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SUBJECT:

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

Detailed Site Plan DET-2024-020
Type 2 Tree Conservation Plan TCP2-2025-0058
Penn Place II

The Urban Design staff have reviewed the subject application and present the following
evaluations and findings leading to a recommendation of APPROVAL, with conditions, as described
in the Recommendation section of this technical staff report.

L. EVALUATION CRITERIA

The subject property is within the Residential, Multifamily-20 (RMF-20) Zone. This
application is being reviewed under the requirements of Section 27-3605(e) of the Prince
George’s County Zoning Ordinance. Staff have considered the following in reviewing this
detailed site plan:

A.

B.

The Prince George’s County Zoning Ordinance;

Preliminary Plan of Subdivision 4-22049;

Certificate of Adequacy ADQ-2022-042;

The 2018 Prince George’s County Landscape Manual,

The Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance;
The Prince George’s County Tree Canopy Coverage Ordinance;

Referral comments; and

Community feedback.

IL. BACKGROUND

A.

Request: The subject detailed site plan (DET) proposes development of
54 multifamily residential dwelling units in 7 buildings, with an additional amenity
building and associated infrastructure.
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Figure 1: Site Plan
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B. Development Data Summary: The proposed design includes a single development
phase with 54 multifamily dwelling units plus an additional amenity building.

EXISTING EVALUATED
Zone(s) RMF-20 RMF-20
Use Vacant Dwelling, Multifamily
Total Gross Acreage 491 491
Floodplain 0 0
Total Net Acreage 491 491
Dwelling Units N/A 54
C. Location: On the southeast side of Penn Crossing Drive, at its intersection with
Marlboro Pike.
D. Surrounding Uses: The subject property is surrounded by several properties in the

Residential, Multifamily-20 (RMF-20), Residential, Multifamily-48 (RMF-48) and
Commercial, General and Office (CGO) Zones. More specifically:

North— Immediately to the north is Marlboro Pike and beyond is vacant land
in the Residential, Single-Family-65 (RSF-65) Zone.

South— South of the site is an existing shopping center in the CGO Zone.

East— Abutting the property to the east are institutional, commercial and

multifamily uses the RMF-20 Zone

West— Abutting the property to the west is vacant land with an approved
detailed site plan for Penn Place I (DSP-23003), Penn Crossing Drive,
and beyond, multifamily housing, all in the RMF-48 Zone.
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Previous Approvals: The property is subject to Preliminary Plan of Subdivision
(PPS) 4-22049, which was approved by the Prince George’s County Planning Board
on September 5, 2024 (PGCPB Resolution No. 2024-085), for one parcel for
development of 58 multifamily dwelling units with 14 conditions. This property is
also subject to an approved Certificate of Adequacy, ADQ-2022-042, which was
approved on July 17, 2024, subject to three conditions. The ADQ is valid for 12 years
from the date of its approval and subject to the additional expiration provisions of
Section 24-4503(c)(1)(C) of the Prince George’s County Subdivision Regulations.
The PPS also approved a Variance to Section 25-122(b)(1)(G) for the removal of
four specimen trees.

Design Features

Architecture

The applicant proposes a mix of building materials and colors throughout the site’s
eight buildings. The residential buildings will be three floors each and will have a
full-brick first floor on all sides, and incorporate brick, siding, and Hardie panel as
the primary building materials for floors two and three. Enhanced elevations have
been provided for the high-visibility locations. Additional architectural features
include Juliette balconies, cementitious trim, clear identification over main
entrances, and varied roof lines. Several windows on all four sides of each building
help to break up the massing and contribute to the overall design. The one-story
amenity building’s design is consistent with the surrounding residential buildings,
using brick, siding, and windows to create distinctive facades on all four sides.

Figure 2: Type 1 Building Architecture
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Figure 3: Type 2 Building Architecture

Parking

Parking requirements are met (84 required, 90 provided including 3 guest parking
spaces) as provided in the table below. 20 bicycle racks (40 parking spaces) are
provided throughout the community, adjacent to each building.

Parking and Loading Data:

REQUIREMENTS - Per Section 27-3600 REQUIRED | PROVIDED
Dwelling, multifamily | Inside the Capital Beltway
; . 81 87

1.5 spaces per dwelling unit
Visitor Parking Spaces 3 3
1 Space per 20 Dwelling Units
Total Parking Spaces 84 920
On-site standard spaces (9.0 feet x 18 feet) - 70
Compact Spaces (8.0 feet x 16.0 feet) 10
May be up to one-half of the requirement
Handicap-accessible (8.0 feet x 18.0 feet) 7 10

Of which are Handicap van-accessible (8.0 feet x 19.0 feet) 10

Bicycle parking is provided throughout the site with 20 bike racks. These racks are
located conveniently near main entrances to the multifamily buildings and the
amenity building.

Signage

Three site directional signs are proposed near the center of the site, providing
directions to each building. One permanent real estate identification sign is included
at the entrance of the development, featuring the community’s name on a vinyl sign
face that resembles wood planks.
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Figure 4: Permanent Real Estate Identification Sign
In addition, one canopy sign is proposed on the canopy of the amenity building,
consisting of non-illuminated reverse channel letters that will be up-lit by an LED
(light emitting diode) light track. This would be a second permanent real estate
identification sign; however, multifamily developments are only permitted one such
sign. A condition is included herein requiring the applicant to revise the sign
package to conform to the requirements of Section 27-61506(1), Permanent Real
Estate Identification Signs, of the Prince George’s County Zoning Ordinance.

I: 10-4" ]‘
103172
u 1041172 1‘]

NNON- ILLUMINATED REVERSE CHANNEL LETTERS ON FORMED BACKPLATE - FRONT VIEW
SCALE: 1" =1-0"

Figure 5: Canopy Sign

Lighting
Lighting is proposed along the street and alleys. Photometric plans and lighting
details have been provided for the site showing full cut-off, LED fixtures.

Open Space and Recreation

Open space is provided primarily along the site’s boundaries, where environmental
features are to be protected. A network of pedestrian infrastructure throughout the
site provides access for enjoyment of the open space areas, a central active
recreation area and to the amenity building. Amenities in the recreation area
include outdoor lounging and gathering areas, grills, bike racks, benches, and dog
waste stations. The amenity building includes meeting spaces, a kitchen, and a gym.
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IIL COMPLIANCE WITH APPLICABLE PROVISIONS OF THE ZONING ORDINANCE

A. Prince George’s County Zoning Ordinance: The DET application has been
reviewed for compliance with the requirements of the Zoning Ordinance.

1. Section 27-3605(e) — Detailed Site Plan Decision Standards

This DET meets the detailed site plan decision standards contained in
Section 27-3605(e) of the Zoning Ordinance, as follows:

(1)

(2)

(3)

The proposed development represents a reasonable alternative
for satisfying the applicable standards of this Subtitle, without
requiring unreasonable costs and without detracting
substantially from the utility of the proposed development for
its intended use;

As provided throughout this technical staff report, the DET meets the
applicable standards or proposes reasonable alternatives to meet
the intended purposes, without causing unreasonable costs.

All conditions of approval in any development approvals and
permits previously approved for the property have been
considered and imposed as necessary to satisfy the applicable
standards of this Subtitle;

As discussed in detail below in Finding IIL.B, this DET complies with
the applicable conditions of approval for PPS 4-22049.

The proposed development demonstrates the preservation
and/or restoration of the regulated environmental features in a
natural state, to the fullest extent possible, in accordance with
the requirements of Section 24-4303(D)(5) of Subtitle 24:
Subdivision Regulations;

This site contains regulated environmental features (REF) that are
required to be preserved and/or restored to the fullest extent
possible under Section 27-6808 the Zoning Ordinance. The REF
include wetlands, wetland buffers, and steep slopes, which comprise
the primary management area (PMA). With PPS 4-22049, the
applicant proposed one impact to the PMA, identified as Impact 1, for
the installation of a stormwater facility totaling 16,264 square feet
(0.37 acre) of impact to replace the on-site wetland. The Planning
Board approved PPS 4-22049, which included Impact 1 for the
implementation of a submerged gravel wetland in place of the
on-site wetland. With DET-2024-020, there are no impacts proposed
to the PMA, as the PMA will be fully encumbered with the
stormwater facility. The REF on the subject property have been
preserved and/or restored to the fullest extent possible based on the
limits of disturbance shown on the Type 2 tree conservation plan
(TCP2).
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(4)

(5)

(6)

(7)

(8)

Proposed development located within a Planned Development
(PD) zone shall be in conformance with the PD Basic Plan and
PD Conditions of Approval that apply to that development;

The proposed development is not located in a planned development
zone. Therefore, this criterion is not applicable.

The proposed development conforms to an approved Tree
Conservation Plan, if applicable;

The DET is in conformance with the submitted tree conservation
plan. Analysis of the tree conservation plan is included in
Finding IIL.F below.

The development proposed in a detailed site plan for
infrastructure complies with applicable regulations of

PART 27-6: Development Standards, 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;

The subject application is not a detailed site plan for infrastructure;
therefore, this provision does not apply.

Places of worship located on a lot between one (1) and two (2)
acres in size shall also meet the following standards:

(A) The minimum setback for all buildings shall be
twenty-five (25) feet from each lot line;

(B) When possible, there should be no parking or loading
spaces located in the front yard; and

Q The maximum allowable lot coverage for the zone in
which the use is proposed shall not be.

The proposed development does not include a place of worship;
therefore, this criterion is not applicable.

Notwithstanding any other provision in this Section to the
contrary, in determining whether to approve an alteration,
extension, or enlargement of a legal conforming building,
structure, or use filed in conformance with Section 27-1707(c),
the Planning Board shall find that the proposed alteration,
extension, or enlargement will benefit the development and will
not substantially impair implementation of any applicable area
master plan or sector plan.
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The proposed development does not alter, expand, or enlarge
existing structures or uses; therefore, this criterion is not applicable.

2. Section 27-4202(h) — Residential, Multifamily-20 (RMF-20) Zone

The multifamily dwelling use is permitted in the RMF-20 Zone, subject to the
applicable standards in Section 27-4202(h)(2), Intensity and Dimensional
Standards, of the Zoning Ordinance.

Required Evaluated
Density, max. (du/ac of net lot area) 20 du/ac 11.82 du/ac
Net lot area 7,500 square feet 213,728 square feet
Lot width, min. (ft) 60 feet (80 feet on corner 427 feet

lots)
Lot frontage (width) at front street 48 feet 427 feet
line, min. (ft)
Lot coverage, max. (% of net lot area) 40 % 35.35%
Green area, min. (% of net lot area) 60 % 64.65%
Front yard depth, min. (ft) 15 feet 62.5 feet
Side yard depth, min. (ft) 8 feet (On corner lot, min. 10 feet
side yard depth alongside
street = 15 ft)

Rear yard depth, min. (ft) 20 feet 72.2 feet
Principal structure height, max. (ft) 50 feet (80 ft where net lot 35 feet

area 2 4 acres)

3. Part 27-6 — Applicable Development Standards

a. Section 27-6202 Consistency with Plans

As discussed further herein, the proposal is consistent with the
transportation goals, objectives, and actions in the 2009 Approved
Countywide Master Plan of Transportation and the 2009 Approved
Marlboro Pike Sector Plan and Sectional Map Amendment (sector

plan).

b. Section 27-6203 Multimodal Transportation Systems

As discussed further herein, the proposal provides access and
circulation systems that accommodate multiple travel modes.

C. Section 27-6204 Circulation Plan or Site Plan Required

In conformance with this regulation, a circulation plan was included
in the application and reviewed for conformance with the relevant
sections, as discussed herein.

10
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d. Section 27-6206(b). Vehicular Accessway Classifications

(1)

(3)

Driveways

Driveways are accessways that function solely to provide
direct and immediate vehicular access between an alley
or street and the principal origin and destination points
within an abutting development, or part of a large
development. They generally handle low vehicular travel
speeds and traffic volumes, but may handle higher
vehicular traffic volumes within large commercial and
mixed-use developments (e.g., driveways within
mixed-use developments or shopping center parking
areas). Driveways are generally not located in the public
right-of-way for their principal length, or along building
frontages in the Transit-Oriented/Activity Center base
and Planned Development (PD) zones, and are not
considered streets.

Circulation within the site is provided by a driveway network
that adheres to the above standard.

Connectivity

The accessways defined in Sections 27-6206(b)(1) and
27-6206(b)(2) shall connect to public or private streets,
which shall follow standards of design and construction
as defined in the Prince George’s County Specifications
and Standards for Roadways and Bridges and in
Subtitle 23: Roads and Sidewalks, SHA design standards
(if applicable), or those of the applicable municipalities
having jurisdiction.

All proposed access is classified appropriately, and there are
no alleys proposed. The development is served by one
driveway entrance, connecting to a public street, Penn
Crossing Drive.

Penn Crossing Drive is currently improved with sidewalks,
and Marlboro Pike is currently improved with bicycle lanes
and sidewalks. The site plan includes one vehicular access
point along Penn Crossing Drive. Staff find access and
circulation to be sufficient.

The site’s direct access is not proposed along an arterial,
major collector, or collector street. The site proposes a
two-way driveway entrance along Penn Crossing Drive. The
proposed development is projected to generate less than
1,000 trips per day. The criteria have been met.

11 DET-2024-020



The development will be served by one full-movement access
point along the lower classification roadway, Penn Crossing
Drive, while no direct access is proposed along Marlboro
Pike. Access to the site will also be subject to the Prince
George’s County Department of Permitting, Inspections, and
Enforcement (DPIE) approval at the time of permitting. A
second access point is not required due to the development
proposing 54 units. The requirements of Section 27-6206(b)
are met with the subject proposal.

e. Section 27-6207. Pedestrian Access and Circulation.

(a) Required Pedestrian Access.

(1)

(2)

General Pedestrian Access.

