment 1, Section V of this 

document. 

 

Complies. 

 

 

 

 

 

Noted 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

N/A 

 

 

 

N/A 

 

 

 

 

N/A 
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Vehicular Access and Circulation (P. 95)  

Intent 

Consolidated access points to and from parking areas reduce visual clutter and the number of 

potential accidents. Parking lots with well-designed circulation routes provide clear vehicular 

movement and safe pedestrian access from parked cars to building entrances and vibrant 

streets. 

Standards 

 

A. Drive-through windows of any kind shall not 

be permitted in the Morgan Boulevard core 

area and in Subareas 3 and 5 of the Largo 

Town Center core area. 

 

B. Common, shared entrances should be 

utilized to access development to reduce the 

amount of curb cuts, whenever possible. 

 

C. When possible, rear alleys of a minimum of 

18 feet in width should be provided to facilitate 

service access and enhance vehicular 

circulation. 

 

D. Where possible, connections between 

adjacent properties are encouraged to provide 

alternative means to move between properties 

and to reduce traffic on main roads. 

 

 

N/A 

 

 

 

 

Complies.  The proposed development shares 

two points of access, one on Central Avenue 

and one on Walker Mill Road. 

 

N/A.  All buildings are accessed by internal 

driveways.  Alleys are not needed to provide 

access or enhance vehicular circulation. 

 

 

Complies.  The entrance on Walker Mill 

Road is shared with the adjoining Fire 

Department which is currently under 

construction. 

 

Parking Requirements (P. 96) 

 

Intent 

 

Shared parking for complementary uses and a reduction in regulatory parking 

requirements are preferred, when conditions and site restrictions allow, to 

encourage walking, biking, and the use of transit. Shared parking areas and a 

reduced number of required parking spaces also reduce paved areas and provide 
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increased opportunities for landscaping, buildings, and open space, contributing 

to the quality of the visual environment. 

Standards 

 

A. The maximum number of off-street parking 

spaces permitted for each land use type shall be 

equal to the minimum number of required off-

street parking spaces in accordance with 

Section 27-568(a) of the Zoning Ordinance, 

except modified as follows: 

 

2. The maximum number of off-street parking 

spaces permitted for Shopping Centers between 

25,000 and 399,999 square feet of gross 

leasable area (GLA) shall be modified from 

Section 27-568(a) as: 

 

a. All uses except theaters shall provide no 

more than one space per 200 square feet of 

GLA. 

 

B. The minimum number of off-street parking 

spaces permitted for each land use shall be 

reduced 20 percent from the minimum number 

of required off-street parking spaces in 

accordance with Section 27-568(a) of the 

Zoning Ordinance. The minimum number of off-

street parking spaces permitted for Shopping 

Centers (between 25,000 to 399,999 square feet 

of GLA) shall be equivalent to a 20 percent 

reduction of the maximum number of permitted 

off-street parking spaces (as calculated per 

Standard A.2). 

 

C. To facilitate shared parking within the 

development district, Section 27-570, Multiple 

Uses, and Section 27-572, Joint Use of a 

Parking Lot, shall be waived. 

 

 

The proposed shopping center is 113,389 

square feet.  In the approval of DSP-06015, 

it was determined that the minimum number 

of parking spaces required is 454 and the 

maximum number permitted is 567.  A total 

of 593 parking spaces are provided, which is 

26 spaces more than permitted.  

Amendment Requested.  Justification is 

provided in Amendment 2, Section V of this 

document. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

N/A 
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1. Single ownership: For any property under 

one ownership and used for two or more uses, 

the number of parking spaces shall be 

computed by multiplying the minimum amount 

of parking required for each land use, as stated 

under section (B) above, by the appropriate 

percentage as shown in the shared parking 

requirements by time period (See Table 11). 

The number of parking spaces required for the 

development is then determined by adding the 

results in each column. The column totaling the 

highest number of parking spaces becomes the 

minimum off-street parking requirement. 

 

2. Multiple ownership: The off-street parking 

requirements for two or more uses with 

different ownership may be satisfied by 

providing a joint parking facility, and the 

minimum parking requirements may be reduced 

in accordance with the procedure outlined 

above for shared parking for single ownership. 

The Planning Board shall determine that 

shared parking is appropriate for the proposed 

uses and location if: 

 

a. The shared parking facility is within 500 

linear feet, measured along he most 

appropriate walking routes between the shared 

parking facility and the entrances to all 

establishments being served. 

b. The applicant provides a recorded shared-

use parking agreement signed by all owners 

involved which ensures the shared parking 

facility will be permanently available to all 

current and future uses and also contains a 

provision for parking facility maintenance. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

N/A 
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D. Parking Credits for Use of Alternative 

Modes of Transportation: Applicants may 

request from the Planning Board during the site 

plan review process, a reduction in the 

minimum off-street parking requirements if they 

provide incentives to encourage use of 

alternative modes of transportation other 

than single-occupant vehicles. These 

alternatives include, but are not limited to, 

contributing to the county and/or city ride-

sharing program, providing private incentives 

for car-and van-pooling, participating in usage 

of public transportation programs such as 

WMATA’s Metrocheck and MTA’s TransitPlus 

2000, or providing private shuttle bus service. 

Verifiable data must be produced that supports 

the desired reductions in the minimum 

off-street parking. The reduction shall be no 

more than 20 percent. 

 

E. To encourage the construction of off-street 

structured parking facilities and to promote 

economic development, the Planning Board 

during the site plan review process may waive 

the minimum off-street parking requirements 

provided that: 

 

1. A Parking District is established for the area 

in accordance with the requirements of Subtitle 

2, Division 27, Sections 2-399 to 2-413 of the 

Prince George’s County Code. 

 

2. The applicant agrees to pay a fee-in-lieu for 

the required number of off-street parking 

spaces that are to be waived and/or a special 

assessment as defined by the Parking District. 

 

 

N/A 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

N/A 
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Parking and Loading Area Design (P. 98) 

Intent 

 

Parking lots are not a primary use but are an accessory use. As such, they 

should not dominate the streetscape, obscure building frontages, endanger 

pedestrians, or overwhelm the visual environment. The visual impact of 

automobiles in parking lots and of parking structures should be reduced by 

relocating parking to the sides and rear of buildings and by utilizing appropriate visual 

screening methods. Large single parking lots should be discouraged 

in favor of lots broken into smaller sections by trees and medians, structured 

parking, and on-street parking. 

 

 

Standards 
 
A. Surface parking lots shall not be located between 

the main building on a lot and the street. Parking 

lots should be located to the rear of buildings. 

When this is not possible or feasible, parking should 

be located to the side or rear to the extent possible. 

In no case may surface parking areas occupy more 

than 30 percent of the frontage of the lot. 

 

 
 
The applicant has created internal private 

roads within the shopping center to allow 

the proposed design to satisfy the build-to 

line and other DDOZ standards.  However, 

this results in the parking being located in 

the front of the buildings.  Amendment 
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B. Shared parking lots are strongly encouraged. 
 
C. Parking lots shall be well lighted to ensure 
safety and shall be located and designed so as 
to avoid creating isolated and remote areas. 
Internal pedestrian paths shall be well 
illuminated and clearly delineated within 
parking lots. 
 
E. Curb bump-outs should be incorporated with 
on-street parking to provide physical 
separations and visual relief from long lines of 
parked cars. Within public rights-of-way, this 
shall be subject to the concurrence of DPW&T 
and other appropriate agencies. 
 
F. Parking garages shall be sited to reduce the 
visual impact from public streets and shall 
incorporate architectural design or landscape 
features to screen parked vehicles from passing 
pedestrians and motorists. 

 
K. All parking lots, garages, and on-street 
parking areas shall be in compliance with the 
Americans with Disabilities Act (ADA). 
 
L. Parking lots shall be screened from roadways 
and public areas (such as sidewalks, plazas, 
and abutting open space) with appropriate 
landscaping, a continuous, low masonry wall, 
or other appropriate screening techniques. 
Landscaping shall be provided in surface 
parking lots, as follows: 
 
1. A landscaped strip consisting of a minimum 
four-foot-wide landscaped strip between the 
right-of-way line and the parking lot, with a 
brick, stone, or finished concrete wall between 
36 and 48 inches in height shall be provided to 
screen the parking lot. The wall shall be located 

Requested.  Justification is provided in 

Amendment 3, Section V of this document. 

 

 

Complies.  The Planning Board required 

modifications to DSP-06015 which were 

implemented at the time of certification to 

ensure full compliance. 

 

 

 

N/A.  No on-street parking provided. 

 

 

 

 

 

N/A.  No parking garage proposed. 

 

 
 
 
 
Complies. 
 
 
Complies.  The parking lots are screened by 
buildings and preserved greenspace. 
 
 
 
 
 
 
 
Complies.  No parking lot abuts the right-of-
way.    
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adjacent to but entirely outside the four-foot-
wide landscaped strip. Plant with a minimum of 
one shade tree per 35 linear feet of frontage, 
excluding driveway openings, and with a 
mixture of evergreen groundcover and low 
shrubs planted between the shade trees. 
 
2. Perimeter landscaping from incompatible 
uses as defined in Section 4.7 of the Landscape 
Manual shall consist of a landscaped strip to be 
a minimum of four feet wide, with a minimum 
three-foot-high brick, stone, or finished 
concrete wall, and/or plantings to consist of 
one tree and three shrubs per 35 linear feet of 
parking lot perimeter adjacent to a property 
line. If walls are constructed, they shall be 
located adjacent to but entirely outside the 
four-foot-wide landscaped strip and shall 
provide at least one passage with a minimum 
of three feet in width per every 60 linear feet 
when the wall is adjacent to open space, a 
pedestrian path, public plaza, or other 
pedestrian-oriented space to facilitate 
pedestrian movement and foster connections 
between parking areas and nearby uses 
 
3. Interior planting shall be required for any 
parking lot which is 6,000 square feet or larger. 
A minimum of nine percent of the lot must be 
interior planting area. For purposes of 
calculation, all areas within the perimeter of 
the parking lot shall be counted, including 
planting islands, curbed areas, corner areas, 
parking spaces, and all interior driveways and 
aisles except those with no parking spaces 
located on either side. Landscaped areas 
situated outside the parking lot, such as 
peripheral areas and areas surrounding 
buildings, may not be counted as interior 
planting area. 
 

 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies. 
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4. At least one shade tree shall be provided for 
each 300 square feet (or fraction) of interior 
landscaped area provided. These trees shall 
have a clear trunk at least six feet above 
finished grade level. 
 
5. If a parking lot less than 6,000 square feet is 
built without interior landscaping and later, 
additional spaces are added so that the total 
size of the lot is greater than 6,000 square feet, 
then the interior landscaping shall be provided 
for the entire parking lot. 
 
6. Planting spaces must be large enough to 
allow for healthy tree growth and must be 
protected from car overhangs and opening car 
doors. 
 
a. A minimum of 60 square feet of continuous 
pervious land area shall be provided for each 
tree. No tree planting area shall be less than 
five feet wide in any dimension. 
 
b. A curb or wheelstop shall be provided for all 
parking spaces adjacent to planting or 
pedestrian areas to protect those areas from 
overhanging by parked vehicles. 
 
c. Planting islands located parallel to parking 
spaces shall be a minimum of nine feet wide to 
allow car doors to swing open. 
 
d. In cases where a planting island is 
perpendicular to parking spaces and the spaces 
head into the planting island on both sides, the 
island shall be a minimum of eight feet wide to 
allow for bumper overhang. If parking spaces 
are located on only one side of such a planting 
island, the island shall be a minimum of six feet 
wide. 
 

Complies 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
Complies 
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M. Convenient and easily visible pedestrian 
connections shall be provided 
between parking areas and adjacent buildings 
and destinations. 

Complies 

Landscaping, Buffering, and Screening 

 

INTENT 

 

Attractive landscaping provides a wealth of benefits for a community, from a 

psychological sense of well being to tangible benefits such as increased property 

values. Streets and lots utilizing trees, flowering plants, shrubs, and high-quality 

walls and fencing contribute to a positive identity, screen unattractive uses and 

mechanical equipment, provide shade, and create a pleasant and comfortable 

environment 

Standards 

 

A. Public spaces shall be planted with shade 

and flowering trees, evergreen shrubs, and 

other appropriate landscaping to provide 

shade, increase air quality, and treat 

stormwater, as well as to add interest, visual 

appeal, and year-round greenery and color. 

Other devices, such as trellises, covered 

walkways, pavilions, and gazebos are also 

encouraged in public spaces to mark special 

locations and contribute to sense of place 

 

B. Afforestation shall be accomplished 

through the provision of shade and 

ornamental trees for all sites. Tree cover shall 

be provided for a minimum of ten percent of 

the gross site area and shall be measured by 

the amount of cover provided by a tree species 

in ten years. Exceptions to this standard shall 

be granted on redevelopment sites where the 

provision of ten-year tree cover is not feasible 

due to existing buildings and site features.  

 

C. In the Morgan Boulevard core area and the 

Central Avenue Corridor Node area, the 

planting of trees on sites for new development 

and/or redevelopment shall be counted toward 

meeting the Woodland Conservation 

 

 

A public outdoor plaza space with a deck 

projecting over the water has been provided 

on the south side of the SWM pond in front of 

the parking lot where the Giant building is 

located. A gazebo along with landscaping and 

benches has been provided.  

 

 

 

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

Complies 
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Ordinance requirements. Street trees planted 

on abutting road rights-ofway may also be 

counted toward meeting the requirement.  

 

D. All design standards for planting street 

trees shall also apply to the planting of 

landscape trees and plants on sites proposed 

for new development and/ or redevelopment 

(See Public and Private Open Spaces 

category, Street Trees and Plantings section.)  

 

E. For the Morgan Boulevard core area, an 

appropriate buffer yard of at least 20 feet in 

width should be established at the time of 

detailed site plan review between existing 

single-family dwellings and proposed 

nonresidential development and multifamily 

dwellings.  

 

F. The bufferyard requirements within the 

development district may be reduced to 

facilitate a compact form of development 

compatible with the recommendations of the 

Urban Design chapter. The minimum 

bufferyard requirements (landscape yard) for 

incompatible uses in the Landscape Manual 

(Section 4.7) may be reduced by 50 percent. 

The plant units required per100 linear feet of 

property line or right-of-way may also be 

reduced by 50 percent. A four-foot-high, 

opaque masonry wall or other opaque 

screening treatment shall be provided in 

conjunction with the reduced width of the 

bufferyard between office/retail/commercial 

uses and residential uses.  

 

G. Bufferyards between any uses contained 

within a property of a mixed-use development 

shall not be required.  

 

H. HVAC equipment, telecommunications 

buildings and equipment rooms related to 

monopoles and telecommunications towers, 

and satellite dish antennas shall be hidden 

 

 

 

 

Complies 

 

 

 

 

 

 

N/A 

 

 

 

 

 

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

N/A 

 

 

 

Complies 
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from public streets, walks, and from all 

adjacent property containing residential, 

commercial, and mixed-uses, either by 

locating such equipment upon a roof behind a 

parapet wall or other device, or by utilizing 

landscaping, buffer walls, or other methods to 

screen the equipment.  