All new development subject to this Section shall
be served by an internal pedestrian circulation
system (including sidewalks, pedestrian paths,
and/or trails) that permits safe, convenient,
efficient, and orderly movement of pedestrians
among the following origin and destination
points within the development, as well as
between the adjoining parts of an existing or
planned external, community-wide pedestrian
circulation system and any adjoining transit
stops, bus stops, public parks, greenways,
schools, community centers, and shopping areas:

As discussed herein, sidewalks are provided where
appropriate throughout this development, creating a
circulation system that permits safe, convenient,
efficient, and orderly movement of pedestrians
within the site and to nearby amenities.

Sidewalks Required

(A) All new development subject to this
Section, except for development fronting a
rural road, or single-family subdivisions
where the density is 1 dwelling unit per
2 acres or less, shall install sidewalks on
both sides of all streets having curb and
gutter construction within the
development site and along the entire
frontage of the development site with an
existing street (unless an existing
sidewalk meeting County standards is
already in place).
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(b)

Sidewalks are included throughout the site,
forming a pedestrian network that connects
each residential building to site amenities and
to the Penn Crossing Drive frontage. There is
an existing sidewalk within the Penn Crossing
Drive right-of-way (ROW) that spans the full
length of the site. Per Section 27-6206(b)(1)
of the Zoning Ordinance, the internal
driveway through the site is not considered a
street, and as such, this section does not
apply. However, the pedestrian network
within this site meets the intent of this
section by providing sidewalks, where
appropriate, for convenient and comfortable
pedestrian circulation.

(B) Where a development site fronts an
existing street with insufficient
right-of-way width to accommodate
installation of a required sidewalk along
the frontage, the developer shall install a
sidewalk on the development site within a
dedicated widening of the right-of-way or
dedicated public easement running
parallel and adjacent to the public street.

There is an existing sidewalk within the Penn
Crossing Drive ROW that spans the full length
of the site which will not be altered by this
development. No additional ROW is required
to be dedicated for this application.

Q The Planning Director may waive or
modify the requirement for sidewalks
where the applicant clearly demonstrates
that such sidewalks are impractical or
infeasible due to the presence of
topographic conditions or natural
features, such as steep grades that do not
allow connections to be made without
stairs.

The application has met the requirements of
this section and there is no need for a waiver.

Pedestrian Connectivity
All new multifamily, townhouse, nonresidential, and

mixed-use development shall comply with the following
standards:

13 DET-2024-020



(1) The internal pedestrian circulation system shall
be designed to allow for pedestrian walkway
cross-access between the development’s
buildings and parking areas and those on
adjoining lots containing a multifamily,
townhouse, nonresidential, or mixed-use
development, or to the boundary of adjoining
vacant land zoned to allow multifamily
residential, nonresidential, or mixed-use
development (including land in the Residential,
Transit-Oriented/Activity Center, and
Nonresidential base and PD zones).

(2) The Planning Director may waive or modify the
requirement for pedestrian cross-access where
the applicant clearly demonstrates that such
cross-access is impractical or infeasible due to
police concerns about through-traffic routes
complicating law enforcement, Environmental
Site Design requirements, or the presence of any
of the following at the point(s) where
through-connections would otherwise be
required: topographic conditions, natural
features, visual obstructions or parking space
locations that create traffic hazards, or the
existence of mature or protected trees.

(3) Easements allowing cross-access to and from
properties served by a pedestrian cross-access,
along with agreements defining maintenance
responsibilities of landowners, shall be recorded
with the Land Records of Prince George's County
before issuance of a building permit for the
development.

Pedestrian connectivity is currently proposed via a
5-foot-wide sidewalk and marked crosswalks along Penn
Crossing Drive and within the site, and at building entrances
for continuous connections.

Pedestrian cross access is provided to the planned adjacent
residential development along the western and southern
boundaries of the site. Further, the sidewalk within the Penn
Crossing Drive ROW connects the site to properties to the
north.

Along the eastern boundary of the site, the applicant has

requested a waiver (pursuant to Section 27-6207(b)(2) of
the Zoning Ordinance) of the requirement in

14 DET-2024-020



Section 27-6207(b)(1), to provide pedestrian walkway cross
access between the developments, for cross access to the
existing multifamily development along the eastern
boundary. Any pedestrian connection would go directly into
a parking lot and create a safety concern. Also, the adjoining
multifamily development to the east is fenced and does not
allow for a pedestrian connection. Thus, pedestrian cross
access on-site to the east of the subject property is
recommended to be waived.

Section 27-6208. Bicycle Access and Circulation

(a) Required Bicycle Access

(1)

Internal and Adjoining Bicycle Access

All new development subject to this Section shall
provide for internal bicycle circulation such that
bicycle access to the development’s primary use
is safe, convenient and intuitive, specifically by
providing the following, in coordination with the
Department of Public Works and Transportation,
State Highway Administration, or a municipality
with jurisdiction over the streets.

The proposed development includes internal bicycle
circulation that can be accommodated via access
from Penn Crossing Drive onto the access driveway
and throughout the development. Bicycle racks are
identified on the Bike and Pedestrian Access plan
sheets that can accommodate 40 bicycles, and are
conveniently located near the entrances of each
multifamily building. Staff reccommend long-term
bicycle parking in accordance with

Section 27-6209(b)(3)(b) of the Zoning Ordinance, to
protect bicycles from weather and debris, and to
meet the intent of the ordinance.

(A) Bicycle parking facilities required by
Section 27-6309, Bicycle Parking
Standards, in areas near the primary
entrance(s) of principal buildings (or the
buildable area of lots, for subdivisions) for
bicycle storage;

The applicant proposes 20 bicycle racks
throughout the development, accommodating
up to 40 bicycles. The bicycle racks will be
installed on a paved surface and are in visible,
well-lit areas, conveniently accessible and
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(2)

(B)

(Y

(D)

adjacent to amenity areas and primary
entrances to the residential buildings.
However, staff recommend long-term
bicycle parking in accordance with

Section 27-6209(b)(3)(b), to protect bicycles
from weather and debris, and to meet the
intent of the ordinance.

Connections to any adjacent existing or
planned (identified in the applicable Area
Master Plan or Sector Plan, or in the
Countywide Master Plan of
Transportation) on-street or off-street
bicycle facilities outside the development,
or internal bicycle systems in adjacent
developments;

The access driveway will connect to the
proposed bicycle lane along Penn Crossing
Drive.

Connections to any designated or planned
rail transit or bus stops and shelters
(on-site or on an adjacent street); and

There are no current or planned transit
facilities on or adjacent to the site.

Connections to any recreational amenities
internal to the development, such as open
space.

Open space access is provided for bicycles via
the unnamed drive aisle and the bicycle lane
along Penn Crossing Drive.

Required Bikeway Network Improvements

(A)

16

All new development subject to this
Section shall be required to install bike
lanes, bike paths, or other bicycle
improvements. Additional bikeway
network improvements are encouraged
where appropriate, such as within large
development sites and to provide
additional connections to nearby bicycle
routes. The facilities shall be established
in part, through an agreement and/or
easements which include assurances for
their maintenance.
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(b)

The DET submission includes a bicycle lane
along Penn Crossing Drive, improving an
existing and proposed bicycle lane network
on nearby streets including Pennsylvania
Avenue, Silver Hill Road, and Marlboro Pike.

(B) The Planning Director may, for private
streets or, when advised by the permitting
agency, for public streets, waive or modify
the requirement for bike lanes, bike paths,
or other bicycle improvements where the
applicant clearly demonstrates that the
facilities are impractical or infeasible due
topographic conditions, natural features,
or visual obstructions that create hazards.

The application has met the requirements of
this section and there is no need for a waiver.

Q Where a development site fronts an
existing street with insufficient
right-of-way width to accommodate
installation of a required bike path along
the frontage, the applicant may install a
bike path on the development site, within
a public easement running parallel and
nearby the public street. Such bicycle
paths shall not be restricted from public
use and shall allow physical passage at all
times.

ROW dedication is not necessary to
accommodate the requirements of this
section. Bicycle lanes will be provided in the
public ROW.

Bicycle Connectivity Between Developments

All new multifamily, townhouse, nonresidential, and
mixed-use development shall comply with the following
standards:

(1) Any internal bicycle circulation system shall be
designed and constructed to provide bicycle
cross-access between it and any internal bicycle
circulation system on adjoining parcels
containing a multifamily, townhouse,
nonresidential, or mixed-use development, or to
the boundary of adjoining vacant land zoned to
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allow townhouse, multifamily, nonresidential, or
mixed-use development (including land in the
Residential, Transit-Oriented/Activity Center,
and Nonresidential base and PD zones).

(2) The Planning Director may waive or modify the
requirement for bicycle cross-access on
determining that such cross-access is impractical
or undesirable for typical bicyclists’ use due to
the presence of topographic conditions, natural
features, or safety factors. Undesirable conditions
shall be defined as those limiting mobility for
bicycles as a form of transportation, such as steep
grades, narrow connections bounded on both
sides by walls or embankments, or limited
visibility when straight-line connections are not
achievable.

The subject site and the adjacent planned residential sites
are served via driveways of which bicycle facilities are not
required. However, a bicycle lane is proposed along the
frontage of Penn Crossing Drive, connecting the site to the
adjacent properties. In addition, the site’s internal sidewalks
and trail connect to the abutting property to the southwest.
Staff find that the intent of the bicycle cross-access has been
met for the abutting properties to the north, south, and west.

Cross access to the existing multifamily development along
the eastern boundary is challenging, and the applicant has
requested a waiver (pursuant to Section 27-6208(b)(2)), of
the requirement in Section 27-6208(b)(1), to provide bicycle
cross access between the developments, for cross access to
the existing multifamily development along the eastern
boundary. Any bicycle connection between these
developments would go directly into a parking lot and create
a safety concern. Also, the adjoining multifamily
development to the east is fenced and does not allow for a
bicycle connection. Thus, bicycle cross access on-site to the
east of the subject property is recommended to be waived.

Section 27-6300 — Off-Street Parking and Loading

As discussed in Finding 2 above, the DET is in conformance with the
applicable standards in Section 27-6300 of the Zoning Ordinance,
including parking, loading, and bicycle parking requirements and
standards. The visitor parking spaces have been provided at a rate of
at least one visitor parking space for every 20 dwelling units, per
Section 27-6305(g) of the Zoning Ordinance.
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Section 27-6310 of the Zoning Ordinance provides requirements for
loading areas. There is no loading space requirement for multifamily
developments proposing less than 100 dwelling units. No loading
spaces are required for this development.

Section 27-6400 — Open Space Set-Asides

Development subject to the standards in this section shall provide
the minimum amounts of open space set-asides identified in
Table 27-6403: Required Open Space Set-Asides, of the Zoning
Ordinance, based on the use classification.

The DET is in conformance with the applicable standards in
Section 27-6400 of the Zoning Ordinance. Residential uses in a
Residential Base Zone have a 20 percent open space set-aside
requirement. The applicant provided an open space set-aside plan
showing 49.7 percent of the site as open space being provided in
preserved natural features, stormwater management (SWM) areas,
passive recreation areas, and required landscaped areas.

Section 27-6404(a)(1) of the Zoning Ordinance states that no less
than 15 percent of the total required minimum open space set-aside
area within a residential development for this zone shall consist of
active recreational areas. For this development, 6,412 square feet of
active recreation area is required. The plans do not identify areas
that consist of active recreation, but they do include areas that can
be counted toward this requirement, including walking trails and a
community clubhouse. A condition is included herein requiring the
applicant to identify the areas and amenities that will demonstrate
conformance to this requirement prior to certification of the DET.

Section 27-6500 — Landscaping

The DET is in conformance with the applicable standards in the
2018 Prince George’s County Landscape Manual (Landscape Manual),
including Section 4.1, Residential Requirements; Section 4.3, Parking
Lot Requirements; Section 4.4, Screening Requirements; Section 4.6,
Buffering Development from Streets; Section 4.7, Buffering
Incompatible Uses, Section 4.8, Building Frontage Landscape
Requirements; and Section 4.9, Sustainable Landscaping
Requirements.

Section 27-6600 — Fences and Walls

The DET is in conformance with the applicable standards in

Section 27-6600 of the Zoning Ordinance, including fence and wall
heights, locations, and appearance. An 8-foot-tall gabion wall is
proposed to support the submerged gravel wetland at the northeast
corner of the site for which a site detail was not submitted. A
condition is included herein requiring submission of this site detail
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that demonstrates conformance to Section 27-6609 prior to
certification. New and existing fences are proposed along the
northern property line of the site, where the site abuts existing
commercial and institutional uses, however details for the fences are
not included. A condition is included herein requiring submission of
this site detail that demonstrates conformance to Section 27-6600,
prior to certification.

Section 27-6700 — Exterior Lighting

The DET, which includes a photometric plan, is in conformance with
the applicable standards in Section 27-6700 of the Zoning Ordinance,
including maximum illumination measured in foot-candles at
ground-level at the lot lines, and the use of full cut-off LED light
fixtures.

Section 27-6800 — Environmental Protection and Noise
Controls

Staff find the application is in conformance with the environmental
regulations of Sections 27-6802, 27-6803, 27-6805, 27-6808, and
27-6809, within Section 27-6800, Environmental Protection and
Noise Control, of the Zoning Ordinance.

Based on the level of design information currently available, and the
limits of disturbance shown on the TCP2, the REF on the subject
property have been preserved and/or restored to the fullest extent
possible. No additional PMA impacts, compared to the approved PPS,
are proposed with this application.

Section 27-6900 — Multifamily, Townhouse, and Three-Family
Form and Design Standards

The DET is in conformance with the applicable standards in

Section 27-6900 of the Zoning Ordinance, including building
orientation and configuration, building facade materials, and
articulation, as shown on the architectural elevations and discussed
in Finding 2 above. Specific notes demonstrating conformance to
Section 27-6903 are discussed in the statement of justification (SOJ),
however, these notes should be demonstrated on the plans, as
conditioned herein. No off-street parking is located between the
buildings and Penn Crossing Drive.