 

I. Dumpsters and storage, service, loading, 

and delivery areas shall be hidden from public 

streets, walks, and from all adjacent property 

containing residential, commercial, and 

mixed-uses by utilizing landscaping, buffer 

walls, or other methods to screen the 

equipment.  

 

J. Except as may be modified above (and in 

the Site Design category, Parking and 

Loading Area Design section), the provisions 

of the Landscape Manual in Section 1.3 

(Alternative Compliance), and Sections 4.2, 

4.3, 4.4, 4.6, and 4.7 (Landscape Standards), 

do not apply within the development district.  

 

K. Appropriate screening includes, but is not 

limited to, continuous solid, opaque fences, 

masonry walls, and evergreen plantings. 

 

L. Walls and fences shall be made of high-

quality materials, such as brick, stone, 

wrought iron, and wood, that are compatible 

with the associated building or, if none, the 

adjacent buildings. Walls and fences 

screening aboveground utility structures such 

as transformer boxes and HVAC equipment 

should utilize architecturally compatible 

materials and design features present in the 

associated building.  

 

M. Artificial materials that simulate the 

appearance of natural materials, chain-link 

fencing, corrugated metal, corrugated 

fiberglass, sheet metal, and wire mesh shall 

not be used for screening. 

 

 

 

 

 

 

 

 

Complies 

 

 

 

 

 

 

 

Complies 

 

 

 

 

 

 

 

Complies 

 

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

Complies 
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Monument/Freestanding Signs 

INTENT 

Careful selection of signs enhances the built environment. Signage that is 

compatible with the surroundings in terms of size, materials, and design creates 

an attractive identity for businesses and communities. Consolidating signage 

and creating low, monument-style signs with coordinating colors and materials 

throughout the community reduce visual clutter. 

Standards  

A. Freestanding signs located anywhere 

within the development district shall consist of 

monument signs between two and eight feet in 

height mounted directly on a base and shall be 

constructed from or faced with high quality 

materials such as brick or stone. Signs shall 

not be constructed of tin, aluminum, sign 

board, and other similar, low-quality 

materials. New pole-mounted signs shall not 

be permitted.  

 

B. The area of the freestanding sign shall not 

exceed 1 square foot for each 2 linear feet of 

street frontage, to a maximum of 100 square 

feet for each sign for building(s) located in an 

integrated shopping center, other commercial 

center with three or more businesses served by 

 

Two monumental signs have been provided 

with this DSP. A comprehensive sign plan, 

including sign details, is included with the 

DSP. 

 

 

 

 

 

 

 

Complies 
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common and immediate off-street parking and 

loading facilities, or an office building 

complex, as modified from Section 27-614(c). 

The street frontage shall be measured on the 

property occupied by the center or complex 

associated with the sign.  

 

C. The area of the freestanding sign shall not 

exceed 1 square foot for each 4 linear feet of 

street frontage, to a maximum of 100 square 

feet per sign for building(s) not located in an 

integrated shopping center, other commercial 

center with three or more businesses served by 

common and immediate off-street parking and 

loading facilities, or an office building 

complex, as modified from Section 27-614(c). 

The street frontage shall be measured on the 

property occupied by the use associated with 

the sign.  

 

D. Monument signs shall not be located closer 

than ten feet behind the ultimate right-of-way 

as modified by Section 27-614(a), 

Freestanding Signs, in Part 12 of the Zoning 

Ordinance.  

 

E. Signs should primarily serve to identify the 

name and/or type of business establishment.  

 

F. Signs incorporating neon lights in their 

design shall not be permitted.  

 

G. Placement of signs shall not hinder vision 

or obscure sight lines for motorists. 

 

H. Plantings and low masonry walls should be 

incorporated around the base of signs to 

soften their appearance and help integrate 

them into the surrounding urban pattern.  

 

 

 

 

 

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

 

 

Complies 

 

 

 

 

 

Complies 

 

 

Complies 

 

 

Complies 

 

 

Complies 
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I. A comprehensive sign package shall be 

approved for any institutional, commercial, 

office, multifamily, or mixed-use development 

at the time of detailed site plan review. Each 

detailed site plan shall be accompanied by 

plans, sketches, or photographs indicating the 

design, size, methods of sign support, and 

other information the Planning Board 

requires. In approving these signs, the 

Planning Board shall find that the proposed 

signs are appropriate in size, type, design, and 

are complementary to the development 

district, given the proposed location and the 

use to be served.  

 

J. Only one monument on-site sign shall 

generally be permitted for each office building 

complex, single office building, 

commercial/retail building, shopping center, 

mixed-use development, or multifamily 

residential complex. If the property or 

development project has frontage on two 

parallel (or approximately parallel) streets, 

one monument sign shall be permitted on each 

street, as modified from Section 27-614(d) of 

the Zoning Ordinance.  

 

K. Signs shall be compatible in design, color, 

and materials with other urban design 

elements and associated buildings.  

 

L. Signs should be externally lit, and light 

should be directed to illuminate the sign face 

only. Light spillover should be discouraged. 

Lighting sources should be concealed or 

screened by landscape plantings, low walls, or 

other methods.  

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Complies, a sign is provided on both Central 

Avenue and Walker Mill Road. 

 

 

 

 

 

 

 

 

 

 

Complies 

 

 

 

Complies 

 

 

 

 

 

 

DSP-06015-01_Backup   77 of 136



M. Signs that are portable, movable, or have 

flashing components shall not be permitted 

Not applicable   

Stormwater Management 

INTENT 

Integration of stormwater management techniques that minimize the 

consumption of land, improve the quality of stormwater run-off and maximize 

the wise use of stormwater are essential elements in a compact, mixed-use 

design. The condition of the receiving streams in the Centers and Corridor 

Node area are in need of restoration through the use of available bioretention 

techniques. 

Standards  

A. During the design of new development and 

redesign of renovated properties, all available 

stormwater micromanagement techniques will 

be considered, and used whenever possible. 

Bioretention areas, infiltration trenches, and 

storage and reuse of stormwater shall be 

considered on all developments.  

 

B. Streams that are to receive stormwater 

discharge from a subject property shall be 

evaluated for water quality and stream 

stability. If the receiving stream is considered 

degraded or in need of restoration, the stream 

will be restored as part of the proposed 

development and may be considered part of 

the stormwater management requirements for 

the site. The use of bioengineering techniques 

shall be considered first; the use of hardscape 

techniques will only be used when 

bioengineering techniques are not 

appropriate.  

 

C. If stormwater management ponds are 

constructed, they shall be amenities to the 

overall development and shall be placed so as 

 

A stormwater concept plan has been approved 

for the Subject Property. 

 

 

 

 

Complies 

 

 

 

 

 

 

 

 

 

 

Complies, a fountain amenity that has a 

continuous flow of water and is lit at night. 
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to become part of the overall green 

infrastructure of the area. Trail connectivity 

should be included in the design. The ponds 

shall either be wet ponds as part of the 

hardscape features of the site, or they shall be 

fully landscaped and shaped to consider the 

natural topography that exists. If woodland is 

removed for the construction of stormwater 

management ponds, that woodland removed 

shall be mitigated on the site 

Green Infrastructure (P. 106) 

INTENT   
 
Preservation of the identified green infrastructure elements (see Environmental Features Map 13) will 

be regulated through the use of existing land use regulations; however, the connectivity of other 

potential elements should be considered and enhanced during the design of individual sites 

C. Green infrastructure elements within new 
development, such as landscaped open spaces, 
plazas, and trails, should be constructed to 
provide internal connectivity and connect with 
existing elements outside the sector plan area 

Complies.  A stream channel has been preserved 
through the Subject Property to connect existing 
green elements outside the Sector Plan Area to 
the east. 

Building Design (P. 106) 
 
Height, Scale and Massing 
 
Intent 
 
The height, scale, and massing of buildings in a community are integral elements to the 
character of the area. Buildings should be at least two stories tall to provide the pleasing 
sense of enclosure and impression of “room” that constitutes successful public places. 
Massing changes such as projections, recesses, and architectural detailing should be 
incorporated to enhance the visual experience and contribute to comfortable, attractive, and 
successful pedestrian environments 
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Standards 
 
C. For the Central Avenue Corridor Node area, 
buildings shall be between two and four stories 
in height. The shopping center on the 
Santos/Zimmer properties shall be anchored by 
a national grocery chain store, a food or 
beverage store, which includes a bakery, 
pharmacy, deli, and seafood counters. No store 
on the Santos/Zimmer properties may exceed 
125,000 square feet gross floor area. 
 
NOTE:  On February 14, 2005, the District 
Council adopted Zoning Ordinance No. 2-2005 
amending the DDOZ development standards 
approved on May 27, 2004, only applicable to 
the Santos/Zimmer properties in accordance 
with Section 27-228 of the Zoning Ordinance. 
The Santos/Zimmer properties, containing 
approximately 33 acres, are located on the 
south side of MD 214 and north side of Walker 
Mill Road, approximately 1,000 feet east of 
their intersection with Hill Road and Shady 
Glen Drive 
 
D. Buildings within an attached row or block 
shall be similar in height and shall not vary 
significantly from the average height in the row 
or block. 
 
G. Individual buildings are encouraged to utilize 
human-scaled architectural elements designed 
as integral elements of the building that should 
not appear to be attached or applied onto the 
building facade.  
 
H. The massing of a building should be 
appropriate to its surroundings and the size of 
its site. Monolithic box-like structures should be 
avoided. 
 

 
 
The proposed buildings are all one story to 
implement the conditions set forth in Zoning 
Ordinance No. 2-2005.  Amendment requested.   

Justification is provided in Amendment 4, 

Section VII of this document. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
The buildings are rectangular and designed to 

accommodate retail tenants.  As such, they are 

box-like.  Amendment Requested.  Justification 

is provided in Amendment 4, Section VII of 

this document. 

Complies 
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I. The height, scale, and massing of buildings 
within a large parcel should be clustered so 
that the relationships create a sense of outdoor 
space. 
 
J. Buildings located at prominent intersections 
should address the corner by providing proper 
articulation, appropriate building forms, and an 
entrance on the corner. 
 
K. Ensure that the design of development does 
not negatively impact existing surrounding 
Neighborhoods. 

 
 
 
 
 
N/A 
 
 
 
 
Complies. 

Materials and Architectural Details (P. 108) 
 
Intent 
 
The materials and detailing used in the design of a building constitute the 
image of the structure. Building facades that are appropriate to the building 
type, use, location, and context enhance the community by contributing to a 
strong sense of place and community identity. 

Standards 
 
A. High-quality materials that are durable and 
attractive shall be used on the facades of all 
proposed buildings. These materials include, 
but are not limited to, brick, stone, precast 
concrete, wood, and tile. 
 
D. Low-quality materials such as standard 
smooth-faced concrete masonry units, 
prefabricated metal panels, and exterior 
insulation and finish systems (EIFS) shall not be 
used. Imitation or synthetic exterior building 
materials, which simulate the appearance of 
natural materials, should be avoided. 
 
E. Environmentally friendly, energy-saving 
“green” building materials and 
techniques are strongly encouraged 
 

 
 
The proposed buildings are finished with a 
combination of brick, split face CMU’s and EIFS 
panels.  The use of EIFS requires an amendment.  

Amendment Requested.  Justification is 

provided in Amendment 5, Section VII of 

this document. 

 
 See above 
 
 
 
 
 
 
 
Noted 
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F. Infill development should use architectural 
details and materials that are compatible with 
the surrounding development. 
 
G. Trademark buildings with typical franchise 
architecture shall not be permitted. 
 
H. The first story and primary entrances of 
nonresidential and mixed-use buildings shall be 
articulated with pedestrian-scaled architectural 
elements and detailing. 
 
I. Rear entrances to buildings from parking 
areas shall be articulated with pedestrian-
scaled detailing, but shall read as a secondary, 
rather than primary, entrance. 
 
J. Reflective and tinted glass shall not be 
permitted in residential buildings or for the 
ground floor of commercial and mixed-use 
buildings. 
 
K. Buildings that are composed of ribbons or 
bands of glass and architectural precast panels 
shall be avoided. 
 
M. Architectural detailing such as roofline 
variations, dormers, window and door 
treatments, porches, balconies, color, and 
materials should be used to avoid overly 
repetitive architectural elements and building 
forms. 
 
N. Buildings on lots where endwalls are 
prominent (such as corner lots, lots visible from 
public spaces, streets, or because of 
topography or road curvature) shall have 
additional endwall treatments consisting of 
architectural features in a balanced 
composition, or natural features which shall 
include brick, stone, or stucco. 
 

Complies 
 
 
 
Complies 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
 
N/A 
 
 
 
Complies 
 
 
 
 
 
 
 
Complies 
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O. Public buildings should be designed with 
high-quality architecture and landmark 
features. These buildings should be located at 
prominent points, such as adjacent to public 
open spaces, plazas, village greens, and parks, 
and along major streets, as appropriate to the 
use. 
 
P. The selection of exterior colors should allow 
the building to blend in harmoniously with the 
overall fabric of adjacent buildings. The color 
palette should be kept simple and restrained. 
 

 
N/A 
 
 
 
 
 
 
 
 
OK 
 
 
 
 
 
 

Building Facades and Storefronts (P. 111) 
 
Intent 
 
Properly articulated facades and retail storefronts enhance the pedestrian 
environment by providing a sense of scale that is comforting to humans. Store fronts should engage 
passersby and provide visual permeability between the 
street and the interiors of businesses. 

Standards 
 
A. Murals on exterior walls shall not be permitted. 
 
B. Storefronts should be articulated with display 
windows, recessed entry door(s), lighting, signs, 
and awnings/canopies. 
 
C. Rear and side building entrances should be 
provided if served by an adjacent parking area. 
These entrances should be inviting, well lit, and 
clearly articulated with awnings, signs, lighting, and 
plantings. 
 
D. Storefronts should not vary significantly from 
adjacent buildings fronting the same street and 
within the same block in form, materials, and 
massing. Incompatible materials and design 
features should be discouraged. 

 
 
Complies 
 
Complies 
 
 
 
N/A 
 
 
 
 
 
Complies 
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E. Merchandise shall not be displayed in front of or 
leaning against the exterior façade(s) of a building. 

 
Complies 

Window and Door Openings (P. 111) 
 
Intent 
 
The window and door openings of a building establish scale, rhythm, and proportion. Windows 
and doors that are of a style and size appropriate for the building’s use and mass make the 
building seem to have a more friendly, inviting feel and contribute to the overall aesthetic 
quality of the community. 

Standards 
 
A. Individual punched or framed windows shall be 
used instead of continuous, horizontal ribbons or 
bands of windows or continuous floor-to-ceiling 
windows. 
 
B. Storefronts with retail uses at street level shall 
provide large display windows. Display windows 
shall encompass a minimum of 40 percent and a 
maximum of 80 percent of a storefront’s frontage 
(measured in linear feet). 
 
C. Large, blank building facades shall not face 
public areas such as streets, plazas, and zones of 
pedestrian activity. 
 
D. Exterior burglar bars on windows and doors shall 
not be permitted. Other, less visually obtrusive 
methods of security should be employed instead. 
 