The buildings are oriented such that the primary facade does not
face off-street parking areas, with the exception of Buildings 2.1 and
2.2, which are oriented toward the central amenity building. While
these two buildings face parking areas, and beyond the amenity
building, staff find that special attention has been paid to the overall
layout of the site, to create a town square feel. Further, these
buildings are subject to Section 4.8 of the Landscape Manual, and as
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such have building frontage landscaping (which qualifies as open
space per Section 27-6404(a)) betwixt the primary facade and the
parking area.

Section 27-61200 — Neighborhood Compatibility Standards

The subject DET is across Penn Crossing Drive from single-family
attached dwellings. As such the development is subject to the
standards outlined in this section.

The DET is in conformance with the applicable standards in

Section 27-61200 of the Zoning Ordinance, including building height
and setbacks, orientation, design, transparency, and materials. The
off-street parking is within the maximum allowable under this
section and is located in conformance with the standards outlined in
Section 27-61200(f). The refuse collection areas are located central
to the site, set back more than 50 feet, and shall be screened from
Penn Crossing Drive. These areas are out of view from the adjacent
townhouses across Penn Crossing Drive in accordance with this
section.

Lighting is included in this DET that does not exceed 0.5-foot candle
at the lot line closest to the adjacent townhouses. Exterior lighting
fixtures are 14 feet tall, which meets the requirements of this
section. Signage included in this application conforms to the
applicable standards within this section.

Section 27-61500 — Signage

As discussed in Finding 2, site directional signage, one residential
gateway sign, and one canopy sign on the amenity building are
included in this application. Directional signs are exempt from the
standards of this section. The residential gateway sign needs to

be identified as a permanent real estate sign under

Section 27-61506(a). Only one such sign is permitted for multifamily
development consisting of 100 or fewer dwelling units. As such, the
canopy sign, which is located on top of the small canopy facing Penn
Crossing Drive, should be removed. A condition is included herein
requiring the applicant to revise the submitted sign package to
conform with the standards for permanent real estate identification
signs outlined in this section.

Section 27-61600 — Green Building Standards

The DET proposal is in compliance based on the required total
4 points and a provided 4.75 points. The following features are
provided:

Meet American Society of Heating, Refrigerating and

Air-Conditioning Engineers (ASHRAE) standards for lighting (0.75);
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low flow toilet (0.5); low flow showers (0.5); low flow faucets (0.5);
stated water heater efficiency of 0.82 or more (1.25). Air conditioner
with stated efficiency greater than 16 seasonal energy efficiency
ratio (SEER) is included as standard (1.25) - total is 4.75 points out
of the 4 points required.

Based on the analysis herein, the proposed development represents a
reasonable alternative for satisfying the applicable standards of Subtitle 27,
including those in Parts 4 and 6 of the Zoning Ordinance, without requiring
unreasonable costs and without detracting substantially from the utility of
the proposed development for its intended use.

Preliminary Plan of Subdivision PPS 4-22049: The DET is subject to the
conditions of approval of PPS 4-22049 and ADQ-2022-042. If the application is
revised, as conditioned herein, the proposed development will comply with all the
relevant conditions of approval. PPS 4-22049 was approved with 14 conditions. The
conditions relevant to the review of this DET are listed below in bold text. Staff
analysis of the project’s conformance to the conditions follows each one in plain

text:

3.

In accordance with Section 24-135(b) of the prior Prince George’s
County Subdivision Regulations, the applicant and the applicant’s
heirs, successors, and/or assignees shall allocate appropriate and
developable areas for, and provide, adequate on-site recreational
facilities in accordance with the standards outlined in the Prince
George’s County Park and Recreation Facilities Guidelines.

The subject DET includes adequate on-site recreational facilities including a
plaza, trails, benches, and a 2,000-square-foot amenity building, which is in
accordance with this condition. It should be further noted that the residents
of this development will have access to the adjoining 10,000-square-foot
outdoor recreation facility associated with DSP-23003, Penn Place 1.

Site details for the interior amenities associated with the amenities building
were not included in this submission. A condition is included herein
requiring submission of those site details and a further breakdown of the
interior recreational facilities in the recreational facilities calculation chart.

Further, site details that contribute to recreational facilities including
decorative concrete paving, planting beds, and concrete curbs are not
included in the site details provided. A condition is included herein requiring
submission of these details prior to certification of the DET.

The on-site recreational facilities shall be reviewed by the Urban
Design Section of the Development Review Division, of the Prince
George’s County Planning Department, for adequacy and proper siting,
in accordance with the Prince George’s County Park and Recreation
Facilities Guidelines, with the review of the detailed site plan (DSP).
Timing for construction shall also be determined at the time of DSP.
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The on-site recreational facilities are properly sited and deemed adequate. A
note is included on the plans determining that the exterior recreational
facilities will be constructed prior to the issuance of a use and occupancy
permit for the second of the seven residential buildings. Staff find this timing
is adequate.

The note further states that the on-site interior recreational amenities will
be located in the “Amenities Building” which shall be completed prior to
issuance of a use and occupancy permit for the building. Staff find this timing
should be adjusted such that the amenities building and all recreational
amenities therein, shall be completed prior to the issuance of a use and
occupancy permit for the second residential building on this site. A condition
is included herein requiring this revision.

Development of this site shall be in conformance with Stormwater
Management Concept Plan 36919-2024-SDC, and any subsequent
revisions.

Section 27-3605(c)(F)(x) of the Zoning Ordinance requires a SWM concept
approval prior to acceptance of a DET. An approved SWM Concept Plan
36919-2024-SDC was submitted with the Subdivision Development Review
Committee’s (SDRC) response dated June 14, 2024; however, the associated
approval letter was not provided. The approved plan indicates one
submerged gravel wetland to provide stormwater retention and attenuation
on-site before discharging into the public storm drain system. The applicant
has redesigned the proposed submerged gravel wetland and DPIE
determined that a revision to the SWM concept was required. The TCP2 is
not in conformance with the approved SWM concept plan. A revised SWM
concept plan approval from DPIE will be required prior to certification, as
conditioned herein.

In conformance with the recommendations of the 2009 Approved
Countywide Master Plan of Transportation and the 2009 Approved
Marlboro Pike Sector Plan, the applicant and the applicant’s heirs,
successors, and/or assignees shall provide the following facilities, and
shall show these improvements on the detailed site plan, prior to its
acceptance:

a. Shared-lane markings (sharrows) and a “Bicycles May Use Full
Lane” signage assembly along the site’s frontage of Penn
Crossing Drive, unless modified by the operating agency with
written correspondence.

b. A minimum 5-foot-wide sidewalk along both sides of all new
internal driveways.

C. A minimum 5-foot-wide sidewalk, connecting the sidewalk

along the site’s frontage of Penn Crossing Drive to the building
entrances.
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13.

d. Standard crosswalks and associated Americans with Disabilities
Act (ADA) curb ramps at all vehicular access points and to the
building entrances.

e. Short- and long-term bicycle parking spaces. Short-term bicycle
racks (inverted-style or a similar model that provides two
points of contact for a parked bicycle) shall be located no more
than 50 feet from the building entrance.

The above facilities have been identified on the plans.

As part of the detailed site plan review, the applicant shall look for
opportunities to reduce the amount of impervious surfaces. Measures
that could be taken include removing extraneous drive aisles not
adjacent to required parking, requesting a departure from the number
of required parking spaces, utilizing structured parking, or proposing
on street parking.

Since this condition was approved at time of PPS, the applicant has revised
the site layout to save one additional specimen tree and remove parking
spaces. Further, the applicant is proposing 10 parking spaces with pervious
paving adjacent to the submerged gravel wetland. All of these measures
reduce impervious area as required by Condition 13 of the PPS.

Certificate of Adequacy ADQ-2022-042: The property is the subject of
ADQ-2022-042, which was approved by the Planning Director on July 17, 2024. This
ADQ is valid for 12 years from the date of approval of the associated PPS 4-22049,
subject to the additional expiration provisions of Section 24-4503(c) of the
Subdivision Regulations. ADQ-2022-042 was approved with three conditions, two of
which are relevant to the review of this DET and are listed below in bold text. Staff
analysis of the project’s conformance to the conditions follow in plain text:

1.

Total development within the subject property shall be limited to uses
which generate no more than 31 AM and 35 PM peak-hour vehicle trips

The proposed development application does not exceed the established trip
cap; therefore, this condition has been met.

The applicant and the applicant’s heirs, successors, and/or assignees
shall provide a bicycle and pedestrian facilities plan that illustrates the
location, limits, specifications, and details of the on-site and off-site
pedestrian and bicycle adequacy improvements consistent with
Section 24-4506(c)(1)(G) of the Prince George’s County Subdivision
Regulations prior to acceptance of the detailed site plan submission.

The applicant submitted a Bike and Pedestrian Access Plan for review. A

review of this exhibit has been incorporated into the findings of this
technical staff report.
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2018 Prince George’s County Landscape Manual: The application is subject to the
requirements of Section 4.1, Residential Requirements; Section 4.3, Parking Lot
Requirements; Section 4.4, Screening Requirements; Section 4.6, Buffering
Development from Streets; Section 4.7, Buffering Incompatible Uses, Section 4.8,
Building Frontage Requirements; and Section 4.9, Sustainable Landscaping
Requirements. The submitted landscape plans show conformance to these
requirements.

The Prince George’s County Woodland and Wildlife Habitat Conservation
Ordinance: This property is subject to the 2010 Prince George’s County Woodland
and Wildlife Habitat Conservation Ordinance (2010 WCO) because the property had
a TCP that was accepted for review on or before June 30, 2024, it is greater than
40,000 square feet in size, and contains more than 10,000 square feet of existing
woodland. A Type 2 Tree Conservation Plan, TCP2-2025-0058, was submitted with
the DET application.

According to the worksheets shown on the TCP2 submitted, the site is 4.91 acres in
the RMF-20 Zone. A total of 4.36 acres of existing woodlands are in the net tract. The
site has a total woodland conservation threshold of 0.98 acre, or 20 percent of the
net tract, as tabulated. The TCP2 shows a total woodland conservation requirement
of 2.15 acres based on the proposed clearing of 3.70 acres. The TCP2 shows this
requirement will be met by providing 0.49 acre of on-site woodland preservation,
0.45 acre of afforestation, and 1.21 acres of off-site woodland conservation credits.

The TCP2 shows reforestation proposed around the SWM pond, to the northeast of
Specimen Tree ST-6, along the frontage of Penn Crossing Drive, and connected to the
tree save area from Penn Place I.

The design of the proposed submerged gravel wetlands on the TCP2 has changed
from the approved SWM concept plan. The proposed reforestation located along the
stormwater facility could be supported if DPIE approves the revised facility design.
In addition, the TCP2 shows proposed reforestation within the bounds of the
15-foot setback for the stormdrain connection from the redesigned submerged
gravel wetland. If the stormwater redesign is approved by DPIE, the applicant
should seek to show the 0.07 acre of woodland retained-not credited in association
with Specimen Tree ST-6. The preservation of this area allows the applicant to
create one contiguous preservation area from the submerged gravel wetland to
Marlboro Pike.

The proposed reforestation located around the stormwater facility does not meet
the design criteria as established in Sections 25-122(b)(1)(I) and 25-122(b)(1)(K)
of the County Code. The applicant shall revise these areas to meet the design
requirements for reforestation or shall seek the use of landscaping credits to meet
the 35-foot minimum. The proposed 0.11 acre of afforestation could be utilized in
conjunction with 0.07 acre of woodland currently identified as “retained-not
credited” around Specimen Tree ST-6. This area could be considered contiguous
with the adjacent landscaping areas on-site. The utilization of these areas for
woodland conservation credit is contingent upon approval of the revised

SWM concept plan from DPIE. If these areas are not able to meet the design criteria
in Section 25-122(b)(1) of County Code or are not supported by DPIE, the applicant
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shall revise the TCP2 to show how the requirements will be met in conformance
with the approved TCP1.

Technical revisions to the TCP2 are required and included in the conditions listed in
the Recommendation section of the technical staff report.

The Prince George’s County Tree Canopy Coverage Ordinance: Subtitle 25,
Division 3, the Tree Canopy Coverage Ordinance, requires a minimum percentage of
tree canopy coverage (TCC) on projects that require a grading permit. Properties
zoned RMF-20 are required to provide a minimum of 20 percent of the net tract area
covered by tree canopy. The subject site is 4.91 net acres and the required TCC is
0.98 acre. The site plan proposes sufficient TCC (1.05 acres) with woodland
preservation and proposed landscape trees to exceed the minimum requirement. A
technical correction is needed to accurately reflect the amount of square footage in
landscape trees on the TCC schedule, which is conditioned herein.

Referral Comments: The subject application was referred to the concerned
agencies and divisions. The referral comments are incorporated herein by reference,
and major findings are summarized, as follows:

1. Community Planning—In a memorandum dated September 19, 2025
(Klein to Myerholtz), the Community Planning Division indicated that
master plan conformance is not required for this application, but provided
an analysis of the project with applicable goals and strategies of the
2009 Approved Marlboro Pike Sector Plan (sector plan). This analysis
concludes that the proposal is consistent with the relevant goals and
strategies of the sector plan regarding safety, pedestrian amenities,
streetscape enhancements, green infrastructure, water quality, stormwater
management, and energy efficiency.

2. Transportation Planning—In a memorandum dated September 23, 2025
(Wilson to Myerholtz), the Transportation Planning Section provided a
review of conditions attached to prior approvals and of the applicable
Part 27-6 Development Standards, which are incorporated into the findings
above. The Transportation Planning Section determined that the application
is acceptable and meets the findings for pedestrian and bicycle
transportation purposes.