F. Overly large or small windows that convey a 
distorted sense of scale should be avoided. 
 
G. Window and door openings should not be 
obscured by signs, other objects, or displays. 

 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
Complies 
 
 
 
Complies 
 
 
Complies 
 
 

Projections and Recesses (P. 112) 
 
Intent 
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Simple changes in building mass brought about by projections and recesses incorporated in 
the design should be employed, where appropriate, to improve the look and feel of the 
building and create a greater sense of comfort and proper proportion. Projections and 
recesses can also highlight building entrances and lend greater interest to the building by 
providing intriguing visual and physical niches, and increased space for café seating and 
landscaping. 

Standards 
 
A. Buildings shall be articulated with wall plane 
projections, recesses, or offsets on facades greater 
than 80 feet in length along any one side of the 
building 
 
B. Awnings, canopies, and trellises should be 
incorporated into the architectural design of 
building façades, where appropriate, and should 
reinforce the appearance of a storefront by 
reflecting storefront window proportions. 
 
C. Awnings, canopies, and trellises should be of a 
size appropriate for their use. 
 

 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 

Lighting (P. 113) 
 
Intent 
 
Buildings and communities should incorporate distinctive lighting as a cohesive element of 
their architectural design to strengthen the appearance and functionality of the structure and 
its surroundings while providing adequate safety and visibility. 

Standards 
 
A. Lighting shall be an integral component in the 
overall architectural design and character of all 
buildings. 
 
B. Building lighting shall be coordinated in design 
with site lighting. 
 
C. All exterior light fixtures shall direct light to 
specific locations and away from adjoining 
properties. 
 

 
 
Complies.  A comprehensive lighting package, 
including locations, size, design and types of 
lighting fixtures has been provided with the DSP. 
 
Complies 
 
 
Complies 
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D. Proposals for new development shall submit a 
comprehensive lighting package at the time of 
detailed site plan review, to include illustrations, 
plans, or photographs indicating the design, size, 
methods of lighting fixture attachment, and other 
information the Planning Board requires. 
 
E. One consistent style of ornamental pole and 
luminaire should be used to be coordinated with the 
appropriate public agencies. 
 
F. Lighting poles shall be the shortest necessary to 
provide the adequate lighting for safety. Light 
fixtures shall incorporate internal cut-off shields to 
direct light to intended areas. Up-lighting shall be 
limited to ground-mounted signage. 

Complies 
 
 
 
 
 
 
 
Complies 
 
 
 
Complies 
 

Building and Canopy Signs (P. 113) 
 
Intent 
 
Building signs should contribute to a positive image for the development by complimenting the 
architecture and design of both the building itself and of the surrounding environment. 
Attractive, well-maintained signs built of durable materials attract potential customers, 
provide directional orientation, and contribute to the look and feel of the community 

Standards 
 
A. Signs shall primarily serve to identify the name 
and/or type of business establishment. 
 
B. Building signs shall be constructed of durable, 
high-quality materials. 
 
C. The sign locations should be incorporated into 
the overall architectural design of the building. The 
placement, materials, colors, type, style, and size of 
signs should be compatible with other architectural 
features of a building. 
 
D. Retail and/or commercial signage should be 
placed in the zone of the façade that is directly 
above the storefront. The size of the sign should be 
in proportion to the height and width of the 
building face to which it is attached. 
 

 
 
Complies 
 
 
Complies 
 
 
Complies 
 
 
 
 
 
Complies 
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E. Signs located above or projecting from the 
roofline or parapet wall shall not be permitted, as 
modified from Sections 27-613(a) and 27-613(b) of 
Part 12, Signs, of the Zoning Ordinance. 
 
F. Building attached signs facing the Capital 
Beltway and/or Central Avenue shall include only 
the business name and logo. 
 
G. Signs for individual tenants and businesses of 
multi-tenant buildings should be consistent and 
coordinated in terms of design, placement, size, 
materials, and color. 
 
H. Signs shall project no more than 48 inches from 
the vertical plane of the wall to which they are 
attached, as modified from Section 27-613(d) of the 
Zoning Ordinance. Projecting signs shall not be 
attached to canopies; rather, canopy and awning 
signs, which may contain the name of a business 
and logo, may be located on the front face of an 
awning. 
 
I. Sign area shall not exceed the regulations of 
Section 27-613(c) of the Zoning Ordinance. 
 
J. Common sign plans shall be provided for all new 
institutional, office, mixed-use, and  
retail/commercial buildings developed on a single 
parcel or combination of parcels under common 
ownership at the time of detailed site plan. 
Requests for major exterior renovation (50 percent 
or more based on front façade in linear feet) or 
major rehabilitation (50 percent or more increase in 
gross floor area) shall also submit a common sign 
plan. These common sign plans shall be 
accompanied by plans, sketches, or photographs 
indicating the design (such as colors and lettering 
style), size, methods of sign attachment, lighting, 
quantity, location on the building, and other 
information the Planning Board requires. 
 
K. Temporary signs attached to the building façade 
shall not be permitted. 
 

N/A 
 
 
 
 
 
 
Complies 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
Complies 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
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L. Window signs shall not obscure the interior view 
of a business or retail establishment and shall not 
occupy more than 25 percent of the total area of 
the window in which the sign is located. 
 
 

Complies 
 

Public and Private Open Spaces (P. 115) 
 
Street and Road Configuration 
 
Intent 
 
Logical street networks facilitate the flow of traffic, provide alternative routes, 
and contribute to increased pedestrian safety. Multimodal streets provide a 
circulation system for motorists, pedestrians, and cyclists to peacefully coexist 
in user-friendly environments; they are more accessible, less imposing, and 
safer than routes designed solely to move cars quickly through an area. 

A. All streets shall be constructed with curbs and 
gutters. 
 
B. Roads shall be designed according to the 
Americans with Disabilities Act (ADA) and American 
Association of State Highway and Transportation 
Officials (AASHTO) guidelines, to the extent 
possible. 
 
C. Cul-de-sac and dead-end streets should generally 
be avoided. Culs-de-sac may be used when 
environmentally sensitive features surround 
developable land. 
 
E. Intersections should employ safe crossings, which 
enhance pedestrian safety by expanding the 
sidewalk area in the unused portion of the on-street 
parking lane adjacent to the intersection. These 
safe crossings should be developed in consultation 
with DPW&T and would be subject to its approval. 
 
 

Complies 
 
 
Complies 
 
 
 
 
 
N/A 
 
 
 
 
Complies 
 

Public and Private Open Spaces (P. 115) 
 
Parks and Plazas 
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Intent 
 
Public space such as parks and plazas are integral to the success of neighborhoods. They 
provide opportunities for active and passive recreation, soften the visual impact of the built 
environment, create gathering places and destinations, and enhance the overall impression of 
a place. Careful consideration to the integration of open space in the community leads to well-
crafted spaces that increase safety, comfort, and civic pride 

Standards 
 
A. Public art, such as statues, decorative fountains, 
and sculpture shall be incorporated into public and 
private open spaces, and coordinated with 
appropriate agencies. 
 
B. Street furniture and amenities such as benches, 
gazebos, trash receptacles, and drinking fountains 
should be provided and coordinated to present a 
common style or theme. 
 
C. Parks, plazas, and other public space should be 
well lighted and should not be designed with 
isolated or dark areas. 
 
D. Recreational equipment such as tot lots, 
playgrounds, gyms, courts, and exercise stations 
should be provided, whether or not such facilities 
are required in lieu of mandatory dedication of 
parkland. The applicant should submit a 
recreational facilities agreement for all proposed 
recreation facilities prior to approval of final plats 
of subdivision. 

 
 
Complies.  Per Condition 3 of DSP-06015, a 
fountain will be provided in the stormwater 
management pond fronting Central Avenue. 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
N/A 

Public and Private Open Spaces (P. 116) 
 
Sidewalks, Crosswalks, and Trails 
 
Intent 
 
Wide, safe sidewalks that are well shaded with trees, lined with plantings, and feature 
comfortable and attractive street furniture encourage walking, increase activity on the street 
and in the town center, and contribute to vibrant, active businesses. Sidewalks, crosswalks, 
and trails should be safe, well lighted, allow for multimodal access and provide strong 
connections throughout the community. 
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Standards 
 
A. Sidewalks shall be provided on both sides of all 
public streets subject to the approval of DPW&T. 
 
B. Walkways shall connect all uses, sidewalks, and 
public spaces in the most direct way possible, 
carrying across and through public spaces and 
street intersections. 
 
C. Sidewalks shall be wide enough to accommodate 
pedestrians, street amenities, and bicyclists (where 
in-road facilities do not exist), as follows: 
 
3. Sidewalks in the Central Avenue Corridor Node 
area shall be a minimum of five feet wide. 
 
D. Sidewalks shall be set back from the curb 
edge. A green, landscaped strip at least five 
feet in width shall separate street from sidewalk to 
allow for the planting of shade trees to further 
protect pedestrians and enliven the streetscape. 
 
E. Sidewalks shall be constructed of concrete, brick 
paving, or other appropriate, high-quality 
materials. Asphalt shall not be used as a paving 
material for sidewalks. 
 
F. Sidewalk materials should be carried across 
streets along crosswalks to identify pedestrian 
crossings and maintain consistent pedestrian paths. 
 
G. Crosswalks should be provided at all 
intersections. At locations with high pedestrian 
traffic, these crosswalks should be safe crosses, 
with bump-outs, special paving, reflector 
treatments, countdown pedestrian crossing signs, 
or street narrowing at corners to provide a greater 
degree of pedestrian safety (subject to the approval 
of DPW&T and other appropriate agencies). 
 
H. All sidewalks, crosswalks, and trails shall comply 
with the Americans with Disabilities Act (ADA). 
 
I. Sidewalks, crosswalks, and trails shall be well 
lighted with pedestrian-scale lighting fixtures. 

 
 
Complies 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
Complies 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
Complies 
 
 
 
 
 
 
 
 
Complies 
 
 
Complies 
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J. Bicycle parking facilities and racks shall be 
located in highly visible and well-lit areas 
convenient to building entrances. 
 
K. Pedestrian circulation should provide convenient 
and well-marked access to the Metro stations. 
 
 
 

 
Complies 
 
 
 
N/A 

Public and Private Open Spaces (P. 117) 
 
Street Trees and Plantings 
 
Intent 
  
Street trees increase sense of place and pedestrian comfort by providing shade in the summer 
and allowing sun to penetrate to the sidewalk in winter. Trees provide multiple benefits in a 
built environment, including reductions in ambient air temperatures and ground level ozone, 
and improvements to air quality. Trees and plantings enhance the visual environment and 
screen undesirable views such as mechanical equipment and parked cars. Other important 
functions provided by street trees include defining outdoor spaces and strengthening 
view corridors. 

Standards 
 
A. Street trees shall be used along the sides of all 
roadways (subject to regulations and approval of 
DPW&T or the State Highway Administration 
[SHA] along public roads) in the core areas to define 
the street edge, provide a shaded overhead canopy, 
establish a rhythmic, unifying element to the 
street environment, and provide a safety buffer for 
pedestrians. 
 
B. Medium to large deciduous shade trees shall be 
utilized for street trees and shall be planted 
between 35 and 40 feet on center. Street trees shall 
be installed at a minimum height of 12 feet and 
with a minimum caliper of 2½ inches, subject to 
approval by DPW&T or SHA along public roads. 
 
C. Fruit-bearing trees shall not be permitted for use 
as street trees. 

 
 
Complies 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
Complies 
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D. Street trees shall be shown on all site plans such 
as building permits and detailed site plans. 
 
E. Screening and parking lot planting shall be 
coordinated with street tree Plantings. 
 
F. A limited tree palette consisting of shade trees 
should be selected for gateways and other roads. 
Plant selection for street trees shall consider shape 
of canopy, sun and shade tolerance, overhead 
utility lines, drought tolerance, maintenance 
requirements, and tolerance of adverse urban 
conditions, and shall be coordinated with the 
appropriate agencies. Native tree species are 
strongly recommended. Different selections from 
the palette should be made for each major street to 
avoid planting a monoculture and potentially 
losing all the trees within a development to disease. 
 
G. The minimum planting area for street trees shall 
be five feet in width, eight feet in length and four 
feet deep. Wherever possible, the tree planting 
areas below the sidewalk paving should be 
connected so that root zone space for trees can be 
shared 

 
Complies 
 
 
Complies 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 

Public and Private Open Spaces (P. 118) 
 
Street and Site Furniture 
 
Intent 
 
Durable, attractive, and compatible street furniture provides a positive community identity, 
comfortable seating, pleasing, convenient amenities, and a more pedestrian-friendly 
environment. 

Standards 
 
A. Bus shelters shall be provided on bus service 
routes as determined by appropriate agencies. 
These shall be constructed with high-quality 
materials and shall be compatible with the overall 
character and materials of the mixed-use center in 
the core area. 
 

 
 
Complies.  A prospective bus shelter location and 
bus shelter detail are shown on the DSP subject 
to approval of the appropriate governmental 
agency. 
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B. Street furniture should be constructed of durable 
materials and require minimal maintenance. 
 
C. Street furniture shall include, but not be limited 
to, bicycle racks, bus shelters, benches, trash 
receptacles, and fountains. 
 
D. Street furniture should be placed at strategic 
locations, such as bus stops, public plazas, high 
pedestrian traffic areas, along trails, and within 
retail/commercial activity zones. 
 
E. Street furniture design and numerical 
requirements shall be coordinated throughout the 
core areas with appropriate public agencies to be 
consistent in style, quality, and character. 

Complies 
 
 
Complies 
 
 
 
Complies 
 
 
 
 
 
Noted. 

Public and Private Open Spaces (P. 118) 
 
Lighting 
 
Intent 
 
Pedestrian-oriented lighting is essential for successful communities. Lighting adds to safety at 
night and encourages positive activities. A consistent level of low- to medium-intensity lighting 
will illuminate the entire area and eliminate the shadows and dark areas that make people 
uncomfortable at night. Lighting fixtures of a consistent design, carefully coordinated with 
street furnishings, help to create a unique identity for the neighborhood and to increase sense 
of place. Careful lighting designs are needed to ensure that the proper amount of light is 
provided without resulting in excessive lighting levels and glare. 
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tandards 
 
A. Exterior areas, public spaces, roads, sidewalks, 
and trails shall be well-illuminated to ensure safety 
and improve visibility while minimizing light 
spillover to other properties. 
 
B. High-quality, pedestrian-scale ornamental poles 
and luminaires should be used on all sidewalks and 
trails and are strongly encouraged in other areas 
of pedestrian activity. 
 
C. Lighting poles shall be the shortest necessary to 
provide the adequate lighting for safety. Light 
fixtures shall incorporate internal cut-off shields to 
direct light to intended areas. Up-lighting shall be 
limited to ground-mounted signage. 
 
D. Light fixtures should be placed to provide 
maximum effective illumination to avoid conflicts 
with trees or other obstructions and shall direct 
light to specific locations and away from adjoining 
properties. 
E. Light fixture design should be coordinated 
throughout the core areas with the appropriate 
public agencies to ensure compatibility with street 
furnishings and the overall design themes of the 
area. 
 
F. At the time of the first detailed site plan, a 
consistent type of ornamental pole and luminaire 
shall be selected in consultation with DPW&T to be 
used along public streets adjacent to all subsequent 
development proposals in the core areas. 
 