3. Prince George’s County Department of Parks and Recreation (DPR)—In
a memorandum dated September 20, 2025 (Thompson to Myerholtz), DPR
noted that they do not have objections to approval of this DET.

4. Environmental Planning—In a memorandum dated September 19, 2025
(Kirchhof to Myerholtz), the Environmental Planning Section included a
discussion of relevant previous conditions of approval, which have been
incorporated into the findings and demonstrate conformance with
applicable sections of the Zoning Ordinance and WCO, subject to conditions
that have been included herein.
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10.

11.

12.

13.

Historic Preservation—In a memorandum dated September 16, 2025
(Stabler, Smith, and Chisolm to Myerholtz), the Historic Preservation Section
indicated that the subject property does not contain and is not adjacent to
any designated Prince George’s County historic sites or resources.

Permit Review—In a memorandum dated September 15, 2025 (Chaney to
Myerholtz), the Permit Review Section noted technical issues on the plans
which will require corrections, and are conditioned herein.

Prince George’s County Health Department—In a memorandum dated
September 4, 2025 (Adepoju to Myerholtz), the Health Department noted a
sufficient number of market/grocery stores within 0.5 mile radius. During
the demolition and construction phases, noise and dust should not be
allowed to adversely impact activities on the adjacent properties. Such
requirements shall be enforced by the permitting agency.

Prince George’s County Fire/EMS Department—In a memorandum dated
September 15, 2025 (Reilly to Myerholtz), the Fire/EMS Department
indicated that fire lane markings and signage should be included in the DSP.
Markings and signage will be required in accordance with Subtitle 11-277 of
the County Code. A condition is included herein to provide fire lane
markings and signage.

Prince George’s County Department of Permitting, Inspections and
Enforcement (DPIE)—At the time of the writing of this technical staff
report, DPIE had not offered comments on the subject application.

Maryland State Highway Administration (SHA)—At the time of the
writing of this technical staff report, SHA had not offered comments on the
subject application.

Washington Suburban Sanitary Commission (WSSC)—At the time of the
writing of this technical staff report, WSSC had not offered comments on the
subject application.

Prince George’s County Department of Public Works and
Transportation (DPW&T)—At the time of the writing of this technical staff
report, DPW&T had not offered comments on the subject application.

Prince George’s County Soil Conservation District (PGSCD)—At the time
of the writing of this technical staff report, PGSCD had not offered comments
on the subject application.

Community feedback: At the time of the writing of this technical staff report, the
Prince George’s County Planning Department had not received any written
correspondence from the community regarding the subject application.
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IV.

RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design staff recommend that
the Planning Board adopt the findings of this report and APPROVE Detailed Site Plan
DET-2024-020, and Type 2 Tree Conservation Plan TCP2-2025-0058, for Penn Place II,
subject to the following conditions:

1. Prior to certification of the detailed site plan (DET), the applicant and the applicant’s
heirs, successors, and/or assignees shall, revise the DET as follows:

a.

Revise the note on the coversheet which states the construction timing for
the recreational amenities to state that the amenities building shall be
completed prior to the issuance of a use and occupancy permit for the
second residential building on the site.

Revise the recreational facilities calculation chart to accurately itemize all
recreational site details, including quantities and values of interior and
exterior finishes and furnishings, appliances, and fitness equipment. Submit
all site details for items counted toward the recreational facilities
requirements subject to approval by the Urban Design Section as a designee
of the Prince George’s County Planning Board.

Identify areas on the plans to demonstrate conformance to the requirements
for active recreation, pursuant to Section 27-6404 of the Prince George’s
County Zoning Ordinance.

The dimensions for parking spaces noted on the coversheet do not match
the dimensions provided on subsequent plan sheets. Correct these to be
consistent throughout the DET.

Provide the height of each building on the DET.
Identify the minimum 80-foot right-of-way along Marlboro Pike.

Delineate the width of the sidewalks along the property frontages of Penn
Crossing Drive and Marlboro Pike.

Provide details of Americans with Disabilities Act-compliant curb ramps at
all pedestrian crossings.

Include long-term bicycle parking in accordance with the Prince George’s
County Zoning Ordinance, Section 27-6209(b)(3)(b), to protect bicycles
from weather and debris, and to meet the intent of the ordinance, subject to
review by the Urban Design Section as a designee of the Prince George’s
County Planning Board.

Include fire lane markings and signage, the locations and details of which

shall be pursuant to the specifications of the Prince George’s County Fire
Department.
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Revise the sign package to conform to the requirements of the Prince
George’s County Zoning Ordinance, Section 27-61506(1), Permanent Real
Estate Identification Signs.

Remove the term residential gateway sign from all plans and ensure no such
labeling is included throughout the submission, in accordance with
Section 27-61505 of the Prince George’s County Zoning Ordinance.

Add a note to the plans that identifies the specific elements of architecture
that demonstrate conformance to Section 27-6903 of the Prince George’s
County Zoning Ordinance, as were discussed in the Statement of
Justification.

Prior to certification of the detailed site plan (DET), the landscape plans shall be
revised as follows:

Revise the submerged gravel wetland detailed planting plan on Sheet L-1.04
to match the submerged gravel wetlands as shown on the DET.

Provide a detail for the gabion wall and existing and proposed fencing in
conformance with Section 27-6600 of the Prince George’s County Zoning
Ordinance.

The Tree Canopy Coverage schedule identifies 1.09 acres of landscape trees,
which is inaccurately reflected as 24,225 square feet. Correct these figures.

Add the project name, case number, and Type 2 tree conservation plan
(TCP2) number to the Tree Canopy Coverage Schedule.

Identify which shade trees and planted areas are being counted toward the
requirements of Section 4.8 of the 2018 Prince George’s County Landscape
Manual.

Prior to certification of the detailed site plan (DET), the Type 2 tree conservation
plan (TCP2) shall be revised as follows, to meet all requirements of Subtitle 25:

a.

Correct the woodland conservation worksheet to identify the tree
conservation plan number on line 6 as TCP2-2025-0058.

Correct the woodland conservation worksheet on line 7 to provide the
project name.

This is the first TCP2 for the site; remove the history table from the TCP2.
Provide a 2-inch by 2-inch space on the bottom right of each sheet of the
TCP2 for the DARTS Environmental Planning Section approval block.

Remove the proposed reforestation located between the site access and

public stormdrain connection along the site frontage with Penn Crossing
Drive and replace it with landscape credits.
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e. Correct the woodland conservation area to include the 0.07-acre area
located around Specimen Tree ST-6 as preservation.

f. Remove any proposed reforestation or preservation located within the
15-foot stormdrain setback.

g. Show the proposed sewer connection to Marlboro Pike in conformance with
the site plan.

Prior to certification of the detailed site plan, the applicant shall submit the revised
stormwater management (SWM) concept plan and associated approval letter for the
record and revise the Type 2 tree conservation plan to reflect the approved revised
SWM concept plan.
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STATEMENT OF JUSTIFICATION
PENN PLACE
DETAILED SITE PLAN DET-2024-020

1.0 INTRODUCTION/OVERVIEW/ORIENTATION

Penn Place Il Owner LLC (“Applicant”) files this Detailed Site Plan (“DET”) for
approximately 4.907 acres of land located on the south side of Penn Crossing Drive in District
Heights Maryland. Penn Crossing Drive extends from Pennsylvania Avenue (MD 4) and
Marlboro Pike. The property which is the subject of this application consists of one parcel of
land which is unplatted. This parcel is more particularly described as Parcel 117 on Tax Map 81,
Grid A-2, which was conveyed to the Applicant by deed dated June 16, 2022 and recorded
among the Land Records of Prince George’s County at Book 48358 Page 438 (the “Subject
Property”).

The Applicant proposes to construct a multifamily development containing 54
multifamily dwelling units. The multifamily dwelling units contained within seven buildings,
plus a community building. The Subject Property is zoned RMF-20.

As noted above, the Subject Property is located on the south side of Penn Crossing
Drive. Across Penn Crossing Drive north of the Subject Property is the Towns at Pennsylvania
Place townhome community, which was developed in the M-X-T Zone under the prior Zoning
Ordinance and is now zoned RMF-48. While the Subject Property does have a small amount of
frontage on Marlboro Pike to the north, this portion of the Subject Property is unusable.
Intervening land between the Subject Property and Marlboro Pike includes a custom metal

fabricator (Koppers Fabrication) and a church (Word Power Ministries, Inc.), both of which are
1
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zoned RMF-20. Abutting the Subject Property to the south are the Penn Station Shopping
Center and the Silver Hill Plaza Shopping Center, currently zoned CGO but previously zoned C-S-
C. Abutting the Subject Property to the east is land in the RMF-20 zone (formerly R-18), which
is improved with the Dunhill South Apartments. The western boundary of the Subject Property
is adjacent to land owned by Penn Place | Owner LLC, an entity affiliated with the Applicant in
this case. This property is zoned RMF-48 but is being developed in accordance with the prior
M-X-T Zone. This property contains 7.54 acres and has been approved for 168 multifamily
dwelling units and 767 square feet of commercial space pursuant to Conceptual Site Plan CSP-
87128-02, Preliminary Plan of Subdivision 4-23003 and Detailed Site Plan DSP-23003. As will be
described in greater detail below, these two projects are being developed in a coordinated

manner. The orientation of the two developments can be seen on the image below.

While being developed in a coordinated manner, separate applications were required because

the Penn Place | property is in a different zoning category and requires different approval
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processes than the Penn Place Il property. In addition, the Penn Place Il property is being

developed pursuant to the provisions of the current Zoning Ordinance.

2.0 ZONING HISTORY AND SUMMARY OF DEVELOPMENT PROPOSAL

As noted above, the Subject Property is zoned RMF-20. Prior to the adoption of the
1986 Master Plan and Sectional Map Amendment for Suitland-District Heights and Vicinity, the
Subject Property was in the C-1 Zone. The Subject Property changed to the C-S-C Zone, where
it remained until 2009. In 2009, the Subject Property was rezoned from the C-S-C zone to the
R-18 Zone by the Marlboro Pike Sector Plan and SMA by Zoning Change No. B23. As noted in
the discussion of this Zoning Change:

Rezoning from C-S-C to R-18 is consistent with the plan goals, policies and strategies in

the General Plan for the Developed Tier to strengthen existing neighborhoods,

encourage appropriate infill development and provide pedestrian oriented
neighborhoods. The zoning change will reduce excessive commercial zoning along the

Marlboro Pike Corridor, directing commercial development to the priority areas and

encouraging residential development consistent with adjacent land uses.

The proposed development of 54 multifamily dwelling units is consistent with the desire to
promote infill residential development to strengthen existing neighborhoods.

After the adoption of the new Zoning Ordinance in 2018, the County commenced the
Countywide Sectional Map Amendment process to implement the new Zoning Categories. The
Subject Property was placed in the RMF-20 Zone, which permits multifamily dwelling units at a
density of 20 dwelling units per acre. The proposed development of 54 dwelling units achieves
a density of 11 dwelling units per acre, well below the density permitted in the RMF-20 zone.

As noted above, the proposed development is to be constructed in conjunction with the

abutting property to the west, as depicted on the plan below:

3
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The proposed development will be affordable housing. A total of seven residential buildings
and one amenity building are proposed. The layout of these buildings can be seen on the site

layout below:
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To accommodate site constraints, several building types are proposed, as noted below:

e Building 1.1: 3 stories, 6 two-bedroom units;
e Building 1.2: 3 stories, 6 two-bedroom units
e Building 2.1: 3 stories, 9 two-bedroom units
e Building 2.2: 3 stories, 9 two-bedroom units
e Building 3.1: 3 stories, 4 one bedroom & 4 3 bedroom units;
e Building 3.2: 3 stories, 4 one bedroom & 4 3 bedroom units;
e Building 3.3: 3 stories, 4 one bedroom & 4 3 bedroom units;

The layout of the buildings can be seen on the aerial rendering:

A rendering of the first building at the entrance to the development is below:
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In sum, there are a total of 54 dwelling units, with 30 two-bedroom units, 12 one-bedroom
units and 12 three-bedroom units. There will be one-, two- and three-bedroom units which
meet the Uniform Accessibility Standards, and two of the two-bedroom units are designed for
the hearing impaired.

During pre-application review, the Applicant was requested to provide some clarity as to
how the proposed dwellings were multifamily dwellings and not three-family dwellings. Section
27-2500 defines a three-family dwelling as follows:

Dwelling, three-family: A building containing three dwelling units. Units may be

located side by side in a horizontal configuration or stacked one above the other in a

vertical configuration, sharing common vertical walls or horizontal floors and ceilings.
Section 27-2500 defines a multifamily dwelling as follows:

Dwelling, multifamily: A building containing four or more dwelling units. Units may be

located side by side in a horizontal configuration or stacked one above the other in a
vertical configuration, sharing common vertical walls or horizontal floors and ceilings.
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Multifamily dwellings include what are commonly called apartments, or condominium

units, but not townhouse dwellings.

First, there are no buildings with only three units. All buildings on the site will be permitted
under IBC standards as whole, single buildings. In Building 1.1, all common vertical walls and
horizontal floors between units are 1-hour partitions and all 6 units within the exterior walls are
considered part of the same multifamily building. There is no fire wall to separate the structure
into two different buildings. The definition for a multifamily dwelling does not require that all
units within the structure be connected by a shared hallway.

It was also note in pre-application comments that the architectural plans have a square
marked “Opt.”, but it was not clear what this referred to. These are rear patios provided for
the units. They are labeled "Opt." because the Applicant may decide to not move forward with
providing the patios. If they are provided, connections to the rear sidewalk will be maintained.