G. Proposals for new development shall submit a 
comprehensive lighting design package at the time 
of detailed site plan review, to include illustrations, 
plans, or photographs indicating the design, size, 
lighting fixture placement, and other information 
the Planning Board requires 

 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
N/A.  Subject property not in core area. 
 
 
 
 
 
N/A.  Subject property not in core area. 
 
 
 
 
 
Complies 
 

Public and Private Open Spaces (P. 119) 
 
Utilities 
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Intent 
 
The visual clutter created by overhead utility lines leads to negative impressions of a place and 
obscures views to buildings, landscaping, and landmarks. Communities often relocate utilities 
to increase the quality of their surroundings and add to the aesthetics of the neighborhood by 
cutting back on negative visual images. Utilities include, but are not limited to, electric, natural 
gas, fiber optic, cable television, telephone, water, and sewer service 

Standards 
 
A. All future development shall locate utilities 
underground, whenever possible. 
 
B. Redevelopment of parcels should relocate 
utilities underground, whenever possible. 
 
C. Meter boxes, utility poles, and other at-grade 
structures should not block pedestrian and bicyclist 
movement and should be shielded from view with 
appropriate landscaping. 

 
 
Complies 
 
 
N/A 
 
 
Complies 
 

 

VI. AMENDMENTS TO THE DDOZ DEVELOPMENT STANDARDS 

Section 27-548.25(c) provides that as part of a detailed site plan in a Development 

District Overlay Zone, the applicant may ask the Planning Board to apply development standards 

which differ from Development Standards in the DDOZ.  As identified above, the applicant has 

noted six Development District standards for which the applicant is requesting that the Planning 

Board apply different development requirements.  Each of them is listed below with a discussion 

addressing the proposed amendment. 

AMENDMENT 1 

Site Design Standard, Building, Siting and Setbacks (A)(3)   

   

Required: In Subarea 2 of the Largo Town Center core area and in the 

Central Avenue Corridor Node area, all new buildings shall be 

located within 10-16 feet of the edge of the curb (p. 94) 

Proposed  The proposed buildings are greater than 16 feet from the edge of 

the curb. 
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 Discussion: As noted above, the Subject Property has frontage on two roads, 

and environmental features separate the site into two development 

pods.  In addition, the requirement to provide a shopping center 

with a national grocery chain requires a more suburban design.  

Finally, the topography of the site requires the construction of a 

substantial retaining wall along Walker Mill Road.  To comply 

with the DDOZ Design Standards to the fullest extent possible, the 

site includes internal private roads to which the proposed building 

front.  As a result of these factors, the buildings are not located 

within 10-15 feet of either Central Avenue or Walker Mill Road.  

The design maximizes compliance with the applicable DDOZ 

standards, but an amendment to this specific build-to line standard 

is required. 

 

AMENDMENT 2 

Site Design Standard, Parking Requirements, Standard A  

  

 

 Required: A maximum of 567 parking spaces are permitted for the proposed 

development (P. 96)   

 Proposed: A total of 593 parking spaces are proposed, 26 more than 

permitted.  

 

Discussion: The parking requirements contained in the DDOZ include three 

steps of calculations to allow parking reductions in order to reduce 

vehicle trips in the entire Sector Plan area, including the Subject 

Property. Standard A sets out the maximum number of parking 

spaces allowed, which is equal to the minimum number allowed 

pursuant to section 27-568(a); Standard B allows a 20% reduction 

in the number resulting from the calculation of Standard A; 
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Standard C factors in additional reductions if two or more uses 

have been proposed for the development. 

 

The parking provided is in excess of the maximum number of 

spaces required by the DDOZ standard of the sector plan. The 

developer proposes no reductions or compact car spaces.  Although 

partially located within the local center edge, the subject property 

is not located close to the core of the Local Center where shared 

parking and pedestrian access will represent common occurrences. 

The additional 26 parking spaces proposed above the maximum 

allowed is critical to the success of the shopping center and the 

ability to lease the proposed retail space. The applicant submits 

that since the maximum parking allowed is the minimum normally 

permitted in the Zoning Ordinance for a use of this type, a 26 space 

increase over the minimum is not a significant increase in the 

number of parking spaces provided. 

 

AMENDMENT 3 

 

Site Design, Parking and Loading Area Design Standards. Standard A   

 

Required: Surface parking lots shall not be located between the main building 

on a lot and the street.  Parking lots should be located to the rear of 

buildings (P. 98) 

Proposed: Parking is located across a private street in the font of the 

buildings. 

Discussion: The Applicant has created internal, private roads, within the 

shopping center. Doing this allows the Detailed Site Plan to meet 

build-to lines and other DDOZ standards. By creating an internal 

“street”, the parking, which did not conform to the above standard 
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due to its location in front of the building, is now ‘across the street’ 

from the building.   

The internal streets are private. Therefore, the area occupied by 

surface parking does not exceed 30 percent along the “frontage” of 

the lot. However, these surface lots will occupy 100 percent of the 

frontage along the internal, private roads that are proposed.  

 

AMENDMENT 4 

Building Design, Height, Scale, and Massing Standards, C and H. 

 

Required: Buildings shall be between two and four stories in height.  The 

shopping center on the Santos/Zimmer properties shall be anchored 

by a national grocery chain store, a foot or beverage store, which 

includes a baker, pharmacy, deli, and seafood counters (P. 107) 

Required: “The massing of a building should be appropriate to its 

surroundings and the size of its site.  Monolithic box-like 

structures should be avoided (P. 108) 

Proposed: One story buildings with a large, boxy anchor store in a suburban 

shopping center layout. 

Discussion: The general intent of the Sector Plan standards clearly encourages 

a more urban form of development.  The fact that the Sector Plan 

specifically requires a national grocery store chain and allows up to 

125,000 square foot of gross floor area, coupled with the combined 

two separate building envelopes, mandates a suburban site design. 

The inconsistency between the land-use vision of the sector plan in 

the specific Design Standards of the DDOZ is not common and 

creates some ambiguity in the interpretation of the applicable 

design standards.  The proposed buildings in the subject detailed 

site plan are single story and therefore, do not technically meet the 

height, scale, and massing standards referenced above. The 

standard calls for a building height of 2 to 4 stories because the 
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property is in a Local Center and within a DDOZ. However, the 

standard also requires a shopping center with a national grocery 

story on the Subject Property.  To address the height issue, the 

applicant has proposed buildings that are 20 feet or more in height. 

The applicant has also provided some faux second-story windows 

in addition to a small number utilized for office space.  

 

The applicant has proposed compensating for the building layout 

and building shape through improvements to the site. Providing an 

internal street network with improved pedestrian circulation and 

amenities has improved the quality of the outdoor space created by 

the buildings despite not complying fully with the above standard. 

The improved streetscape and pedestrian environment compensate 

for any design anomalies that conflict with the Sector Plan general 

goals. Additional building articulations inside amenities have also 

been provided to further improve the quality of the center. 

 

AMENDMENT 5 

 

Building Design, Materials and Architectural Details, Standard D (to allow EIFS to be 

included as one of the exterior finishing materials as shown on the elevations. 

 

   

Required: Low-quality materials such as standard smooth-faced concrete 

masonry units, prefabricated metal panels, and exterior insulation 

and finish systems (EIFS) shall not be used.  Imitation or synthetic 

exterior building materials which simulate the appearance of 

natural materials should be avoided (P. 109) 

 

 Proposed: The proposed exterior finishing materials include EIFS.   
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 Discussion: The proposed buildings are finished with a combination of brick, 

split face CMU’s and EIFS panels. The use of EIFS is prohibited 

by the design standards of the DDOZ. The reason that EIFS is not 

recommended by the Sector Plan is that this type of finish material 

is easily worn out if it is located on the lower portion of the 

buildings. However, if the EIFS is away from pedestrians, it 

provides visual variety of building materials from a design 

perspective. To provide the benefits of additional visual variety 

that EIFS brings to the architecture, the architectural renderings 

show that the EFS is located on the upper part of the building 

elevations. Therefore, the Applicant submits, and the Planning 

Board previously found, that the EIFS shown on the elevations is 

appropriate given the circumstances. 

 

With regard to all of the proposed amendments, Section 27-548.25(b) of the Zoning 

Ordinance requires that the Planning Board find that the site plan meets applicable development 

district standards. Amendments of the Development District Standards are permitted through the 

process described in Section 27-548.25(c) of the Zoning Ordinance: 

“If the applicant so requests, the Planning Board may apply development standards 

which differ from the approved Development District Standards, unless the 

Sectional Map Amendment provides otherwise.  The Planning Board shall find that 

the alternative Development District Standards will benefit the development and the 

development district and will not substantially impair implementation of the Master 

Plan, Master Plan Amendment, or sector plan.” 

 

The applicant submits that the Planning Board can make such a finding in this case.  The 

building proposed is has been designed based upon the unique characteristics of the property—

and the dictates of the Revisory Petition.  The Subject Property is split into two development 

pods, fronts on two roadways and shares an access with an important public safety improvement 

(which was only possible with the land and cooperation provided by the Applicant)  In addition, 

the Sector Plan requirements specifically applicable to the Subject Property, which the proposed 

design conforms to, also conflicts with some of the broader design goals of the Sector Plan to 
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create a more urban environment.  Given the location of the Subject Property on the south side of 

a major arterial roadway, separated by a substantial distance from the Metro Station itself, a less 

urban layout is not only appropriate, but is required in order to comply with the Sector Plan’s 

specific goals for the site.  Notwithstanding, the design of the proposed shopping center has been 

modified to comply with the applicable Development District Standards to the maximum extent 

possible, and only a handful of amendments are necessary.   For these reasons, the amendments 

to the Development District Standards will benefit the development and the development district 

and will not substantially impair implementation of the Sector Plan. 

 

VII. CONFORMANCE WITH THE CONDITIONS OF PRELIMINARY PLAN NO.  

4-06139 

 

As noted above, Preliminary Plan 4-06139 was approved for the Property on September 4, 2008 

pursuant to the adoption of Prince George’s County Planning Board Resolution PGCPB No. 08-

109.  The Preliminary Plan was approved subject to 21 conditions.  The applicable conditions, 

are set forth and addressed below: 

 

2.  At the time of detailed site plan, a Type II tree conservation plan shall be 

approved. 

 

COMMENT: 

 

3.  Development of this site shall be in conformance with Stormwater 

Management Concept Plan No. 32244-2005 and any subsequent revisions. 

 

COMMENT:  The Stormwater Concept Plan remains valid and development will be in 

accordance with the approved plan. 

6.  Development of this subdivision shall be in compliance with approved Type I 

Tree Conservation Plan (TCPI/26/06). The following note shall be placed on 

the final plat of subdivision: 

 

“This development is subject to restrictions shown on the approved 

Type I Tree Conservation Plan (TCPI/26/06), or as modified by the 

Type II Tree Conservation Plan, and precludes any disturbance or 

installation of any structure within specific areas.  Failure to comply 

will mean a violation of an approved Tree Conservation Plan and will 
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make the owner subject to mitigation under the Woodland 

Conservation Ordinance. This property is subject to the notification 

provisions of CB-60-2005. Copies of all approved Tree Conservation 

Plans for the subject property are available in the offices of the 

Maryland-National Capital Park and Planning Commission, Prince 

George’s County Planning Department.” 

 

COMMENT:  DSP-06015 approved TCPII/009/09.  The same TCPII is submitted with this 

application. 

 

8.  Prior to the issuance of any permits which impact jurisdictional wetlands, 

wetland buffers, streams or Waters of the U.S., the applicant shall submit 

copies of all federal and state wetland permits, evidence that approval 

conditions have been complied with, and associated mitigation plans. 

 

COMMENT:  This condition was carried forward as Condition 2 of the DSP and should be 

carried forward with this DSP. 

 

10.  At the time of detailed site plan, the approved technical stormwater 

management plan shall be submitted for review. The plan shall demonstrate 

the incorporation of wetland benches and forebays into the stormwater 

management design for the in-stream stormwater management pond and 

shall be correctly reflected on the associated TCPII. 

 

COMMENT:  This condition was addressed in the prior DSP and the same plan is included with 

this application. 

 

12. The applicant, the applicant’s heirs, successors and or assignees shall provide 

a standard sidewalk a minimum of five-feet wide along the property’s entire 

street frontage of Walker Mill Drive. The sidewalk shall be set back from the 

curb edge with a green, landscaped strip of at least five feet in width, unless 

modified by DPW&T. 

 

COMMENT:  The approved and proposed DSP includes a 5 foot wide sidewalk along Walker 

Mill Drive. 

 

13.  An automatic fire suppression system shall be provided in all new buildings 

proposed in this subdivision, unless the Prince George’s County Fire/EMS 

Department determines that an alternative method of fire suppression is 

appropriate. 

 

COMMENT:  This condition will be complied with at the time of building permit. 
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15.  The development of this property shall be in accordance with the conditions 

set forth in Zoning Ordinance No. 2-2005. 

 

COMMENT:  Conformance with the conditions of Zoning Ordinance No. 2, 2005 is addressed 

herein. 

 

16.  MD 214/Shady Glen Drive/Hill Road: Prior to the issuance of any building 

permits within the Subject property, the following road improvements shall 

(a) have full financial assurances through either private money or full 

funding in the county’s capital program, (b) have been permitted for 

construction through the operating agency’s access permit process, and (c) 

have an agreed-upon timetable for construction with the appropriate 

operating agency: 

 

a.  Provision of an exclusive southbound right-turn, a thru lane, 

and double left-turn approach lanes along Hill Road, per 

DPW&T standards. 

 

b.  Provision of double left turn lanes, a thru lane and a shared 

thru-right-turn lane along northbound Shady Glen Road, per 

DPW&T standards, and 

 

c.  Provision of any intersection improvements and signal 

modifications as deemed necessary by the SHA and/or 

DPW&T. 

 

The recommended improvement for the provision of an exclusive right turn 

lane along 

southbound Hill Road, stated in (a) above may only be waived by the 

DPW&T in consultation with the M-NCPPC, Transportation Planning 

Section, and only if it is determined by the DPW&T that adequate right-of-

way to construct the needed improvements is not available. 

 

COMMENT:  This condition will be addressed at the time of building permit. 

 

17.  MD 214 at Ritchie Road: Prior to the issuance of any building permits 

within the subject property, the following improvements shall (a) have full 

financial assurances, (b) have been permitted for construction through the 

operating agency’s access permit process, and (c) have an agreed-upon 

timetable for construction with the appropriate operating agency: 

 

a. Provision of a second left turn lane along MD 214 westbound, the 

recommended restriping of Ritchie Road approaches to provide for 

double left-turn lanes on both approaches, and provision of any 
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additional signal modifications deemed necessary by the SHA and/or 

DPW&T. 

 

COMMENT: This condition will be addressed at the time of building permit. 

 

18.  Walker Mill Drive at Shady Glen Road: Prior to the issuance of any building 

permits within the subject property, the following road improvements shall  

 

(a)  have full financial assurances,  

 

(b)  have been permitted for construction through the operating 

agency’s access permit process, and 

(c)  have an agreed-upon timetable for construction with the 

appropriate operating agency: 

 

a.  Provision of a westbound exclusive right turn lane with 

appropriate storage lane, per DPW&T standards, and 

 

b.  Provision of a southbound exclusive left turn lane, per 

DPW&T standards. 

 

COMMENT:  This condition will be addressed at the time of building permit. 

 

19.  Central Avenue and Site Access: Prior to the issuance of any building 

permits within the subject property, the applicant shall obtain access 

approval from the SHA and shall demonstrate to the M-NCPPC, 

Transportation Planning Section, that all needed improvements, and the 

provision of a traffic signal, if approved by SHA shall (a) have full financial 

assurances, (b) have been permitted for construction by the SHA Access 

Permit Division, and (c) have an agreed-upon timetable for construction with 

the SHA. 

 

COMMENT:  This condition will be addressed at the time of building permit. 

 

21.  Total development of Parcel A, excluding a public safety facility by the 

County, and Parcel B within the subject property shall be limited to uses 

which would generate no more than 621 AM, 1,612 PM, and 1,545 weekend 

peak hour vehicle trips. Any development generating an impact greater than 

that identified herein above shall require a new preliminary plan of 

subdivision with a new determination of the adequacy of transportation 

facilities. 
 

COMMENT:  The proposed Detailed Site Plan does not propose any additional development 

than approved in the prior application, which was found to conform to the trip cap. 
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VIII.  REQUIRED FINDINGS FOR DSP’S 

 The required findings which the Planning Board must make when approving a detailed 

site plan are set forth in Section 27-285(b) of the Zoning Ordinance.  Each of the required 

findings is addressed below: 

(1) The Planning Board may approve a Detailed Site Plan if it finds that the plan 

represents a reasonable alternative for satisfying the site design guidelines, without 

requiring unreasonable costs and without detracting substantially from the utility of 

the proposed development for its intended use. If it cannot make these findings, the 

Planning Board may disapprove the Plan.  

 

COMMENT: The Applicant submits that the proposed plan represents a reasonable alternative 

for satisfying the site design guidelines.  In this case, the site design guidelines are established by 

the Design Standards set forth in the DDOZ, which have been addressed above.  As discussed 

above, despite several site challenges, relatively few amendments are requested from the 

Development District Standards, and many of the relate to a specific requirement applicable to 

the Subject Property required by the Revisory Petition.   It is also noted that the Planning Board 

previously found that the proposed site plan represents a reasonable alternative for satisfying the 

site design guidelines, as well as approving the same amendments to the DDOZ Design 

Guidelines requested in this application.  Therefore, the Applicant submits that the site layout 

proposed represents a reasonable alternative and does not detract substantially from the utility of 

the proposed development for its intended use. 

 

(2) The Planning Board shall also find that the Detailed Site Plan is in general 

conformance with the approved Conceptual Site Plan (if one was required).  

 

COMMENT:  This criterion is not applicable as no Conceptual Site Plan is required in the C-S-

C Zone. 

(3) The Planning Board may approve a Detailed Site Plan for Infrastructure if it 

finds that the plan satisfies the site design guidelines as contained in Section 27-274, 

prevents offsite property damage, and prevents environmental degradation to 

safeguard the public's health, safety, welfare, and economic well-being for grading, 

reforestation, woodland conservation, drainage, erosion, and pollution discharge.  
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COMMENT:  This criterion is inapplicable as the proposed site plan is not a Detailed Site Plan 

for Infrastructure. 

 

(4) The Planning Board may approve a Detailed Site Plan if it finds that the 

regulated environmental features have been preserved and/or restored in a natural 

state to the fullest extent possible in accordance with the requirement of Subtitle 24-

130(b)(5). 

 

COMMENT:  The impact on regulated environmental features was previously evaluated and 

approved in the prior preliminary plan of subdivision (4-06139) and in the prior Detailed Site 

Plan (DSP-06015).  Specifically, the preliminary plan of subdivision approved required impacts 

to the regulated environmental features and, with those impacts, was found to conform to the 

requirements of Section 24-130.  No new impacts are proposed in this application.  Therefore, 

the proposed development can be found to preserve the regulated environmental features to the 

fullest extent possible.   

 

IX. CONCLUSION 

 The Applicant presents that the proposed Detailed Site Plan is in conformance with the 

development standards outlined in the Morgan Boulevard Sector Plan and Development District, 

with the exception of those Standards identified herein.  The amendments to the Development 

District Standards will benefit the development and the development district and will not 

substantially impair implementation of the Sector Plan. Further the application satisfies the 

criteria of approval set forth in Section 27-285 (b).  The Applicant, therefore, respectfully 

requests approval. 

     Respectfully Submitted, 

 

   Thomas H. Haller 

       Gibbs and Haller 

       1300 Caraway Court, Suite 102 

       Largo, Maryland 20774 

      301-306-0033 
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                       Prince George’s County Planning Department  
                     Community Planning Division  
          301-952-3972 

 

 

      February 15, 2022 

 

MEMORANDUM 

TO:  Andrew Bishop, Planner II, Urban Design, Development Review Division 
 
VIA:  David A. Green, MBA, Planner IV, Community Planning Division 
 
FROM:  Zachary Luckin, Planner I, Neighborhood Revitalization Section, Community 

Planning Division 
 
SUBJECT:           DSP-06015-01 Capitol Heights Shopping Center 
 

 

FINDINGS 

Community Planning Division staff finds that, pursuant to Section 27-548.25(b) of the Zoning 
Ordinance this Detailed Site Plan application meets the applicable standards of the 2010 Approved 
Subregion 4 Master Plan and Sectional Map Amendment Development District Overlay Zone. 

 

BACKGROUND 

Application Type: Detailed Site Plan in a Development District Overlay Zone 

Location: Walker Mill Drive, Capitol Heights, MD 20734 
 
Size: 28.27 acres 
 
Existing Uses: Vacant 

Proposal: Shopping Center/Grocery Store 
 

 

GENERAL PLAN, MASTER PLAN, AND ZONING 

General Plan: This application is in the Established Communities Growth Policy Area. The vision 
for the Established Communities is context-sensitive infill development of low- to medium-density. 
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Master Plan: The 2010 Approved Subregion 4 Master Plan recommends Commercial land uses on 
the subject property. 
 
Planning Area: Largo-Lottsford 
Community: 75A 
 
Aviation/MIOZ: This application is located within the Military Installation Overlay Zone. (MIOZ) 
Pursuant to Sec. 27-548.54 (e) (2) (B) Requirements for Height, Structures shall not exceed a 
height (in feet) equivalent to the distance between Surface A and nearest boundary of the subject 
property, divided by 50. Surface B (Approach-Departure Clearance Surface) 
 
SMA/Zoning: The 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment retained 
the Commercial Shopping Center (C-S-C) and Development District Overlay (DDO) Zone on the 
subject property. In 2016, The District Council adopted CR 97-2016 and applied the Military 
Installation Overlay to the subject property. 
 
 
 
DEVELOPMENT DISTRICT MANDATORY STANDARDS 
 
Community Planning Division staff finds that, pursuant to Section 27-548.26(b)(2)(A) and (b)(5), 
the proposed amendments to the 2010 Approved Subregion 4 Master Plan and Sectional Map 
Amendment Development District Overlay Zone conforms with the purposes and recommendations 
for the Development District, as stated in the 2010 Approved Subregion 4 Master Plan.  

 
 
 
 
c: Long-range Agenda Notebook 
Frederick Stachura, Planning Supervisor, Neighborhood Revitalization Section, Community 
Planning Division  
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  Countywide Planning Division       
  Historic Preservation Section  301-952-3680  
   
      January 28, 2022 
MEMORANDUM 

 
TO: Andrew Bishop, Urban Design Section, Development Review Division 
 
VIA: Howard Berger, Historic Preservation Section, Countywide Planning Division HSB 
 
FROM: Jennifer Stabler, Historic Preservation Section, Countywide Planning Division JAS 
  Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS 
 
SUBJECT: DSP-06015-01 Capitol Heights Shopping Center 
 
The subject property comprises 27.77-acres and is located on the south side of Central Avenue, 
approximately 200 feet east of its intersection with Shady Glen Drive. The subject application 
proposes the approval of an integrated shopping center with a gross floor area of approximately 
113,389 square feet. The subject property is Zoned C-S-C and D-D-O. 
 
A Phase I archeological survey was completed on the 29.44-acre Capitol Heights Shopping Center 
property in June 2006. Four copies of the final report were received by the Historic Preservation 
Section on December 5, 2006. Five historic archeological sites were identified: 18PR826, 18PR827, 
18PR828, 18PR829 and 18PR830. Site 18PR826 included an early 20th century four-square house, a 
related 20th century tobacco barn, a series of fence lines, and a network of paved and unpaved roads. 
Sites 18PR827, 18PR828, 18PR829, and 18PR830 were trash scatters containing 20th century 
artifacts. Due to the limited research potential of these sites, no further archeological investigations 
were recommended. The Historic Preservation Section concurs with the report’s findings that no 
further archeological work is necessary on the Capitol Heights Shopping Center property. All 
archeological conditions for this property have been fulfilled. 
 
The subject property does not contain and is not adjacent to any Prince George’s County Historic 
Sites or resources. This proposal will not impact any historic sites, or historic resources. Historic 
Preservation staff recommend approval of DSP-06015-01 with no conditions. 
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    Countywide Planning Division 
    Transportation Planning Section    
         301-952-3680 
 

February 25, 2022 
 
MEMORANDUM 
 
TO:  Andrew Bishop, Urban Design Review Section, Development Review Division 
 
FROM: Benjamin Patrick, Transportation Planning Section, Countywide Planning Division 
 
VIA:  William Capers III., PTP, Transportation Planning Section, Countywide Planning 

Division 
  

Tom Masog, Transportation Planning Section, Countywide Planning Division 
 
SUBJECT: DSP-06015-01: Capitol Heights Shopping Center   
 
Proposal: 
The subject application proposes to retain the validity of the previously approved detailed site plan 
(DSP), DSP-06015, to obtain additional time to construct the shopping center. The subject 
application proposes approximately 113,389 square-feet of gross floor area (GFA) which consists of 
a supermarket located along the southern portion of the property and inline retail in the northern 
portion of the site. The subject property is located along the south side of Central Avenue (MD 214), 
approximately 200 feet east of its intersection with Shady Glen Drive.  
 
Prior Conditions of Approval: 
The site is subject to the prior approved Preliminary Plan of Subdivision (PPS) 4-06139 and DSP-
06015, that include the following conditions that are applicable to this application: 
 
4-06139: 
 
12.  The applicant, the applicant’s heirs, successors and or assignees shall provide a standard 

sidewalk a minimum of five-feet wide along the property’s entire street frontage of Walker 
Mill Drive. The sidewalk shall be set back from the curb edge with a green, landscaped strip 
of at least five feet in width, unless modified by DPW&T. 

 
16.  MD 214/Shady Glen Drive/Hill Road: Prior to the issuance of any building permits within 

the subject property, the following road improvements shall (a) have full financial 
assurances through either private money or full funding in the county’s capital program, (b) 
have been permitted for construction through the operating agency’s access permit process, 
and (c) have an agreed-upon timetable for construction with the appropriate operating 
agency: 

a.  Provision of an exclusive southbound right-turn, a thru lane, and double left-
turn approach lanes along Hill Road, per DPW&T standards. 

DSP-06015-01_Backup   110 of 136



b.  Provision of double left turn lanes, a thru lane and a shared thru-right-turn 
lane along northbound Shady Glen Road, per DPW&T standards, and 

c.  Provision of any intersection improvements and signal modifications as 
deemed necessary by the SHA and/or DPW&T. 

 

17.  MD 214 at Ritchie Road: Prior to the issuance of any building permits within the subject 
property, the following improvements shall (a) have full financial assurances, (b) have been 
permitted for construction through the operating agency’s access permit process, and (c) 
have an agreed-upon timetable for construction with the appropriate operating agency: 

a.  Provision of a second left turn lane along MD 214 westbound, the 
recommended restriping of Ritchie Road approaches to provide for double 
left-turn lanes on both approaches, and provision of any additional signal 
modifications deemed necessary by the SHA and/or DPW&T. 

 

18.  Walker Mill Drive at Shady Glen Road: Prior to the issuance of any building permits 
within 
the subject property, the following road improvements shall (a) have full financial 
assurances, (b) have been permitted for construction through the operating agency’s access 
permit process, and (c) have an agreed-upon timetable for construction with the 
appropriate operating agency: 

a.  Provision of a westbound exclusive right turn lane with appropriate storage 
lane, per DPW&T standards, and  

b.  Provision of a southbound exclusive left turn lane, per DPW&T standards. 
 

19.  Central Avenue and Site Access: Prior to the issuance of any building permits within the 
subject property, the applicant shall obtain access approval from the SHA and shall 
demonstrate to the M-NCPPC, Transportation Planning Section, that all needed 
improvements, and the provision of a traffic signal, if approved by SHA shall (a) have full 
financial assurances, (b) have been permitted for construction by the SHA Access Permit 
Division, and (c) have an agreed-upon timetable for construction with the SHA. 

 
21.  Total development of Parcel A, excluding a public safety facility by the County, and Parcel B 

within the subject property shall be limited to uses which would generate no more than 621 
AM, 1,612 PM, and 1,545 weekend peak hour vehicle trips. Any development generating an 
impact greater than that identified herein above shall require a new preliminary plan of 
subdivision with a new determination of the adequacy of transportation facilities. 

 
Comment:  A five-foot-wide sidewalk is proposed along the subject site’s entire frontage of Walker 
Mill Drive, thereby satisfying condition 12. Conditions 16, 17, 18, and 19 are enforceable at the time 
of building permit and therefore do not need be addressed with this plan. Lastly, the subject DSP 
application is consistent with the density and use associated with the prior PPS approval and 
satisfies the trip cap requirement outlined in condition 21.  
 