The multifamily buildings will include high-quality materials, including two brick tones
(blonde and red), three tones of lap cementitious siding (Espresso, Aged Pewter and Arctic
White), panel cementitious siding and elements of cast stone. Strategies will also be
implemented to enhance the inherently sustainable nature of the site's location and promote a
healthy, desirable, and comfortable lifestyle that will fully benefit the project's residents while
minimizing the impact on the environment. As a medium density development built on an infill
site, the project will rely on existing infrastructure and access to transit and services — all
important smart growth features. In addition, the project will exceed normal performance in
both water and energy usage. Water conserving plumbing fixtures, efficient lighting and Energy
Star appliances will not only help the environment but will also greatly benefit the residents

7
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with reduced utility costs and an enhanced quality and comfort of living. Bioretention areas will
be provided to address surface storm water management and native plant selections will be
utilized. A healthy environment for the buildings' residents will be created using safe, non-toxic
materials and properly ventilating spaces to prevent exposure to mold and other contaminants.
The project will also pursue other sustainable strategies such as access to open space, all
electric buildings (non-carbon), recycling storage and others. While the number of parking
spaces provided is sufficient to meet the needs of the residents, the number is reduced below
that typically required in the R-18 Zone to encourage the use of public transportation,
carpooling, bike use, etc. Light color roofing will also be provided to reduce the heat island
effect and LED lighting will be provided throughout the development.

The amenity building is in the center of the Subject Property. The north elevation,

which faces Penn Crossing Drive, can be seen in the image below:

The amenity center will include a multipurpose room, fitness equipment, and business center

to enhance the living experience of the residents.
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In addition to the amenity center, a playground is now approved to be constructed
within the abutting Penn Place | development. The use of this area will be shared between the
two projects. In addition, in meetings with the townhouse community across Penn Crossing
Drive, they have expressed an interest in also having access to this playground. The owners of
the project have agreed to allow the surrounding residents to have access to this facility as an

amenity for the community.

3.0 ANALYSIS OF CONFORMANCE WITH THE CONDITIONS OF ADQ 2022-042

The Certificate of Adequacy for Penn Place 2 was approved by the Planning Director on
July 17, 2024 subject to three conditions, each of which is addressed below:

1. Total development within the Preliminary Plan of Subdivision shall be limited
to uses which generate no more than 31 AM and 35 PM peak-hour vehicle
trips.

COMMENT: The trip cap was based upon a total of 58 multifamily dwelling units. The
Applicant agreed to save a specimen tree which resulted in the loss of four units. Only 54 units
are proposed in the DET. Thus, the proposed development conforms to the trip cap established

by Condition 1 of the ADQ.

2. The applicant and the applicant’s heirs, successors, and/or assignees shall
provide a bicycle and pedestrian facilities plan that illustrates the location,
limits, specifications, and details of the on-site and off-site pedestrian and
bicycle adequacy improvements consistent with Section 24-4506(c)(1)(G) of the
Prince George’s County Subdivision Regulations prior to acceptance of the
detailed site plan submission.

COMMENT: A bicycle and pedestrian facilities plan is included with the DET.

3. Prior to approval of the first building permit for the subject property, the
applicant and the applicant’s heirs, successors, and/or assignees shall
demonstrate that the following adequate pedestrian and bikeway facilities, as
designated below, in accordance with Section 24-4506 of the Subdivision

9
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Regulations (“Required Off-Site Facilities”), have (a) full financial assurances,
(b) been permitted for construction through the applicable operating agency’s
access permit process, and (c) an agreed-upon timetable for construction and
completion with the appropriate agency:

a. Remove existing pedestrian ramps and replace with Americans with
Disabilities Act (ADA) compliant pedestrian ramps at the intersection of
Penn Crossing Drive and Pemberell Place, as detailed in Appendix B2 of
the applicant’s Bicycle, Pedestrian Impact Statement (BPIS) dated
March 2024.

COMMENT: This condition will be addressed prior to the approval of the first building permit.

4.0 ANALYSIS OF CONFORMANCE WITH THE CONDITIONS OF PRELIMINARY
PLAN OF SUBDIVISION 4-22049

The Preliminary Plan of Subdivision for Penn Place 2 was approved at the Planning Board
hearing on September 5, 2024. The Preliminary Plan was approved pursuant to the provisions
of the prior Zoning Ordinance. However, per Section 27-1704(f) of the Zoning Ordinance, “an
applicant may elect at any stage of the development review process to have the proposed
development, or any portion thereof, reviewed under this Ordinance.” It is further noted in 27-
1704(f)(1) that “if the applicant desires to utilize an approval under the prior Zoning Ordinance
and/or the prior Subdivision Regulations applicable to a single lot or parcel, any new application
under this Ordinance shall conform with all prior applicable conditions of approval.” The prior
Preliminary Plan of Subdivision was approved for a single parcel and the applicant desires to
utilize that approval. Therefore, this application must conform to all prior applicable conditions
of approval. An analysis of the prior conditions of approval is set forth below.

Preliminary Plan 4-23003 was approved subject to 14 conditions, each of which is

addressed below:

10
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1. Prior to signature approval of the preliminary plan of
subdivision (PPS), the plan shall be revised as follows:

a. Revise General Note 25 to provide the approval date of
the stormwater management concept plan.

b. Label the existing northernmost curb cut along Penn Crossing Drive
to be removed.

C. Label the proposed easement adjacent to
Penn Crossing Drive, covering the proposed
storm drain structure and pipe.
COMMENT: Each of these revisions were made with the signature approval of the PPS.

2. Prior to approval, the final plat of subdivision shall include:
a. Dedication of a 10-foot-wide public utility
easement along the abutting public rights-of-
way, as delineated on the approved preliminary
plan of subdivision.

COMMENT: The PUE will be shown on the final plat.

3. In accordance with Section 24-135(b) of the prior Prince
George’s County Subdivision Regulations, the applicant and
the applicant’s heirs, successors, and/or assignees shall
allocate appropriate and developable areas for, and provide,
adequate on-site recreational facilities in accordance with
the standards outlined in the Prince George’s County Park
and Recreation Facilities Guidelines.

COMMENT: On-site recreational facilities are provided. As noted above, a clubhouse is
provided on site to serve the future residents, and the recreational facilities constructed in
conjunction with Penn Place | will also be available for use by the residents.

4, The on-site recreational facilities shall be reviewed by the
Urban Design Section of the Development Review Division,
of the Prince George’s County Planning Department, for
adequacy and proper siting, in accordance with the Prince
George’s County Park and Recreation Facilities Guidelines,

11
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with the review of the detailed site plan (DSP). Timing for
construction shall also be determined at the time of DSP.

COMMENT: The recreational facilities will be reviewed in conjunction with this application.

5. Prior to submission of the final plat of subdivision for any
residential lot/parcel, the applicant, and the applicant’s heirs,
successors, and/or assignees shall submit an executed private
recreational facilities agreement (RFA) to the Development
Review Division (DRD) of the Prince George’s County Planning
Department, for construction of on-site recreational facilities
for approval. Upon approval by DRD, the RFA shall be
recorded among the Prince George’s County Land Records and
the Book and page of the RFA shall be noted on the final plat,
prior to plat recordation.

COMMENT: The RFA will be submitted with the final plat.

6. Prior to approval of building permits for residential
development, the applicant and the applicant’s heirs,
successors, and/or assignees shall submit a performance
bond, letter of credit, or other suitable financial guarantee
for construction of recreational facilities.

COMMENT: The bond will be posted prior to building permit.

7. Development of this site shall be in conformance with
Stormwater Management Concept Plan 36919-2024-SDC,
and any subsequent revisions.

COMMENT: The proposed development conforms to the Site Development
Concept Plan.

8. In conformance with the recommendations of the 2009
Approved Countywide Master Plan of Transportation and the
2009 Approved Marlboro Pike Sector Plan, the applicant and
the applicant’s heirs, successors, and/or assignees shall
provide the following facilities, and shall show these
improvements on the detailed site plan, prior to its
acceptance:
a. Shared-lane markings (sharrows) and a “Bicycles

12
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May Use Full Lane” signage assembly along the
site’s frontage of Penn Crossing Drive, unless
modified by the operating agency with written
correspondence.

b. A minimum 5-foot-wide sidewalk along both sides of all new
internal driveways.

C. A minimum 5-foot-wide sidewalk, connecting the
sidewalk along the site’s frontage of Penn Crossing
Drive to the building entrances.

d. Standard crosswalks and associated Americans
with Disabilities Act (ADA) curb ramps at all
vehicular access points and to the building
entrances.

e. Short- and long-term bicycle parking spaces. Short-
term bicycle racks (inverted-style or a similar model
that provides two points of contact for a parked
bicycle) shall be located no more than 50 feet from
the building entrance.

COMMENT: All of these features have been depicted on the site plan submitted for review

with this application.

9.

Development of this subdivision shall be in conformance
with an approved Type 1 Tree Conservation Plan (TCP1-013-
2024). The following note shall be placed on the final plat of
subdivision:

“This development is subject to restrictions shown on
the approved Type 1 Tree Conservation Plan (TCP1-
013-2024 or most recent revision), or as modified by
the Type 2 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 (WCO).
This property is subject to the notification provisions of
13
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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 (M-NCPPC), Prince George’s
County Planning Department.”

COMMENT: The proposed development will conform to the TCP 1.

10. Prior to the issuance of permits for this subdivision, a Type 2
tree conservation plan shall be approved. The following note
shall be placed on the final plat of subdivision:

“This plat is subject to the recordation of a Woodland Conservation
Easement pursuant to

Section 25-122(d)(1)(B) with the Liber and folio reflected on the Type 2
Tree Conservation Plan, when approved.”

COMMENT: This will be addressed at the time of final plat.

11. Prior to signature approval of the preliminary plan of
subdivision, the Type 1 tree conservation plan shall be
revised, as follows, to meet all requirements of Subtitle

25:

a. Correct the general tree conservation plan Note 1 to
remove the “PP” from the plan number.

b. Specimen Trees ST-4 shall be shown as retained,
and the limits of disturbance adjusted accordingly,
unless modified at the time of Detailed Site Plan.

C. The location of specimen trees shall be

consistent with the approved natural resources
inventory (NRI) plan.

d. Add the standard Subtitle 25 variance note
under the Specimen Tree Table or Woodland
Conservation Worksheet identifying with
specificity the variance decision of the Prince
George’s County Planning Board:

“NOTE: This plan is in accordance with the
following variance(s) from the strict

14
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requirements of Subtitle 25 approved by the
Planning Board on (ADD DATE) for the removal
of the following specified specimen trees
(Section 25- 122(b)(1)(G): (Identify the specific
trees to be removed).”

e. Correct the proposed woodland conservation area
along the southern end of the site, to conform to the
design requirements as established in Subtitle 25-
122(b)(1).

f. Add a woodland conservation area near the
southwest property corner with Penn Crossing Drive,
contiguous to the 0.14-acre woodland preservation
area shown on TCP1-017-2022 for the Penn Place |
development.

COMMENT: Each of these revisions has been made to the TCP 1. Of note, the concept site
layout has been modified to save ST-4 as required by the Planning Board.

12. Prior to signature approval of the preliminary plan of
subdivision, the approval letter associated with
Stormwater Management Concept Plan 36919-2024-
SDC shall be submitted.

COMMENT: The Site Development Concept Plan approval letter has been obtained and a copy
is included with the submission package.

13. As part of the detailed site plan review, the applicant shall
look for opportunities to reduce the amount of impervious
surfaces. Measures that could be taken include removing
extraneous drive aisles not adjacent to required parking,
requesting a departure from the number of required parking
spaces, utilizing structured parking, or proposing on street
parking.

COMMENT: The Applicant has taken several steps to reduce impervious area. First, the concept

layout was revised to save ST-4, thereby reducing impervious area. Second, the Applicant has

15
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elected to file this application under the provisions of the new Zoning Ordinance, which requires
fewer parking spaces than the prior Zoning Ordinance. The reduction in the number of required
parking spaces reduces impervious area. Finally, the Applicant is proposing 10 parking spaces
with pervious paving adjacent to the submerged gravel wetland. All of these measures reduce
impervious area as required by Condition 13 of the preliminary plan of subdivision.

14, Prior to signature approval of the preliminary plan of
subdivision, the natural resources inventory plan (NRI)
shall be approved.

COMMENT: NRI-133-2021-01 has been approved.

5.0 CONFORMANCE WITH THE REQUIREMENTS OF THE RMF-20 ZONE

The Zoning Ordinance contains regulations for each zoning category. These regulations
outline the purpose of the zone and include Intensity and Dimensional Standards. For the RMF-
20 zone, these provisions are found in Section 27-4202(h) of the Zoning Ordinance.

Section 27-4202(h)(1) sets forth the purposes of the RMF-20 Zone. The purposes are as
follows:

(A) To provide suitable sites for high-density multifamily residential development;

COMMENT: The 2009 Marlboro Pike Sector Plan recommends residential medium-high land
use for the Subject Property. Residential medium-high land use encourages residential areas
between 8 and 20 dwelling units per acre with a mix of dwelling unit types including
apartments. With a proposed density of 11 dwelling units per acre, the proposed development

conforms to the Sector Plan’s land use recommendation. The proposed development will
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introduce new, affordable rental housing close to public transit and commercial uses consistent
with the RMF-20 Zone.

(B) To provide for this type of development at locations recommended by an Area
Master Plan or Sector Plan, or at other locations which are found to be suitable
by the District Council;

COMMENT: As noted above, the Sector Plan recommends this type of development, having
transitioned the property from a commercial zoning category with the purpose of
strengthening existing neighborhoods. The proposed development will be compatible with the

Towns at Pennsylvania Place townhouse development across Penn Crossing Drive, which

conforms to this purpose.