DSP-06015: 
 

1.  Prior to certificate approval of this detailed site plan, the applicant shall:  
c.  Provide raised pedestrian crosswalks across the two outside driveway 

entrances in front of the Giant building. 
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j.  Provide pedestrian amenities such as benches and site furniture along the 
pedestrian path and public art in or around the plaza area.  

k.  Provide a bus shelter at the site ‘s Central Avenue (MD 214) frontage or 
provide written evidence from the governing agency that the bus shelter is 
not needed. 

m.  Provide a minimum five-foot-wide sidewalk along the subject site ‘s entire 
frontage of Walker Mill Drive, unless modified by DPW&T. This sidewalk 
shall be set back from the curb edge with a green, landscaped strip at least 
five feet in width, unless modified by DPW&T.  

n.  Provide a minimum five-foot-wide sidewalk with curb cuts and marked 
crosswalks along the east side of the western access road from Walker Mill 
Drive unless modified by DPW&T.  

o.  Provide a minimum five-foot-wide sidewalk along the east side of the 
eastern access road from Central Avenue (MD 214) to the private road for 
the commercial pad sites, unless modified by DPW&T. This sidewalk shall 
include a curb cut and marked crosswalk across the private drive to the 
proposed sidewalk along the east side of the access road to the south.  

p.  Provide a sidewalk along the subject site‘s entire frontage of Central Avenue 
(MD 214) to be a minimum of eight feet in width and separated from the 
curb by a five-foot-wide landscaped planting strip, per Mandatory 
Development Requirements C, D, and E of the Sidewalk, Crosswalk and 
Trails portion of the DDOZ, unless modified by the State Highway 
Administration (SHA). Provide crosswalks at both access points to the 
subject site consistent with Mandatory Development Requirement F, unless 
modified by SHA. 

q.  Provide a minimum five-foot-wide sidewalk along the northern edge of the 
supermarket parking lot from the western access road to the eastern access 
road.  

r.  Provide a crosswalk with curb cuts from the sidewalk along the western 
access road to the sidewalk in front of the proposed supermarket.  

s.  Provide a pedestrian zone of contrasting surface material and/or pavement 
markings across the private road in front of the proposed supermarket 
entrance. This pedestrian zone shall link the proposed parking lot with the 
store entrance and highlight the location of the high-volume pedestrian 
crossing.  

t.  Provide a total of 20 bicycle-parking spaces at two or more locations 
throughout the subject site. These locations should be well lit and 
convenient to building entrances.  

u.  All crosswalks and curb cuts shall be marked and labeled on the approved 
detail site plan and shall conform to Design Standards F, G, and H of the 
Sidewalks, Crosswalks, and Trails Section of the DDOZ (Sector Plan, page 
117). 

 
Comment:  The DSP shows raised crosswalks along the drive aisles fronting the proposed 
supermarket.  Benches are proposed at several locations on the proposed pedestrian path along the 
northern side of the property. Consistent with condition 1k, the location for a bus shelter is 
provided along MD 214. Five-foot-wide sidewalks are provided along all roadways as required in 
conditions 1m-o and 1q. Crosswalks and curb cuts are provided throughout the site crossing drive 
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aisles which provides pedestrian access to the restaurant and bank pad sites.  A pedestrian zone is 
shown along the main entrance to the supermarket and details are provided as part of the DSP 
which illustrates the stamped concrete the applicant is proposing. Bicycle parking is provided in 
multiple locations throughout the site and a bicycle parking schedule is provided on the DSP 
showing the 20 required bicycle-parking spaces. Based on the submitted plans, staff concludes that 
conditions 1c, 1j-o, and 1q-u have been met. However, staff recommends that Condition 1p is 
carried forward as part of this DSP application and requests the applicant provide an eight-foot-
wide sidewalk along MD 214 unless modified with written correspondence by SHA. 

 
Master Plan Compliance 
   
Master Plan Right of Way 
This application is subject to 2009 Approved Countywide Master Plan of Transportation (MPOT). The 
subject site has frontage along MD 214 a master-planned arterial roadway and Walker Mill Drive.  
The required dedication of right-of-way has taken place and is recorded on plat MMB 233, p.91 
consistent with the approved PPS. 
 
Master Plan Pedestrian and Bicycle Facilities 
The 2009 MPOT recommends continuous sidewalks within the right-of-way along MD 214 and 
Walker Mill Drive. The MPOT also provides policy guidance regarding multimodal transportation 
and how to accommodate infrastructure for people walking and bicycling. 
 

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

 
Comment:  The submitted plans accurately reflect the proposed right-of-way along MD 214 and 
Walker Mill Drive consistent with the PPS. Continuous sidewalks are provided along MD 214 and 
Walker Mill Drive as part of this application consistent with the 2009 MPOT recommendations. 
 
 
Zoning Ordinance Compliance 
Section 27-283 provides guidance for detailed site plans. The section references the following 
design guidelines described in Section 27-274(a): 
 

(2) Parking, loading, and circulation 
 

(A) Surface parking lots should be located and designed to provide safe and 
efficient vehicular and pedestrian circulation within the site, while 
minimizing the visual impact of cars. Parking spaces should be located to 
provide convenient access to major destination points on the site. As a means 
of achieving these objectives, the following guidelines should be observed: 
 

(ii) Parking spaces should be located as near as possible to the uses they 
serve; 

(iii) Parking aisles should be oriented to minimize the number of parking 
lanes crossed by pedestrians; 
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(C)  Vehicular and pedestrian circulation on a site should be safe, efficient, and 
convenient for both pedestrians and drivers. To fulfill this goal, the following 
guidelines should be observed: 
(viii) Pedestrian access should be provided into the site and through 

parking lots to the major destinations on the site; 
(ix)  Pedestrian and vehicular routes should generally be separate and 

clearly marked. 
(x)  Crosswalks for pedestrians that span vehicular lanes should be 

identified by the use of signs, stripes on the pavement, change of 
paving material, or similar techniques 

 
(6)  Site and streetscape amenities 
 

(A) Site and streetscape amenities should contribute to an attractive, 
coordinated development and should enhance the use and enjoyment of the 
site. To fulfill this goal, the following guidelines should be observed: 
 
(i)  The design of light fixtures, benches, trash receptacles, bicycle racks, 

and other street furniture should be coordinated in order to enhance 
the visual unity of site. 

 
Comment:   There are two access points that serve the site along MD 214 and along Walker Mill 
Drive. The proposed supermarket and inline retail sites are served by separate parking facilities. 
Vehicular circulation is provided via an internal drive aisle that is accessible from MD 214 near the 
center of the site. Pedestrian facilities are provided throughout the site with a network of internal 
sidewalks.  Pedestrian sidewalk routes are prominently identified/marked and are ADA compliant 
to accommodate access into the building and across the parking lots. The use of stamped concrete 
in the pedestrian zone at the entrance to the supermarket will provide high visibility for the volume 
of pedestrian crossings. Benches are provided along the pedestrian path in multiple locations.  The 
network of internal drive aisles, sidewalks and other pedestrian facilities will facilitate safe and 
adequate circulation onsite. 
 
The DSP shows onsite surface parking facilities with sidewalks and crosswalks that accommodate 
access into the buildings The parking proposed with this application is consistent with the 
previously approved DSP-06015. In addition, designated bicycle parking spaces with inverted u-
style bicycle racks are provided along the main entrance to the supermarket and at the restaurant 
and bank pad sites. 
 
 
Transportation Planning Recommendation: 
 
Overall, from the standpoint of the Transportation Planning Section it is determined that this plan is 
acceptable, consistent with the site design guidelines pursuant to Section 27-283, and meets the 
findings for transportation purposes, with the inclusion of the following conditions: 
 

1. Provide a sidewalk along the subject site‘s entire frontage of Central Avenue (MD 214) to be 
a minimum of eight feet in width and separated from the curb by a five-foot-wide 
landscaped planting strip, per Mandatory Development Requirements C, D, and E of the 
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Sidewalk, Crosswalk and Trails portion of the DDOZ, unless modified by the State Highway 
Administration (SHA). 

2.  Provide crosswalks at both access points to the subject site consistent with Mandatory 
Development Requirement F, unless modified with written correspondence by SHA. 

 
 
 
 
Conclusion 
Based on the findings presented above, staff conclude that the vehicular and pedestrian and bicycle 
access and circulation for this plan is acceptable, consistent with the site design guidelines pursuant 
to Section 27-283 and meets the findings for pedestrian and bicycle transportation purposes 
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                  February 18, 2022 
 

MEMORANDUM 
 
TO: Andrew Bishop, Senior Planner, Urban Design Section 
 
VIA: Mridula Gupta, Planner III, Subdivision Section 
 
FROM: Mahsa Vatandoost, Planner II, Subdivision Section 
    
SUBJECT:  DSP-06015-01; Capitol Heights Shopping Center 
 
 
The property considered in this amendment to detailed site plan (DSP-06015-01) is known as 
Parcel B and is located on Tax Map 66 in Grid F4, Tax Map 67 in Grid A4, Tax Map 73 in Grid F1, and 
Tax Map 74 in Grid A1. Parcel B is recorded among the Prince George’s County Land Records in Plat 
Book MMB 233 at page 91 dated April 29, 2011. The property is located in the Commercial 
Shopping Center (C-S-C), Development District Overlay (D-D-O), and Military Installation Overlay 
(M-I-O) Zones and is subject to the 2010 Approved Subregion 4 Master Plan and Sectional Map 
Amendment. 
 
The applicant has submitted this amendment to DSP-06015-01 for development known as Capitol 
Heights Shopping Center. This amendment does not propose any revisions to DSP-06015 which 
approved 113,389 square feet of commercial development on Parcel B. DSP-06015 was approved 
by the Prince George’s Planning Board on January 7, 2010 for development of an integrated 
shopping center with a gross floor area (GFA) of 113,389 square feet (57,960 square-foot grocery 
store, 31,959 square feet of retail, 4,670 square feet for a bank, and 18,800 square feet of restaurant 
space). However, the DSP expired on December 31, 2021, and this DSP amendment has been filed 
for re-approval and re-certification of the original DSP. 
 
The property is subject to Preliminary Plan of Subdivision (PPS) 4-06139, which was approved by 
the Prince George’s County Planning Board on July 17, 2008 (PGCPB Resolution No. 08-109). PPS 4-
06139 approved two parcels (Parcels A and B) for commercial shopping center development. 
 
PPS 4-06139 was approved subject to 21 conditions. The conditions relevant to the subject 
application are shown below in bold text. Staff analysis of the project’s conformance to the relevant 
conditions follows each one in plain text. 
 
2.           At the time of detailed site plan, a Type II tree conservation plan shall be approved.  
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A Type 2 Tree Conservation Plan (TCP2-009-09) has been submitted with this DSP. The 
Environmental Planning Section should review the plan and determine whether it may be 
approved.  

 
3.           Development of this site shall be in conformance with Stormwater Management 

Concept Plan No. 32244-2005 and any subsequent revisions.  
 

The applicant submitted a copy of approved Stormwater Management (SWM) Concept Plan 
32244-2005-00 and approval letter which is valid until April 18, 2022. The DSP is in general 
conformance with the approved SWM Concept Plan. The Environmental Planning Section 
should review the SWM Concept Plan for conformance to this condition. 

 
6.           Development of this subdivision shall be in compliance with approved Type I Tree 

Conservation Plan (TCPI/26/06). The following note shall be placed on the final plat 
of subdivision: 

 
"This development is subject to restrictions shown on the approved Type I 
Tree Conservation Plan (TCP2/26/06), or as modified by the Type II Tree 
Conservation Plan, and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland and Wildlife Habitat Conservation Ordinance. 
This property is subject to the notification provisions of CB-60-2005. Copies of 
all approved Tree Conservation Plans for the subject property are available in 
the offices of the Maryland-National Capital Park and Planning Commission, 
Prince George's County Planning Department." 
 

The DSP is in general conformance with TCPI-26-06. Conformance with this condition 
should be further reviewed by the Environmental Planning Section. 

 
9.           At the time of final plat, a conservation easement shall be described by bearings and 

distances. The conservation easement shall contain all of the Patuxent River Primary 
Management Area and associated plantings except for approved impacts. The 
following note shall be placed on the plat: 

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

The DSP delineates the PMA consistently with PPS 4-06139 and its associated TCPI. The 
Environmental Planning Section should review the DSP and TCP2 to determine whether the 
impacts of the development are consistent with those approved at the time of the PPS.  

 
10.         At the time of detailed site plan, the approved technical stormwater management 

plan shall be submitted for review. The plan shall demonstrate the incorporation of 
wetland benches and forebays into the stormwater management design for the in-
stream stormwater management pond and shall be correctly reflected on the 
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associated TCPII. 
 

The applicant submitted a copy of approved Stormwater Management (SWM) Concept Plan 
32244-2005-00. The Environmental Planning Section should review the SWM Concept Plan 
for conformance to this condition. 

 
11.        Prior to the approval of a final plat, the applicant, the applicant's heirs, successors 

and/or assignees shall have a detailed site plan approved by the Planning Board in 
accordance with Part 3, Division 9, of the Zoning Ordinance. 

 
DSP-06015 was approved in 2010, and Parcels A and B were subsequently recorded in 
2011 in accordance with this condition.  
 

12.        The applicant, the applicant's heirs, successors and or assignees shall provide a 
standard sidewalk a minimum of five-feet wide along the property's entire street 
frontage of Walker Mill Drive. The sidewalk shall be set back from the curb edge with 
a green, landscaped strip of at least five feet in width, unless modified by DPW&T. 

 
This DSP amendment provides a five-foot-wide sidewalk along the property's entire street 
frontage of Walker Mill Drive. Conformance with this condition should be further reviewed 
by the Transportation Planning Section. 

 
13. An automatic fire suppression system shall be provided in all new buildings proposed 

in this subdivision, unless the Prince George’s County Fire/EMS Department 
determines that an alternative method of fire suppression is appropriate. 

 
This condition should also be noted on the DSP as a general note. Condition 13 will be 
evaluated for conformance at the time of building permit for the proposed buildings on 
Parcel B. 

 
14.        Prior to the final plat for Parcel B, the applicant, the applicant's heirs, successors 

and/or assignees shall convey to the Prince George's County Government 1.48± acres 
of land (Parcel A). The applicant, the applicant's heirs, successors and/or assignees 
shall submit executed deeds of conveyance by all parties for Parcel A prior to 
approval of the final plat. 

 
               Parcel A was conveyed to the Prince George’s County Government by a deed recorded in the 

Land Records of the Prince George’s County in Liber 32784 at folio 294. This condition has 
been satisfied. 

 
15         The development of this property shall be in accordance with the conditions set forth 

in Zoning Ordinance No. 2-2005. 
 

The Urban Design Section should review this DSP amendment to ensure that the 
development proposed on the property conforms to this condition. 

 
20.        The final plat shall carry a note that direct vehicular access to Central Avenue (MD 

214) from Parcel B shall be limited to the two access points shown on the preliminary 
plan of subdivision that are authorized pursuant to Section 24-121(a)(3) of the 
Subdivision Regulations. All other access shall be denied along Central Avenue (MD 
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214). 
 
               This Condition has been addressed in the General Note 6 in the recorded final plat (MMB 

233, page 91).  
 
21.        Total development of Parcel A, excluding a public safety facility by the County, and 

Parcel B within the subject property shall be limited to uses which would generate no 
more than 621 AM, 1,612 PM, and 1,545 weekend peak hour vehicle trips. Any 
development generating an impact greater than that identified herein above shall 
require a new preliminary plan of subdivision with a new determination of the 
adequacy of transportation facilities. 

 

               This DSP amendment reflects the same development that was used by the Transportation 
Planning Section to establish the trip cap in the PPS. The proposed development should be 
further reviewed by the Transportation Planning Section for conformance to this Condition.   

 
Additional Comments: 
 
1.           The Stormwater Management (SWM) Concept Plan and letter submitted with this DSP 

amendment will expire on April 22, 2022. The applicant should confirm whether they plan 
to apply for an extension to this plan with the Department of Permitting, Inspections and 
Enforcement (DPIE).  

 
2.           The hatched area dedicated for public right-of-way adjacent to MD 214 is labeled as 

“proposed R/W” on Sheets 2 and 3 of the DSP. These labels should be removed.  
 
3.           On Sheet 3 of the DSP, Parcel A is labeled as “to be conveyed to Prince George’s County”. 

Parcel A was conveyed to the Prince George’s County Government by a deed recorded in the 
Land Records of the Prince George’s County in Liber 32784 at folio 294. This label should be 
removed to provide the current ownership for Parcel A. 