(C) To support multifamily development at sites that are proximate to centers or
are at appropriate locations along commercial corridors; and

COMMENT: The 2009 Marlboro Pike Sector Plan was adopted to enhance the Marlboro Pike
corridor and the Sector Plan encourages new residential development compatible with older
neighborhoods. The proposed development is consistent with and implements the
recommendations of the Sector Plan by providing new multifamily housing in this area, easily
accessible to existing commercial. As part of this development, lighting, landscaping and
sidewalks will be improved in accordance with DPIE standards to enhance the streetscape,
pedestrian accessibility, connectivity and access to Marlboro Pike. These improvements will
benefit the existing residential development on the north side of Penn Crossing Drive. As a
result, the proposed development implements the vision of the Sector Plan. Finally, Plan Prince
George’s 2035 contains a goal of achieving 75% of new residential development in priority

areas within the County, including the areas inside the Beltway where infrastructure to support
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such development already exists. The proposed development is fully consistent with this goal
and takes advantage of the infrastructure constructed almost 40 years ago to serve the Subject
Property.

(D) To ensure compatibility with surrounding lands.

COMMENT: As noted above, the property to the south is being developed in conjunction with
this development and the two affordable multifamily rental projects will share recreational
facilities. The development across Penn Crossing Drive consists of townhouses. The lower scale
units proposed in this development are architecturally compatible with the project across the
street. The property to the east is also a multifamily rental community. Two commercial uses
abut the property. The Penn Station Shopping Center has a wooded area abutting the Subject
Property and the development is connected to the shopping center by a private driveway
accessible from Penn Crossing Drive, promoting accessibility. There is a church and a non-
conforming metal fabricator on the property to the north abutting Marlboro Pike. These small

properties will not impact the compatibility of the proposed development.

Section 27-4202(h)(2) sets forth the Intensity and Dimensional Standards. As reflected
on the Detailed Site Plan, and as addressed in greater detail below, the proposed development
conforms with the Intensity and Dimensional Standards to the extent possible. For ease of
reference, the applicable Intensity and Dimensional Standards are set forth below:

e Density: maximum 20 dwelling units per acre.
COMMENT: The proposed development is 11 dwelling units per acre, which conforms to this
standard.

e Net lot area, minimum: 7,500 square feet.
18
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COMMENT: The proposed development conforms to the minimum area requirements as it

contains 4.9 acres.

e Lot Width, Minimum: 60 feet.

COMMENT: The Subject Property has 427 feet of frontage on Penn Crossing Drive, conforming
to this standard.

e Lot frontage at front street line: 48 feet.

COMMENT: As stated above, the Subject Property has 427 feet of frontage on Penn Crossing
Drive, conforming to this standard.

e Lot Coverage: Minimum: No requirement; Maximum 40 percent of net lot area.
COMMENT: The proposed lot coverage is 34 percent, which conforms to the maximum lot area
requirement.

e Green Area: Minimum 60%.

COMMENT: The proposed green area is 66 percent, which conforms to the minimum green
area requirement.

e Front yard depth: 15 feet.

COMMENT: The minimum front yard depth provided is 62.5 feet, which conforms to
this standard.

e Side yard width: Minimum 8 feet.

COMMENT: The minimum side yard depth provided is 10 feet, which conforms to this standard.

e Rear Yard depth: Minimum 20 feet.
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COMMENT: The minimum rear yard depth provided is 72.2 feet, which conforms to this
standard.

e Principal structure height: Maximum 50 feet.
COMMENT: The maximum building height is 35 feet, which conforms to this standard.

e Accessory Structure height: Maximum 15 feet.

COMMENT: No accessory structures are proposed. This standard is not applicable.

6.0 CONFORMANCE WITH THE REQUIREMENTS OF DEVELOPMENT
STANDARDS CONTAINED IN THE ZONING ORDINANCE

Detailed Development Standards are set forth in Part 27-6 of the Zoning Ordinance. Per
Section 27-6101, these standards are applicable to all development projects in Prince George’s

County.

PART 27-6: DEVELOPMENT STANDARDS

Set forth below are the applicable development standards. These development
standards are reproduced from the Zoning Ordinance, with comments regarding the

conformance of the proposed DET provided in red.

Sec. 27-6200 Roadway Access, Mobility, and Circulation

27-6206. Vehicular Access and Circulation

(1)Definition of Street Functional Classification

All public streets will be classified by the County according to the system of functional
classification defined in the Approved Countywide Master Plan of Transportation (as may
be amended from time to time) and shall be designed and constructed to the County's
adopted street design standards as authorized by Subtitle 23, Roads and Sidewalks, of the
County Code. Within the Regional Transit Districts and Local Centers as designated by the
General Plan (as may be amended from time to time), the Prince George’s County Urban
Street Design Standards shall apply.
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COMMENT: Noted

(2)Vehicular Accessway Classifications

As a basis for application of many of the vehicular access and circulation standards in this
Section, proposed and existing vehicular accessways shall be classified in accordance with
the following classifications, which reflect the accessway’s relative functions in providing
access to and from principal origin and destination points and accommodating travel
mobility. These do not supersede or replace classifications used in the Prince George’s
County Specifications and Standards for Roadways and Bridges.

a.Driveways

Driveways are accessways that function solely to provide direct and immediate
vehicular access between an alley or street and the principal origin and destination
points within an abutting development, or part of a large development. They
generally handle low vehicular travel speeds and traffic volumes, but may handle
higher vehicular traffic volumes within large commercial and mixed-use
developments (e.g., driveways within mixed-use developments or shopping center
parking areas). Driveways are generally not located in the public right-of-way for
their principal length, or along building frontages in the Transit-Oriented/Activity
Center base and Planned Development (PD) zones, and are not considered streets.

COMMENT: The proposed development is served by a single driveway which directly accesses
Penn Crossing Drive.

b.Alleys

i.Alleys make up a specialized classification of accessway that primarily functions to
provide secondary vehicular access and/or service and delivery vehicle access
between a street and the rear or sides of lots or buildings. Alleys may provide
primary vehicular access for dwellings designed to have no driveway access
from the fronting street, or access may be provided through a combination of
an alley and a driveway from a fronting street. Alleys may not provide primary
vehicular access for dwellings that do not have a fronting street unless such
dwelling front instead on common open spaces such as a mews or courtyards.

ii.Within the CN, NAC, LTO, RTO-L, RTO-H, LTO-PD, and RTO-PD zones, alleys shall
comply with standards established in the Prince George’s County Urban Street
Design Standards. In all other areas of the County, alleys shall comply with the
standards established in Subtitle 23: Roads and Sidewalks, and Subtitle 24:
Subdivision Regulations, of the County Code, and the Prince George’s County
Specifications and Standards for Roadways and Bridges.
COMMENT: No alleys are proposed

c.Connectivity
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The accessways defined in Sections 27-6206(b)(1) and 27-6206(b)(2) shall connect to
public or private streets, which shall follow standards of design and construction as
defined in the Prince George’s County Specifications and Standards for Roadways
and Bridges and in Subtitle 23: Roads and Sidewalks, SHA design standards (if
applicable), or those of the applicable municipalities having jurisdiction.

COMMENT: The driveway serving the development connects to a public street, Penn Crossing
Drive, and will conform to all requirement of Subtitle 23, subject to approval by DPIE.

(3)Required Vehicular Access and Circulation

A new development shall be served by a system of vehicular accessways and internal
circulation (including driveways, and alleys connecting from public or private streets, as
well as any required fire lanes, parking lot drive aisles, and any circulation associated with
parking, loading, or drive-through service windows) that are designed to accommodate
appropriate circulation of firefighting and other emergency vehicles, public transit, school
buses, garbage trucks, delivery vehicles, service vehicles, and passenger motor vehicles
within the development, as defined by the standards in Subtitle 23: Roads and Sidewalks.

COMMENT: The DET complies with this requirement. The proposed development will be
accessed from Penn Crossing Drive. This access will adequately serve the project and
accommodate public safety and service vehicles.

(4)Vehicular Access Management
a.Limitation on Direct Access Along Arterial, Major Collector, and Collector Streets

Proposed direct driveway access to a development’s principal origin or destination
points (including individual lots in a subdivision) may be provided directly from an
arterial, major collector, or collector street only if:

i.No alternative direct vehicular access from a lower-classified accessway (e.g., local
street, driveway, or alley) is available or feasible to provide;

ii.Only one two-way driveway, or one pair of one-way driveways, is allowed onto
lots with 200 or less feet of lot frontage on the arterial, major collector, or
collector street, and no more than one additional two-way driveway or pair of
one-way driveways per additional 200 feet of frontage; and

iii.The development(s) served by the driveway is expected to generate an average
daily traffic (ADT) count of 1,000 trips or less, or it is determined that the
origin or destination points accessed by the driveway will generate sufficiently
low traffic volumes, and the adjacent arterial, major collector, or collector
street has sufficiently low travel speeds and traffic volumes, to allow safe
driveway access while preserving the safety and efficiency of travel on the
arterial, major collector, or collector street.

COMMENT: Not applicable. No access is proposed to an arterial, major collector or collector
street.
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b.Limitation on Direct Driveway Access along Other Streets

The following standards shall apply to vehicular access along a street other than an
arterial, major collector, or collector street.

i.For single-family detached dwellings, two-family dwellings, and three-family
dwellings, one direct driveway access point is allowed if only the frontage of
the lot abuts the street’s right-of-way. If the street is on a corner lot of two
non-arterial, non-major collector, and/or non-collector streets and abuts the
right-of-way of two intersecting streets, two direct driveway access points are
allowed (one to each street).

COMMENT: Not applicable, as the development proposes multifamily dwellings.

ii.For townhouse and multifamily dwellings, and for uses in the Public, Civic, and
Institutional; Commercial; and Industrial Use Categories, the number of
vehicular access points along a public street shall follow State, County, or
municipal access standards, as applicable, to protect the function, safety, and
efficiency of travel on the street and any associated bikeways and sidewalks.

COMMENT: One point of access is proposed, which will be constructed to the standards set
forth in Subtitle 23 subject to DPIE approval. The shape of the Subject Property limits the
ability to provide additional access, but the number of dwelling units (54) does not require a
second access point.

iii.Where a through lot or corner lot fronts on roadways of different classifications,
direct driveway access to the lot shall be provided only from the lower-
classified fronting street, to the maximum extent practicable.

COMMENT: The Subject Property fronts on Marlboro Pike (a collector roadway) and Penn
Crossing Drive (a lower classification roadway). The sole driveway access is to the lower-
classified fronting street.

c.Shared Driveways

i.Driveway access shared between adjoining lots is encouraged and, in the case of
County or State access spacing requirements that do not allow individual lot
frontages to be served individually, may be required to limit direct vehicular
access along streets.

ii.Easements allowing cross-access to and from lands served by a shared driveway,
along with agreements defining maintenance responsibilities of landowners,
shall be recorded with the Land Records of Prince George’s County before
issuance of a building permit for the development proposing the shared
driveway access. Such easements shall clearly limit parking of each property
owners’ vehicles to their side of the driveway, and stipulate that both owners
shall share in the costs and responsibility of maintaining the driveway.

COMMENT: Not applicable, as no shared driveways are proposed due to the use of the
abutting properties and the location of existing and proposed driveways serving those uses.

(5)Cross-Access
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a.Purpose

The purpose of the following vehicular connectivity standards is to enhance safe and
convenient mobility within and between neighborhoods and developments that
helps integrate and connect neighborhoods, allow residents to conveniently visit
neighbors and nearby activity centers without compromising the capacity of the
County’s streets to accommodate through-traffic, improve opportunities for
comprehensive and convenient transit service, enhance efficient provision of public
services, and improve the speed and effectiveness with which emergency services
and police and fire protection can be provided to County residents and lands.

b.Cross-Access Between Adjoining Developments

To encourage shared parking and minimize access points along streets, new
development, other than industrial development, in the Transit-Oriented/Activity
Center base and PD zones and Nonresidential base zones shall comply with the
following standards:

i.The internal vehicular circulation system shall be designed and constructed to
provide vehicular cross-access between the development’s vehicular use
areas and those on adjoining parcels containing a nonresidential or mixed-use
development, or to the boundary of adjoining vacant land in a Transit-
Oriented/Activity Center base or PD zone or a Nonresidential zone (see Figure
27-6206(e)(2): Cross-Access Between Parking Areas of Adjoining
Developments).

Figure 27-6206(e)(2): Cross-Access Between Parking Areas of Adjoining Development

i.Cross-accessways shall provide for two-way vehicular traffic between the vehicular use areas
on the adjoining lots through the use of a single driveway or drive aisle that is at least 22 feet
wide or through two one-way driveways or aisles that are each at least 14 feet wide.
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ii.The Planning Director or review body deciding a parent application may waive or modify the
requirement for vehicular cross-access if the applicant clearly demonstrates that such cross—
access is impractical or undesirable due to the presence of topographic conditions, natural
features, or safety factors.

iii.Easements allowing cross-access to and from lands served by a vehicular cross-access, along
with agreements defining maintenance responsibilities of landowners, shall be recorded in the
Land Records of Prince George's County before record plat or prior to the issuance of a building
permit for the development.

COMMENT: Not applicable because the Subject Property is not in a Transit-Oriented/Activity
Center base, PD zone or Nonresidential base zone.

1. Connectivity Standards for Single-Family (Attached and Detached) Residential
Development

a. Minimum Connectivity Index Score Required
New single-family residential subdivisions processed with a preliminary plan of

major subdivision shall achieve an internal street connectivity index score in
accordance with Table 27-6206(f)(1): Minimum Street Connectivity Index.

Table 27-6206(f)(1): Minimum Street Connectivity Index

Zone Where Development is Proposed Minimum Connectivity Index Score
Located in Residential and Planned Development 1.50
Zones
Located in Nonresidential and Transit- 14

Oriented/Activity Center Zones

a. Connectivity Index Score Calculation

The connectivity index for a development is calculated by dividing its links by its
nodes. Figure 27-6206(f)(2): Street Connectivity Index, provides an example of how
to calculate the connectivity index.