 
4. The area of right-of-way dedication along Walker Mill Drive is not labeled with the record 

plat reference. 
 
 
Recommended Conditions: 
 
1. Prior to certification, the detailed site plan shall be revised as follows: 
 

a. Remove the label “Proposed R/W” from the hatched area adjacent to MD 214 on 
Sheets 2 and 3.  

 
b.           Correct label for adjoining Parcel A to provide current ownership. 
 
c. Label the area of right-of-way dedication along Walker Mill Drive with the recording 

plat reference. 
 
d. Add a general note to state: 
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“An automatic fire suppression system shall be provided in all new buildings 
proposed in this subdivision, unless the Prince George’s County Fire/EMS 
Department determines that an alternative method of fire suppression is 
appropriate.” 

 
 
This referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. The DSP has been found to be in 
substantial conformance with the preliminary plan of subdivision. All bearings and distances must 
be clearly shown on the site plan and must be consistent with the record plat, or permits will be 
placed on hold until the plans are corrected. There are no other subdivision issues at this time. 
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February 22, 2022 
 
 
 
MEMORANDUM 
 
 
TO: Andrew Bishop, Senior Planner, Urban Design Section 
 
FROM: Alice Jacobs, Principal Planning Technician, Permit Review Section  
 
SUBJECT:  DSP-06015-01 – Capitol Heights Shopping Center    
 
 
1.  Dimensions of the loading spaces should be added to the site plan. 
 
2. Make sure signage package is part of the final approval. 
 
3. The Permit Review Section offers no further comments on this application. 
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  Countywide Planning Division 
  Environmental Planning Section 
         
      May 17, 2022 
 
MEMORANDUM 
 
TO:  Andrew Bishop, Planner II, Urban Design Section, DRD 
 
VIA:  Tom Burke, Supervisor, Environmental Planning Section, CWPD TB 
 
FROM:  Alexander Kirchhof, Planner I, Environmental Planning Section, CWPD ANK 
 
SUBJECT: Capitol Heights Shopping Center; DSP-06015-01 and TCPII-009-09-01 
 
The Environmental Planning Section (EPS) has reviewed the above referenced Detailed Site Plan 
(DSP-06015-01) received on January 20, 2022. Comments were delivered to the applicant at the 
Subdivision and Development Review Committee (SDRC) meeting on February 4, 2022. Revised 
plans were submitted in response to these comments by the applicant and logged in for review on 
February 14, 2022. Additional geotechnical information was submitted on May 4, 2022, and a 
renewed stormwater management (SWM) letter was submitted May 12, 2022. The EPS recommend 
approval of DSP-06015-01 and TCPII-009-09-01, subject to the conditions found at the end of this 
memorandum.   
 
Background 
The EPS previously reviewed the following applications and associated plans for the subject site: 
 

Development 
Review Case # 

Associated Tree 
Conservation 

Plan or Natural 
Resources 

Inventory # 

Authority Status Action 
Date 

Resolution Number 

N/A NRI-001-06 Staff Approved 4-10-2006 N/A 
N/A NRI-001-06-01 Staff Approved 10-4-2006 N/A 
4-06139 TCPI-026-06 Planning 

Board 
Approved 7-17-2008 08-109 

DSP-06015 TCPII-009-09 Planning 
Board 

Approved 1-27-2010 10-01 

N/A NRI-001-06-02 Staff Approved 10-7-2021 N/A 
DSP-06015-
01 

TCPII-009-09-01 Planning 
Board 

Pending Pending Pending 
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Proposed Activity 
The DSP application proposes development on one currently unimproved Parcel B, for the 
construction of a retail shopping center and associated parking areas. This is a resubmission of 
DSP-06015, as the plans have expired.  
 
Grandfathering 
The project is grandfathered from the current regulations of Subtitle 25 (Woodland and Wildlife 
Habitat Conservation Ordinance) and Subtitle 27 (Zoning Ordinance), as the site has previously 
approved Type I and II tree conservation plans. 
 
Site Description 
The 28.79-acre site consists of Parcel B, located due southeast of the intersection for Central 
Avenue and Shady Glen Drive. The current zoning for the site is Local Transit-Oriented-Edge  
(LTO-E); however, the applicant has opted to apply the zoning standards to this application that 
were in effect prior to April 1, 2022, for the Commercial Shopping Center (C-S-C) Zone. The site is 
bounded to the north by Central Avenue and to the south by Walker Mill Drive. A stream exists on-
site, which bisects the property and flows to the south. Steep slopes are present in some areas, but 
there are no highly erodible soils located on-site. Walker Mill Drive is identified as a designated 
historic roadway. The site is not within a Sensitive Species Project Review Area (SSPRA). According 
to the Countywide Green Infrastructure Plan of the Approved Prince George’s County Resource 
Conservation Plan (May 2017), portions of the site are in the Regulated and Evaluation areas. The 
stream on-site is an unnamed tributary that runs to the south to an off-site stream system that 
feeds into the Western Branch of the Patuxent River. The site is located within the Morgan 
Boulevard Metro Local Transit Center and is within the Established Communities Area of the 
Growth Policy Map. The property has a General Plan Generalized Future Land Use (2035) of 
Commercial and is in Environmental Strategy Area 1 of the Regulated Environmental Protection 
Areas Map, as designated by Plan Prince George’s 2035 Approved General Plan.  
 
Prior Approvals 
The following text addresses previously approved environmental conditions applicable to the 
subject application: 
 
A Preliminary Plan of Subdivision (PPS 4-06139) was approved by the Prince George’s County 
Planning Board on July 17, 2008. The environmental conditions of approval found in PGCPB 
Resolution No. 08-109 have been addressed with the signature approval of TCPI-026-06. 
 
Detailed Site Plan DSP-06015 was approved by the Prince George’s County Planning Board on 
January 27, 2010. The environmental conditions of approval found in PGCPB Resolution No. 10-01 
have been addressed with the signature approval of TCPII-009-09.  
 
Environmental Review 
 
Natural Resource Inventory (NRI)/Environmental Features 
The application has an approved Natural Resource Inventory (NRI-001-06-02). The TCPII and the 
DSP show all the required information correctly in conformance with the NRI. No revisions are 
required for conformance to the NRI. 
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Woodland Conservation 
The project is grandfathered from the current regulations of Subtitle 25 (Woodland and Wildlife 
Habitat Conservation Ordinance) and Subtitle 27 (Zoning Ordinance). A Type I Tree Conservation 
Plan (TCPI-026-06) was approved with the PPS application, and a Type II Tree Conservation Plan 
(TCPII-009-09) was submitted with the prior DSP approval. TCPII-009-09-01 was submitted with 
this DSP-06015-01.  
 
This 28.79-acre property contains no floodplain and has a total of 1.16 acres of woodlands. The 
woodland conservation threshold is 4.32 acres. The subject site proposes to clear 0.91 acres of 
existing woodland. The woodland conservation worksheet shows the project meeting the 
5.23-acre woodland conservation requirement with 0.25 acres on-site, 2.87 acres of afforestation, 
0.27 acres of natural regeneration, and 1.84 acres of woodland preservation off-site.  
 
The revised approved NRI-001-06-02 identifies 29.44 acres for the gross tract area. The gross tract 
identified in the TCPII woodland conservation worksheet is shown as 26.73. While a difference 
between the acreage of the TCPII and DSP is not uncommon, the NRI and TCPII must reflect 
consistent site statistics. If areas of the NRI are not covered by the current application, the TCPII 
must show phasing for the additional sections. A condition is provided in the Recommended 
Conditions section to revise the TCPII to be consistent with the data provided on the NRI.  
 
Five impacts to primary management area (PMA) were proposed with PPS 4-06139, of which four 
were approved. Impacts 1, 2, and 5 were supported with no conditions. Impact 3 was supported 
with conditions, and Impact 4 was not supported. A PMA statement of justification (SOJ) and exhibit 
was submitted with this DSP to identify any changes to the four approved impacts. No new impacts 
to regulated environmental features (REF) are proposed with this DSP. 
 
Soils 
The predominant soils found to occur on-site, according to the United States Department of 
Agriculture (USDA) Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS), are 
Collington-Wist complex, Collington-Wist Urban, and Widewater and Issue soils. No unsafe soils 
containing Marlboro clay or Christiana complexes have been identified on this site. The Department 
of Permitting, Inspections and Enforcement (DPIE) may require a Soils Report to address on-site 
conditions, prior to the issuance of a grading and/or building permits. This information is provided 
for the applicant’s benefit. A review of geotechnical conditions specific to the site follows.  
 
Geotechnical 
A geotechnical report was submitted for review on May 4, 2022, for review. The report was 
reviewed with the standards set forth by DPIE and Technogram 005-2018. Five sections of the 
global stability analysis have been performed. The analysis on all five sections resulted in greater 
than 1.5 factor of safety considered stable in global stability. The geotechnical recommendations, 
including the type of the wall, the type and dimension of reinforcements (tieback and geogrid), the 
interval and spacing of reinforcements, and the backfill requirements, etc., provided by ESC  
Mid-Atlantic, LLC, shall be incorporated into the retaining wall design package. If the final wall 
design is different from these recommendations, the global stability analysis shall be re-performed, 
and a revised package shall be submitted to DPIE for a permit revision. The final retaining wall 
design package, including the wall drawings and design calculations, shall be reviewed and 
approved by DPIE under a wall Building Permit that shall be applied for prior to the issuance of the 
site Grading Permit. 
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Specimen, Champion, or Historic Trees 
According to the NRI, 33 specimen trees have been noted on the site. Specimen trees ST-1 through 
ST-13 were approved for removal with PPS 4-06139. No additional specimen trees were requested 
for removal with this application.  
 
Preservation of Regulated Environmental Features/Primary Management Area  
There are REF and PMA located on this site. Consistent with the PPS and TCPI, impacts to the PMA 
were approved with 4-06139, and no additional impacts are proposed with the DSP. 
 
This site contains an area of wetland mitigation which is required to be placed within a separate 
easement from the woodland conservation; however, the TCPII submitted with this DSP application 
does not clearly differentiate these two features. Further, the wetland mitigation area shall not be 
counted towards meeting the overall woodland conservation requirement. Conditions have been 
provided in the Recommended Conditions section to clearly differentiate between the wetland 
mitigation area and woodland conservation, and to provide a wetland report so staff can verify the 
area of wetland mitigation.  
 
Stormwater Management 
A SWM Concept Approval Letter (#32244-2005-00) and associated plan were submitted with the 
application for this site. The approval letter issued from DPIE on April 18, 2019, and expired April 
18, 2022. The approved plan proposes standard SWM conditions for the site. A renewed SWM letter 
was submitted by the applicant on May 12, 2022, which has an expiration date of April 18, 2025. No 
further action regarding SWM is required at this time. 
 
Summary of Recommended Findings and Conditions 
The EPS recommend approval of DSP-06015-01 and TCPII-009-09-01, subject to the following 
recommended findings and conditions. 
 
Recommended Findings: 

 
1.  Based on the level of design information submitted with this application, the regulated 

environmental features on the subject property have been preserved and/or restored to the 
fullest extent possible. No impacts to the primary management area are proposed with this 
application.  

 
2.  No specimen trees are proposed for removal with this application. 
 
Recommended Conditions: 
 
1.  Prior to certification of the detailed site plan, the TCPII shall be revised as follows:  

  
a.  The General Information Table shall be updated to the most recent version in the 

Environmental Technical Manual. 
 
b.  Provide an analysis for the natural regeneration area to clearly establish that the 

requirements are being met in accordance with the specifications put forth in the 
Landscape Manual and Subtitle 25 Section 25-122.    
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c. Provide the wetlands report associated with the wetland mitigation area. 
 
d. Clearly differentiate the wetlands mitigation area and the woodland conservation 

areas on the TCPII.  
 
e. Correct the TCPII worksheet data to be consistent with the site statistics table on 

NRI-001-06-02. 
 

 f. Have the plans signed and dated by the qualified professional who prepared them. 

 

 

DSP-06015-01_Backup   126 of 136



 
MEMORANDUM 

 
March 3, 2022 

 
TO:  Andrew Bishop, Urban Design Section 

Development Review Division, M-NCPPC 
     
FROM:   Mary C. Giles, P.E., Associate Director 
  Site/Road Plan Review Division, DPIE 
      
Re:    DSP-06015-01, Capitol Heights Shopping Center 
     
CR:  Central Boulevard, MD 214 (MDSHA) 
CR:  Shady Glen Drive (County) 
CR:  Walker Mill Road (County) 
 
 
 This is in response to the Detailed Site Plan No. DSP-06015-01.  The Department of 
Permitting, Inspections and Enforcement (DPIE) offers the following: 
 
- The property is located on the  south side of Central Avenue (MD 214), approx. 200 feet 

east of its intersection with Shady Glen Drive.  
 
- The applicant proposes to development of an integrated shopping center with a gross floor 

area of approximately 113,389 square feet. 
 

- This  property is the subject of an approved Detailed Site Plan, DSP-06015, which was 
approved in 2010.  The Detailed Site Plan remains valid as of the date of this application. 
However, the Detailed Site Plan will expire on December 31, 2021.  The applicant is filing 
this Detailed Site Plan for the purpose of obtaining the reapproval of the currently approved 
plan so that the application does not expire.  Although not yet constructed, the primary 
tenant of the shopping center, Giant Food, maintains a lease and the right to occupy the 
property.  It is essential that the applicant maintain the validity of the Detailed Site Plan so 
that the shopping center can be constructed when Giant Food elects to move forward with 
its store. 
 

- The Detailed Site Plan No. DSP-06015-01 is consistent with the approved Stormwater 
Management Concept Plan No. 32244-2005, approved 4-18-19 
 

- DPIE has no objection to DSP No. 06015-01. 
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If you have any questions or need additional information, please contact Mr. Steve Snyder, 

P.E, the District Engineer for the area, via (301) 636.2060. 
 

MCG:SGS: AG 
 
cc: Steve Snyder, P.E., District Engineer, S/RPRD, DPIE, 
 Young Roh, Soltesz, Inc., 4300 Forbes Blvd., Lanham, Md 20706  
 Adam Tucker, ZP NO 141 LLC, 11Princess St., Wilmington, NC 28401  
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THE PRINCE GEORGE'S COUNTY GOVERNMENT 

STORMWATER MANAGEMENT CONCEPT APPROVAL

Department of Permitting, Inspections

and Enforcement
Site/Road Plan Review Division

9400 Peppercorn Place, Suite 420

Largo, Maryland 20774

(301) 883-5710 

CASE NAME: 32244-2005-00CASE #:CAPITOL HEIGHT'S SHOPPING CENTER  (FPS#200523)

APPLICANT'S NAME:

ENGINEER :

REQUIREMENTS:

Technical Review is required for PUBLIC/PRIVATE Storm Drain/SWM Construction.

(Fee-In-Lieu subject to change during technical review. )

SOLTESZ

Type of Storm Drainage/SWM Construction is PRIVATE.

These fees apply: REVIEW.

Required easements: FLOOD PLAIN.

Required water quality controls: RETENTION, EXTENDED DETENTION.

Required water quantity controls: 10 YEAR ATTENUATION(S).

A maintenance agreement is required.

No special conditions apply.

Storm Water Management fee payment of none in lieu of providing on-site attenuation/quality control measures.

These bonds apply: None.

These additional approvals are required:  STATE HIGHWAY ADMINISTRATION.

ZIMMER DEVELOPMENT, LLC

CONDITIONS OF APPROVAL:

1) SWM PONDS TO PROVIDE WQv, CPv, Rev AND 10YR QUANTITY CONTROL.REVIEWED BY RC.

2) LANDSCAPE PLANS ARE REQD. AT TECHNICAL REVIEW FOR SWM PONDS. 

SUPERSEDES PREVIOUS APPROVAL DATED 4-9-10, 5-21-13, 4-18-16, 4-18-19, 4-18-22.

REVIEWED BY SS.

APPROVED BY:  

STREET NAME:

200' SHEET:

WATERSHED:

APPROVAL DATE:

EXPIRATION DATE:
NUMBER OF DU'S: COST PER DWELLING:

ADC MAP:

FOR OFFICE USE ONLY

CC: APPLICANT, SCD, PERMITS
 P.G.C. FORM #3693 (REV 04/93)

April 18, 2022

April 18, 2025

WALKER MILL DR

23-Southwest Branch (Western)

15A06 201SE07

00

Rey De Guzman
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Date:   January 26, 2022 
 

To: Andrew Bishop, Urban Design, M-NCPPC 

 

From: Adebola Adepoju, Environmental Health Specialist, Environmental Engineering/ Policy 

Program 

    

 Re: DSP-06015-01, CAPITOL HEIGHTS SHOPPING CENTER (PB) 

 

The Environmental Engineering / Policy Program of the Prince George’s County Health 

Department has completed a desktop health impact assessment review of the detailed site plan 

submission for the Capitol Heights Shopping Center and has the following comments / 

recommendations: 

 

1. This property is located in an area of the county considered a “food desert” by the US 

Department of Agriculture, where affordable and healthy food is difficult to obtain. 

Health Department permit records indicate there are 3 carry-out/convenience store food 

facilities, but no markets/grocery stores within a ½ mile radius of this location. Research 

has found that people who live near an abundance of fast-food restaurants and 

convenience stores compared to grocery stores and fresh produce vendors, have a 

significantly higher prevalence of obesity and diabetes.  The Giant Food grocery store 

will provide the residents of the Capitol Height area access to healthy food options. 
 

2. The facility must submit plans to the Plan Review department at the Department of 

Permitting, Inspection Enforcement for the proposed food facilities and apply for a 

Health Department Food Service Facility permit located at 9400 Peppercorn Place in 

Largo, Maryland or call 301-636-2000. 
 

3. The Giant Food facility must submit an application for plan review to the Maryland 

Department of Health’s Environmental Health Bureau’s Food protection and Food 

Licensing program located at 6 St. Paul Street, Suite 1301, Baltimore, Maryland.  21202. 
 

4. During the construction phases of this project, noise should not be allowed to adversely 

impact activities on the adjacent properties. Indicate intent to conform to construction 

activity noise control requirements as specified in Subtitle 19 of the Prince George’s 

County Code. 
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5. During the construction phases of this project, no dust should be allowed to cross over 

property lines and impact adjacent properties. Indicate intent to conform to construction 

activity dust control requirements as specified in the 2011 Maryland Standards and 

Specifications for Soil Erosion and Sediment Control. 

 
 

If you have any questions or need additional information, please contact me at 301-883-7677 or 

aoadepoju@co.pg.md.us.  
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Bishop, Andrew

From: Hall, Bryan <Bryan.Hall@wsscwater.com>
Sent: Tuesday, February 1, 2022 8:36 AM
To: Bishop, Andrew
Cc: Madagu, Jonathan
Subject: DSP-06015-01 Capitol Heights Shopping Center
Attachments: CIVP-DSP-06015-01.pdf

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding. 

Andrew, 
 
Please find attached WSSC review comments for above mentioned project. Let me know if you have any questions. 
 

 
 

 
WSSC Water is the proud 

provider of safe, seamless and 
satisfying water services, making 
the essential possible every day. 

 

Bryan Hall 
Supervisor, Project Management 
Development Services Division 
 
301.206.8769 (O) 

Bryan.Hall@wsscwater.com 
 
9400 Peppercorn Place, Suite 650 
Largo, MD 20774 
 
My new hours are Monday – Friday  
7:00am to 4:00pm 
 
wsscwater.com 
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Irene Andreadis
WSSC Plan Review Comments

Created by: Irene Andreadis
On: 01/28/2022 03:02 PM
DSP-06015-01

Capitol Heights Shopping Center

--------- 0 Replies ---------



Irene Andreadis
WSSC Standard Comments For All Plans

Created by: Irene Andreadis
On: 01/28/2022 03:05 PM
1.  WSSC comments are made exclusively for this plan review based on existing system conditions at this time. We will reevaluate the design and system conditions at the time of application for water/sewer service.



2.  Coordination with other buried utilities:



a.  Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination requirements. 

b.  No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are permitted in the WSSC right-of-way unless specifically approved by WSSC. 

c.  Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted. 

d.  Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere to WSSCs pipeline crossing and clearance standards will be rejected at design plan review. Refer to WSSC Pipeline Design Manual Part Three, Section 3. 

e.  Failure to adhere to WSSC crossing and clearance standards may result in significant impacts to the development plan including, impacts to proposed street, building and utility layouts. 

f.  The applicant must provide a separate Utility Plan to ensure that all existing and proposed site utilities have been properly coordinated with existing and proposed WSSC facilities and rights-of-way. 

g.  Upon completion of the site construction, utilities that are found to be located within WSSCs rights-of-way (or in conflict with WSSC pipelines) must be removed and relocated at the applicants expense. 



3.  Forest Conservation Easements are not permitted to overlap WSSC existing or proposed easements. Potential impacts to existing Forest Conservation Easements (due to proposed water and/or sewer systems) must be reviewed and approved by County staff.



4.  Unless otherwise noted: ALL extensions of WSSCs system require a request for Hydraulic Planning Analysis and need to follow the System Extension Permit (SEP) process.  Contact WSSC’s Permit Services Section at (301-206-8650) or visit our website at https://www.wsscwater.com/business--construction/developmentconstruction-services.html for requirements.  For information regarding connections or Site Utility (on-site) reviews, you may visit or contact WSSC’s Permit Services Section at (301) 206-4003.


--------- 0 Replies ---------



Bryan Hall
Water

Created by: Bryan Hall
On: 02/01/2022 08:04 AM
1. Existing water mains shown on plan should be labeled with correct pipe size, material and WSSC contract number.  



2. Water service to this site can be provided by a Water house connection off of Walker Mill Drive and a site utility plan.



3. Existing 12" water main along Walker Mill Drive would be the source of water to serve this site.



4. An outside Master meter will be required to serve this site. The permit for WHC should be processed as an applicant built service connection under the site utility plan review. 



5. A WSSC easement will be required for outside meter vault on applicant property.



6. Water pipelines 12-inch and smaller must have the greater of: a minimum of 15 feet horizontal 

separation from any building or dwelling or a 1:1 slope from the bottom of the foundation of the existing or proposed building to the bottom edge of the pipeline trench.

--------- 0 Replies ---------



Bryan Hall
Sewer

Created by: Bryan Hall
On: 02/01/2022 08:12 AM
1. Existing sewer on plan should be labeled with size, material and contract number built under.



2. Sewer service to this lot may require a main line extension. Any sewer running parallel to the street would be a main line and not classified as a service connection. If a main line is required the applicant will be required to submit for an HPA.



3. WSSC facilities/structures cannot be located with a public utility easement (PUE) however WSSC pipelines may cross over a PUE.  Revise the plan to relocate any pipeline, manhole and any other WSSC facilities/structures outside of the PUE.



4. Size of SHC to be determine under site utility review. SHC permit to be applied as an applicant built service connection during the site utility plan review.

--------- 0 Replies ---------



Bryan Hall
Site Utility/Easements

Created by: Bryan Hall
On: 02/01/2022 08:20 AM
1. OUTSIDE METERS - 3-inch and larger meter settings shall be furnished and installed by the utility contractor in an outside meter vault. Show and label vault and required WSSC easement. WSSC prefers an outside meter in a vault, however and indoor meter may be allowed under certain conditions.  See WSSC 2019 Plumbing & Fuel Gas Code 111.5.7 & 603.4.1 



2. A single water/sewer service connection for two or more buildings in a single lot/parcel requires a covenant.  Should the property be subdivided or sold in the future, individual water/sewer connections for each building will be required.



3. WSSC easements must be free and clear of other utilities, including storm drain systems, ESD devices, gas, electric, telephone, CATV, etc., with the exception of allowed crossings designed in accordance with the WSSC 2017 Pipeline Design Manual.  Landscaping and Hardscaping are also not allowed without approval. Under certain conditions (and by special request) the items listed above may be permitted within the WSSC easement.  However, this will be evaluated on a case by case basis and if allowed, will require execution of a special agreement and/or Hold Harmless Agreement between WSSC and the developer.



4. A private 30-foot water house connection easement will be required and must be recorded on parcel "B"  to serve this site.  Delineate the easement and label the horizontal width on the plan.



5. 

--------- 0 Replies ---------
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CIVP-DSP-06015-01.pdf V1 - Changemark Notes ( 5 Notes )

1  -  WSSC Plan Review Comments

Created by: Irene Andreadis
On: 01/28/2022 03:02 PM

DSP-06015-01
Capitol Heights Shopping Center

--------- 0 Replies ---------

2  -  WSSC Standard Comments For All Plans

Created by: Irene Andreadis
On: 01/28/2022 03:05 PM

1.  WSSC comments are made exclusively for this plan review based on existing system 
conditions at this time. We will reevaluate the design and system conditions at the time of 
application for water/sewer service.

2.  Coordination with other buried utilities:

a.  Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination 
requirements. 
b.  No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are permitted in 
the WSSC right-of-way unless specifically approved by WSSC. 
c.  Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted. 
d.  Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere to WSSCs 
pipeline crossing and clearance standards will be rejected at design plan review. Refer to WSSC 
Pipeline Design Manual Part Three, Section 3. 
e.  Failure to adhere to WSSC crossing and clearance standards may result in significant impacts 
to the development plan including, impacts to proposed street, building and utility layouts. 
f.  The applicant must provide a separate Utility Plan to ensure that all existing and proposed site 
utilities have been properly coordinated with existing and proposed WSSC facilities and 
rights-of-way. 
g.  Upon completion of the site construction, utilities that are found to be located within WSSCs 
rights-of-way (or in conflict with WSSC pipelines) must be removed and relocated at the 
applicants expense. 

3.  Forest Conservation Easements are not permitted to overlap WSSC existing or proposed 
easements. Potential impacts to existing Forest Conservation Easements (due to proposed water 
and/or sewer systems) must be reviewed and approved by County staff.

4.  Unless otherwise noted: ALL extensions of WSSCs system require a request for Hydraulic 
Planning Analysis and need to follow the System Extension Permit (SEP) process.  Contact 
WSSC’s Permit Services Section at (301-206-8650) or visit our website at 
https://www.wsscwater.com/business--construction/developmentconstruction-services.html for 
requirements.  For information regarding connections or Site Utility (on-site) reviews, you may 
visit or contact WSSC’s Permit Services Section at (301) 206-4003.

--------- 0 Replies ---------

3  -  Water

Created by: Bryan Hall
On: 02/01/2022 08:04 AM
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1. Existing water mains shown on plan should be labeled with correct pipe size, material and 
WSSC contract number.  

2. Water service to this site can be provided by a Water house connection off of Walker Mill 
Drive and a site utility plan.

3. Existing 12" water main along Walker Mill Drive would be the source of water to serve this site.

4. An outside Master meter will be required to serve this site. The permit for WHC should be 
processed as an applicant built service connection under the site utility plan review. 

5. A WSSC easement will be required for outside meter vault on applicant property.

6. Water pipelines 12-inch and smaller must have the greater of: a minimum of 15 feet horizontal 
separation from any building or dwelling or a 1:1 slope from the bottom of the foundation of the 
existing or proposed building to the bottom edge of the pipeline trench.

--------- 0 Replies ---------

4  -  Sewer

Created by: Bryan Hall
On: 02/01/2022 08:12 AM

1. Existing sewer on plan should be labeled with size, material and contract number built under.

2. Sewer service to this lot may require a main line extension. Any sewer running parallel to the 
street would be a main line and not classified as a service connection. If a main line is required 
the applicant will be required to submit for an HPA.

3. WSSC facilities/structures cannot be located with a public utility easement (PUE) however 
WSSC pipelines may cross over a PUE.  Revise the plan to relocate any pipeline, manhole and 
any other WSSC facilities/structures outside of the PUE.

4. Size of SHC to be determine under site utility review. SHC permit to be applied as an applicant 
built service connection during the site utility plan review.

--------- 0 Replies ---------

5  -  Site Utility/Easements

Created by: Bryan Hall
On: 02/01/2022 08:20 AM

1. OUTSIDE METERS - 3-inch and larger meter settings shall be furnished and installed by the 
utility contractor in an outside meter vault. Show and label vault and required WSSC easement. 
WSSC prefers an outside meter in a vault, however and indoor meter may be allowed under 
certain conditions.  See WSSC 2019 Plumbing & Fuel Gas Code 111.5.7 & 603.4.1 

2. A single water/sewer service connection for two or more buildings in a single lot/parcel 
requires a covenant.  Should the property be subdivided or sold in the future, individual 
water/sewer connections for each building will be required.

3. WSSC easements must be free and clear of other utilities, including storm drain systems, ESD 
devices, gas, electric, telephone, CATV, etc., with the exception of allowed crossings designed in 
accordance with the WSSC 2017 Pipeline Design Manual.  Landscaping and Hardscaping are 
also not allowed without approval. Under certain conditions (and by special request) the items 
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listed above may be permitted within the WSSC easement.  However, this will be evaluated on a 
case by case basis and if allowed, will require execution of a special agreement and/or Hold 
Harmless Agreement between WSSC and the developer.

4. A private 30-foot water house connection easement will be required and must be recorded on 
parcel "B"  to serve this site.  Delineate the easement and label the horizontal width on the plan.

5. 

--------- 0 Replies ---------

DSP-06015-01_Backup   136 of 136



AGENDA ITEM:   7 
AGENDA DATE:  6/9/2022 

Additional Back-up 

For 

DSP-06015-01
Capitol Heights Shopping 

Center
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APPLICANT'S PROPOSED REVISIONS TO CONDITIONS 
CAPITOL HEIGHTS SHOPPING CENTER 

DETAILED SITE PLAN DSP-06015-01 
JUNE 9, 2022 

1. Prior to certificate approval of this detailed site plan (DSP), the applicant shall: 

e. Provide additional screening of the loading spaces that face MD 214 (Central 
Avenue) to the maximum extent possible. in accordance with Section 4.4. 
of the 2010 Prince George's County Landscape Manual. 

NOTE: The Applicant accepts all other conditions recommended in the Staff Report. 
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