Nodes exist at street intersections, including any intersections to access streets
immediately adjacent to the development but outside of its site property, such as
intersections that provide access to the development through an entry street or
driveway; traffic circles/roundabouts; street intersections with alleys that serve as
the only vehicular access to residential dwellings; trail intersections where two or
more trails intersect; and cul-de-sac heads within the development.
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Links are stretches of road that connect nodes, stub streets, and pedestrian
connections pursuant to Section 27-6206(g) below. Any alley that serves as the only
vehicular access to residential dwellings shall also count as a link. Other alleys do not
count as links. For purposes of this Subsection, stub streets shall stub at the
property line to count a link. Any stub street fully internal to the development and
which does not touch the property line (and therefore will not constitute a future
street connection) does not count as a link. Links external to the development that
connect to nodes associated with the development shall be included in the index
calculation, as shall all links attached to nodes providing access to the development.

In the diagram, there are 33 links and 18 nodes; therefore the connectivity index is
1.83 (33/18 = 1.83).

Figure 27-6206(f)(2): Street Connectivity Index

a. Reduction in Minimum Index Score

The minimum connectivity index score may be reduced by the Planning Director if
the landowner/applicant demonstrates it is infeasible to achieve due to natural
features, existing road configurations, or adjacent existing development patterns. In
these instances, internal street design shall achieve as high a connectivity index
score as reasonably practical, especially by providing stub-outs and other potential
connections that may be made in the future, including through public infrastructure
improvements.

COMMENT: Not applicable because the Subject Property is proposed for multifamily
development.

(g) Pedestrian Connections

(1) A right-of-way (at least ten feet wide) shall be provided for pedestrian and bicycle
access between a cul-de-sac head or street turnaround and the sidewalk system of
the closest street or pedestrian path (as shown in Figure 27-6206(g): Pedestrian
Connections), if the cul-de-sac head or street turnaround:
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(A) Is within a half-mile of significant pedestrian generators or destinations such
as transit stops, schools, parks, public trails, greenways, employment centers,
mixed use development, retail centers, or similar features; and

(B) Can be connected to an existing or proposed sidewalk, trail, greenway or
other type of pedestrian connection.

COMMENT: Not applicable as no cul-de-sac or street turnaround is proposed

(2) Vacant adjacent land that could be developed in the foreseeable future with
sidewalks, trails, greenways, or other types of pedestrian connections to which the
pedestrian and bicycle access can be connected.

COMMENT: The abutting vacant land in common ownership is being connected through the
on-site sidewalk system consistent with this requirement.

(3) These pedestrian connections shall count as links for the purpose of calculating the
connectivity index.

(4) These pedestrian connections may require public use easements in accordance with
Subtitle 24: Subdivision Regulations of the County Code.

COMMENT: Not applicable as no cul-de-sac or street turnaround is proposed

Figure 27-6206(g): Pedestrian Connections

(h) External Street Connectivity

(1) The arrangement of streets in a single-family residential subdivision shall provide for
the alignment and continuation of existing or proposed streets into adjoining lands
where the adjoining lands are undeveloped and deemed appropriate for future
development, or are developed and include opportunities for such connections.

(2) Street rights-of-way shall be extended to or along adjoining property boundaries
such that a street connection or stub street shall be provided for development
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where practicable and feasible in each direction (north, south, east, and west) for
development that abuts vacant lands.

(3) At all locations where streets terminate with no street connection, but a future
connection is planned or accommodated, a sign shall be installed with the words
"FUTURE STREET CONNECTION" to inform landowners.

(4) The final plat (see Subtitle 24: Subdivision Regulations) shall identify all stub streets
and include a notation that all stub streets are intended for connection with future
streets on adjoining undeveloped or underdeveloped lands.

COMMENT: Not applicable because no streets are proposed within the development.
(i) Continuation of Adjacent Streets

Proposed street layouts shall be coordinated with the existing street system in
surrounding areas. Existing streets shall, to the maximum extent practicable, be extended
to provide access to adjacent developments and subdivisions and to provide for additional
points of ingress and egress.

COMMENT: Not applicable as no adjacent street extend to the boundary of the Subject
Property.

(i) Traffic-Calming Measures for Private Streets

(1) All traffic calming measures shall be coordinated with the applicable operating
agency or municipality. Any traffic calming measures proposed in a County right-of-
way shall require approval by the DPIE Director. Such approval shall also identify the
responsible party for perpetual maintenance for any non-standard or non-
conforming elements that may be proposed.

(2) Street widths not in excess of basic design standards, short block lengths, on-street
parking, controlled intersections, roundabouts, and other traffic-calming measures
are encouraged on all local and subcollector streets that connect between two
nodes in the connectivity index system, provided they do not interfere with
emergency vehicle access.

(3) Residential development shall employ measures to interrupt direct vehicle flow on
linear street segments over 800 linear feet long, to the maximum extent practicable
(see Figure 27-6206(j): Traffic Calming Measures). Such measures may include, but
shall not be limited to:

(A) Stop signs at street intersections;
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Figure 27-6206(j): Traffic-Calming Measures

i Mini-roundabouts at intersections;
ii. Curvilinear street segments to slow traffic and interrupt monotonous

streetscapes;

iii. Traffic-diverting physical devices such as neckdowns, chicanes, and diverter
islands;

iv. Roadway striping to limit vehicular cartway widths or accommodate bike
lanes; and

V. Speed tables, raised intersections or elevated pedestrian street crossings.

a.  Any physical installations that narrow the roadway and extend curbs toward the
street centerline, such as bulbouts and chicanes, are discouraged on streets less
than 24 feet wide, but are encouraged on wider streets as a traffic calming device
and to reduce crossing distance for pedestrians, where practicable.
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COMMENT: Not applicable as no public or private streets are proposed within the Subject
Property.

(k) Block Design
a. Block Length

Where blocks are used in the Transit-Oriented/Activity Center base and PD zones
and the MU-PD Zone, block length shall be at least 200 feet, but no more than 800
feet. In all other zones block length shall be at least 200 feet, but no more than
1,000 feet in length. The Planning Director (or DPIE Director if any streets
forming/abutting the block are public streets) may allow modifications from these
block length standards on determining that:

i. Environmental or topographic constraints exist;
ii. The site has an irregular shape;
iii. A longer block will reduce the number of railroad grade or water body
crossings; or
iv. Longer blocks will result in less traffic through residential subdivisions from
adjoining businesses or areas.

COMMENT: Section 27-2500 defines “Block” as “The land lying within an area bounded on all
sides by streets.” The Subject Property is located on the south side of Penn Crossing Drive,
which extends from Marlboro Pike on the east to MD 4 on the west. The road is broken by a
traffic circle on the western end. The “block” between the circle and Marlboro Pike is
approximately 1,375 feet in length, which exceeds the 1,000 foot maximum. Two parcels
occupy this road frontage, Penn Place 1 and the Subject Property. Although under affiliated
ownership, it is not possible to break this road frontage into two blocks as defined by the
Zoning Ordinance. If deemed necessary, the Applicant requests a modification to the block
length standard. First the Subject Property and the Penn Place 1 site are irregularly shaped.
Under the prior Zoning Ordinance, these properties were under two different categories. The
Applicant inquired about the ability to modify the lot lines to allow a more conventional road
frontage and was advised that this was not possible due to the different zoning categories.
Further, there are environmental constraints which limit the ability to create two blocks from
which both parcels can share access. As such, the two parcels are being developed without a
shared roadway connection in two separate formal blocks, but will have pedestrian
connections and will share recreational facilities. Due to these constraints, the Applicant
requests a modification from the Planning Director from the block length standard.

b. Block Width

To the maximum extent practicable, the width of any block shall be sufficient to
permit at least two lots across the depth of the block, exclusive of any alleys,
watercourses, or other right-of-way located outside platted lots.

COMMENT: The Subject Property is being developed with multifamily buildings and the
parcel is of sufficient width to accommodate the proposed development.
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c.  Through-Block Access

In the RSF-95, RSF-65, and RSF-A zones where a block face exceeds more than 800
feet, sidewalks or multi-use paths shall be provided through the block,
perpendicular to the long block face to connect parallel sidewalks on either side of
the block through the interior of the block.

COMMENT: Not applicable as the Subject Property is zoned RMF-20.

d. General Accessway Layout and Design

The vehicular access and circulation system of a development located on a site
abutting an existing or planned transit route shall accommodate a transit stop and
other associated facilities unless the Planning Director determines that transit
facilities already exist to serve the needs of the development.

COMMENT: Not applicable as the Subject Property does not abut an existing or proposed
transit route.

()  Driveway Layout and Design
a. Driveway Width
All driveways serving development, except single-family detached dwellings, two-

family dwellings, and three-family dwellings, shall comply with the following
minimum width standards:

i. One-way driveways shall be at least 11 feet wide, as measured between the
edges of paving in a typical tangent section that does not include corner radii.

ii. Two-way driveways shall be at least 22 feet wide, as measured between the
edges of paving in a typical tangent section that does not include corner radii.

COMMENT: The DET complies as the two-way driveway proposed exceeds 22 feet in width.
b. Dead-End Driveway Length

Driveways that do not connect back to a street shall be no longer than 150 feet
unless they include adequate provision for fire trucks to turn around, as approved
by the Fire Chief.

COMMENT: The DET complies with this standard because the driveways that extend through
the development provide adequate provision for fire trucks to turn around the site.

C. Driveway Intersections

Driveway intersections shall also comply with the following standards:

i Alignment
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To the maximum extent practicable, driveway intersections along a street
shall line up with existing or approved driveway, parking lot drive aisle, or
roadway intersections on the opposite side of the street.

COMMENT: The DET complies as the driveway accessing the Subject Property aligns with the
driveway accessing the townhouse development across the street, to the maximum extent
possible given the odd shape of the properties.

i Proximity to Adjoining Land

Except for shared driveways provided in accordance with Section 27-
6206(d)(3), Shared Driveways, driveway intersections shall be spaced from an
adjoining property line by at least two feet or such greater distance as is
needed to avoid encroachment of the driveway radius onto the adjacent
property or interference with safe use of a driveway on the adjoining
property.

COMMENT: The adjoining property is irregularly shaped and comes to a point where the
driveway accessing the Subject Property accesses Penn Crossing Drive. That property is also
owned by an entity affiliated with the Applicant and is proposed for multifamily
development. The Applicant is proposing pedestrian cross access between the two
developments but is not able to provide cross vehicular access. To align the entrance to the
Subject Property with the driveway across the street, the Applicant worked with DPIE,
understanding that the driveway apron was very close to the abutting property. However, by
aligning the driveway apron with the driveway across the street, the driveway is not two feet
from the adjoining property line, as can be seen on the image below:
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The requirement in subsection (a) related to the alignment directly conflicts with the
provision in subsection (b) requiring a 2 feet setback. In this circumstance, given the shape of
the adjoining property and the common ownership, aligning the entrances provides the
greatest assurance of safety.

(C) Maedians in Driveway Entrances

Medians may be incorporated at driveway entrances provided:

(i) No signage is included within the median other than traffic signs and a
single monument sign;

(ii)  Planted material within the median is limited to minor shade trees,
shrubs, ground cover, and grass; and
(iii) The minimum driveway width is maintained for each travel and turning
lane.
COMMENT: Not applicable as no median is proposed in the driveway entrance.
(m) Vehicle Stacking Space
(1) For Drive-through and Related Uses
(A) Required Number of Stacking Spaces

In addition to meeting the off-street parking standards in Table 27-6305(a):
Minimum Number of Off-Street Parking Spaces, uses with drive-through facilities
and other auto-oriented uses where vehicles queue up to access a service facility
shall provide at least the minimum number of stacking spaces established in Table
27-6206(m)(1)(A): Minimum Stacking Spaces for Drive-Through Facilities and
Related Uses.

Table 27-6206(m)(1)(A): Minimum Stacking Spaces for Drive-Through Facilities and Related Uses

Use or Activity (1) M':::::(::::pna‘::: ol Measured From

Bank or financial Institution, with drive-through
service or with automated teller machine (ATM) 3 per lane
as an accessory use

Teller window or teller
machine

Each end of the outermost

Gas station 1 .

gas pump island
Gated driveway (for any principal use) 3 Gate
Nursing or care home 3 Building entrance
Recycling collection center 3 per bay Bay entrance
Personal Vehicle Repair and Maintenance,
specifically with car wash and auto detailing, 6 per bay Bay entrance
automatic
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Table 27-6206(m)(1)(A): Minimum Stacking Spaces for Drive-Through Facilities and Related Uses

Mini N f
Use or Activity (1) |n|mu[n L CC Measured From
Stacking Spaces
Personal Vehicle Repair and Maintenance,
specifically with car wash and auto detailing, self- 2 per bay Bay entrance
service
lish ith drive-
Consumer go_ods establishment, with drive 4 per lane Window
through service
All p.ersonal service uses with drive-through 4 per lane Window
service
Personal Vehicle Repair and Maintenance, 3 per ba Bav entrance
specifically with oil change/lubrication shop P y y
Rest.aurant, quick-service, with drive-through 6 Order box
service (2)
Primary Building entrance,
if this is the primary
] ] 6 spaces location for student pick-
School, private not located in the RTO-H, RTO-L,
up/drop-off
RTO-PD, LTO, LTO-PD, TAC, TAC-PD, NAC, or NAC- -
PD zones I_Dfa5|gnated_ stu_de_nt
waiting area, if this is the
8 spaces . .
primary location for
student pick-up/drop-off

Other

Uses not specifically listed are determined by the
Planning Director based on standards for
comparable uses, or alternatively based on a
parking demand study

NOTES:
(1) See PART 27-5: Use Regulations.

(2) Restaurants with drive-through service shall provide at least four additional stacking spaces
between the order box and the pick-up window.

(B8) Design and Layout

Required stacking spaces are subject to the following design and layout standards:

(i) Stacking spaces shall be a minimum of 10 feet wide and 20 feet long;

(ii)  Stacking spaces shall not impede on-site or off-site vehicular traffic
movements or movements into or out of off-street parking spaces;

(iii)  Stacking spaces shall not impede onsite or offsite bicycle or pedestrian

traffic movements; and
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(iv) Stacking spaces shall be separated from other internal driveways by
raised medians if the DPIE Director (for public streets) or Planning
Director (for private streets) determine the medians to be necessary for
traffic movement and safety.

(2) For Vehicular Parking Area (Parking Lot) Entrance Driveways

Nonresidential and mixed-use development (excluding industrial uses) shall provide
stacking lanes between the edge of the street right-of-way and entrances into off-
street parking areas in accordance with the minimum stacking lane distance
established in Table 27-6206(m)(2).a: Minimum Stacking Lane Distance for Vehicular
Parking Area Entrance Driveway (see Figure 27-6206(m)(2).b: Measurement of
Stacking Lane Distance for Vehicular Parking Area Entrance Driveway). In the event
the number of parking spaces requires a stacking lane distance of 150 feet or
greater, this requirement will supersede that of Section 27-6206(I)(2), Dead-End
Driveway Length.

Table 27-6206(m)(2).a: Minimum Stacking Lane Distance for

Vehicular Parking Area Entrance Driveway

pRObEl Off-St(rle)e BLCLLITER R Minimum Stacking Lane Distance (ft) (2)
1-49 25
50 -249 50
250 -499 100
500 or more 100 + 15 ft for every additional 50 spaces beyond 500

NOTES:
(1) Entrances into parking structures may be credited towards the stacking lane distance standard
provided the parking structure entrance is accessed from a development driveway and not a
primary drive aisle.

(2) Stacking lane distance is measured from the intersection of the driveway with the street right-
of-way, along the centerline of the stacking lane, to its intersection with the centerline of the first
entrance into a parking area or other internal intersecting driveway.
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Figure 27-6206(m)(2).b: Measurement of Stacking Lane Distance for Vehicular Parking Area

Entrance Driveway

COMMENT: This provision is not applicable to the proposed development.
27-6207. Pedestrian Access and Circulation

(a) Required Pedestrian Access
(1) General Pedestrian Access
All new development subject to this Section shall be served by an internal
pedestrian circulation system (including sidewalks, pedestrian paths, and/or trails)
that permits safe, convenient, efficient, and orderly movement of pedestrians
among the following origin and destination points within the development, as well
as between the adjoining parts of an existing or planned external, community-wide
pedestrian circulation system and any adjoining transit stops, bus stops, public
parks, greenways, schools, community centers, and shopping areas:

(A) The primary entrance(s) of principal buildings (or the buildable area of lots,
for subdivisions);

(B)  Off-street parking bays;
(C) Any designated or planned transit stations or bus stops and shelters (on-site
or on an adjacent street); and

(D) Recreation facilities and other common use areas and amenities.

COMMENT: An internal pedestrian circulation network is proposed within the site which
allows for efficient and orderly movement within the development, to the public street and
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to the proposed multifamily development on the abutting property. A private driveway
accesses the adjoining Penn Station Shopping Center through the abutting development and
will provide safe and convenient pedestrian access.

(2) Sidewalks Required

(A)  All new development subject to this Section, except for development fronting
a rural road, or single-family subdivisions where the density is 1 dwelling unit
per 2 acres or less, shall install sidewalks on both sides of all streets having
curb and gutter construction within the development site and along the entire
frontage of the development site with an existing street (unless an existing
sidewalk meeting County standards is already in place).

(B) Where a development site fronts an existing street with insufficient right-of-
way width to accommodate installation of a required sidewalk along the
frontage, the developer shall install a sidewalk on the development site within
a dedicated widening of the right-of-way or dedicated public easement
running parallel and adjacent to the public street.

(C) The Planning Director may waive or modify the requirement for sidewalks
where the applicant clearly demonstrates that such sidewalks are impractical
or infeasible due to the presence of topographic conditions or natural
features, such as steep grades that do not allow connections to be made
without stairs.

COMMENT: Sidewalks are proposed along the street frontage and throughout the proposed
development. A sidewalk connection is also provided to each multifamily building from the
parking lot as well as to the Penn Place 1 development.

(b) Pedestrian Connectivity

All new multifamily, townhouse, nonresidential, and mixed-use development shall comply
with the following standards:

(1) The internal pedestrian circulation system shall be designed to allow for pedestrian
walkway cross-access between the development’s buildings and parking areas and
those on adjoining lots containing a multifamily, townhouse, nonresidential, or
mixed-use development, or to the boundary of adjoining vacant land zoned to allow
multifamily residential, nonresidential, or mixed-use development (including land in
the Residential, Transit-Oriented/Activity Center, and Nonresidential base and PD
zones).

(2) The Planning Director may waive or modify the requirement for pedestrian cross-
access where the applicant clearly demonstrates that such cross—access is
impractical or infeasible due to police concerns about through-traffic routes
complicating law enforcement, Environmental Site Design requirements, or the
presence of any of the following at the point(s) where through-connections would
otherwise be required: topographic conditions, natural features, visual obstructions
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or parking space locations that create traffic hazards, or the existence of mature or
protected trees.

(3) Easements allowing cross-access to and from properties served by a pedestrian
cross-access, along with agreements defining maintenance responsibilities of
landowners, shall be recorded with the Land Records of Prince George's County
before issuance of a building permit for the development.

(4) Pedestrian Walkways through Large Vehicular Parking Areas and Parking Garages
i General Standards

(i) All vehicular parking areas and parking structures containing more than
150 parking spaces shall provide a clearly identified and protected
pedestrian path between parking areas and the primary pedestrian
entrance(s) to the building(s) served by the parking areas, or to a
pedestrian walkway providing direct access from the furthest extent of
the parking area to the primary building entrance(s).

(ii)  Vehicular parking areas containing more than 150 parking spaces shall,
at a minimum, include one pedestrian walkway every 6 parallel parking
rows (every three double-row parking bays) or every 200 feet,
whichever is the lesser dimension (see Figure 27-6207(b)(4): Walkways
Through Vehicular Parking Area). The pedestrian walkway shall be

constructed of a paved surface with concrete similar to that used for

sidewalk standards for public streets. Other hardscape materials, such
as brick pavers, may be used provided that they allow smooth surfaces
along pedestrian paths and at vehicle crossings.

Figure 27-6207(b)(4): Pedestrian Walkways

Through Vehicular Parking Area

(iii) Pedestrian walkways providing access between vehicular parking areas
and associated buildings may be extended to provide the connections
to abutting street sidewalks or to adjoining development required by
Section 27-6207(a)(1), General Pedestrian Access, and Section 27-
6207(b), Pedestrian Connectivity.
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COMMENT: Pedestrian access is provided to each building and between the buildings by five
foot wide sidewalks. In addition, pedestrian access is provided to the parking areas and to the
adjoining lot proposed for multifamily development. The adjoining multifamily development
to the east is fenced and does not allow a pedestrian connection. Further, any pedestrian
connection would go directly into a parking lot which creates safety concerns. The Applicant
requests that the Planning Director waive cross access to the existing multifamily
development due to safety and impracticability based on existing conditions.

(B) Walkway Standards

Required pedestrian walkways shall:

1. Be at least five feet wide in Residential base zones and six feet wide in
the Transit-Oriented/Activity Center and Nonresidential base zones,
unless expressly stated otherwise in those zone regulations;

2. Be distinguishable from vehicular traffic lanes they cross by painted
markings, a change in pavement material or color, raised paving height,
decorative bollards, and/or flashing caution signals; and

3. Provide lighting similar to the lighting standards for residential streets
established in the Prince George’s County Specifications and Standards
for Roadways and Bridges or other standards in Subtitle 23.

COMMENT: All sidewalks within the site are proposed to be 5-feet wide. Painted markings
are provided at pedestrian crossing location.

27-6208. Bicycle Access and Circulation

(a) Required Bicycle Access
(1) Internal and Adjoining Bicycle Access

All new development subject to this Section shall provide for internal bicycle
circulation such that bicycle access to the development’s primary use is safe,
convenient and intuitive, specifically by providing the following, in coordination with
the Department of Public Works and Transportation, State Highway Administration,
or a municipality with jurisdiction over the streets.

i Bicycle parking facilities required by Section 27-6309, Bicycle Parking
Standards, in areas near the primary entrance(s) of principal buildings (or the
buildable area of lots, for subdivisions) for bicycle storage;

ii. Connections to any adjacent existing or planned (identified in the applicable
Area Master Plan or Sector Plan, or in the Countywide Master Plan of
Transportation) on-street or off-street bicycle facilities outside the
development, or internal bicycle systems in adjacent developments;

iii. Connections to any designated or planned rail transit or bus stops and
shelters (on-site or on an adjacent street); and
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iv. Connections to any recreational amenities internal to the development, such
as open space.

COMMENT: Internal bicycle circulation is safe, convenient and intuitive. Bike racks are
provided throughout the site to be easily accessible to the residents. A total of 40 bicycles
can be accommodated.

(2) Required Bikeway Network Improvements

(A) All new development subject to this Section shall be required to install bike
lanes, bike paths, or other bicycle improvements. Additional bikeway network
improvements are encouraged where appropriate, such as within large
development sites and to provide additional connections to nearby bicycle
routes. The facilities shall be established in part, through an agreement
and/or easements which include assurances for their maintenance.

(B) The Planning Director may, for private streets or, when advised by the
permitting agency, for public streets, waive or modify the requirement for
bike lanes, bike paths, or other bicycle improvements where the applicant
clearly demonstrates that the facilities are impractical or infeasible due
topographic conditions, natural features, or visual obstructions that create
hazards.

(C) Where a development site fronts an existing street with insufficient right-of-
way width to accommodate installation of a required bike path along the
frontage, the applicant may install a bike path on the development site,
within a public easement running parallel and nearby the public street. Such
bicycle paths shall not be restricted from public use and shall allow physical
passage at all times.

COMMENT: The Applicant will coordinate with DPE regarding the appropriate bicycle
network along Penn Crossing Drive. Any such improvements required by DPIE will be
implemented by the Applicant.

(b) Bicycle Connectivity Between Developments

All new multifamily, townhouse, nonresidential, and mixed-use development shall comply
with the following standards:

(1) Any internal bicycle circulation system shall be designed and constructed to provide
bicycle cross-access between it and any internal bicycle circulation system on
adjoining parcels containing a multifamily, townhouse, nonresidential, or mixed-use
development, or to the boundary of adjoining vacant land zoned to allow
townhouse, multifamily, nonresidential, or mixed-use development (including land
in the Residential, Transit-Oriented/Activity Center, and Nonresidential base and PD
zones).

(2) The Planning Director may waive or modify the requirement for bicycle cross-access
on determining that such cross—access is impractical or undesirable for typical
bicyclists’ use due to the presence of topographic conditions, natural features, or
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safety factors. Undesirable conditions shall be defined as those limiting mobility for
bicycles as a form of transportation, such as steep grades, narrow connections
bounded on both sides by walls or embankments, or limited visibility when straight-
line connections are not achievable.

(3) Easements allowing cross-access to and from lands served by a bicycle cross-access,
along with agreements between owners of lands that provide and are served by the
cross-access defining the owners' maintenance responsibilities, shall be recorded
with the Land Records of Prince George's County before issuance of a building
permit for the development.

COMMENT: The adjoining project (Penn Place 1) being proposed by the Applicant will also
provide bicycle facilities on site. Along with the bicycle facilities included in the abutting right
of way as required by DPIE safe and efficient bicycle circulation will be provided between the
developments.

(c) General Bikeway Layout and Design
a.  Off-Street Bicycle Facilities

Required bicycle paths shall:

(A) Allow two-way bicycle circulation;

(B) Be at least ten (10) feet wide and surfaced with a smooth-surface (such as
hot-mix asphalt), durable, and dustless material;

(C) Be distinguishable from vehicular traffic lanes they cross by painted markings,
a change in pavement material or color, raised paving height, decorative
bollards, and/or flashing caution signals; and

(D) Provide lighting similar to the lighting standards for residential streets
established in the Prince George’s County Specifications and Standards for
Roadways and Bridges or other standards in Subtitle 23 of the County Code.

COMMENT: No off street bicycle paths are required or provided in the development.
b.  On-Street Bicycle Facilities

Required bike lanes shall be designed and provided in accordance with the cross-
section, paving, and other standards applicable to the roadways of which they are a
part.

COMMENT: Bike lanes are proposed for Penn Crossing Drive and will be installed pursuant to
DPIE standards and requirements.

(d) Waiver
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The Planning Director may waive all or part of the standards in this Section for private
streets if it is demonstrated that bicycle access and circulation is not needed in the
proposed development due to an established bicycle facility already within or abutting
the development, or that compliance with the required bicycle improvements is
impracticable because topography, natural features, or the facilities or will create
significant risks of harm to bicyclists.

COMMENT: Noted.

Sec. 27-6300 Off-Street Parking and Loading

27-6303. Parking Plan or Site Plan Required

All development applications subject to review for compliance with the standards of this
Section shall include a parking plan, unless a site plan meeting the requirements of this Section
is submitted. A parking plan may be combined with the circulation plan required in Section 27-
6204, Circulation Plan or Site Plan Required, for developments meeting the threshold required
in that Section. A parking plan may also be combined with the alternative parking plan required
by Section 27-6307(a), General; Alternative Parking Plan, should the applicant wish to seek off-
street parking alternatives. The parking plan or site plan shall accurately designate the number
and location of required parking spaces, access aisles, and driveways, and the relation of the
off-street parking facilities to the development they are designed to serve, including how the
parking facilities coordinate with the pedestrian, bicycle, transit, and vehicular circulation
systems for the development. In addition, the parking plan or site plan shall accurately
designate the location and design of sidewalks, bike paths, pedestrian or bicycle pavement
striping, and any other pedestrian or bicycle pathways.

COMMENT: The DET includes a parking plan in conformance with this requirement.
27-6304. General Standards for Off-Street Parking and Loading Areas

(6)Use of Parking and Loading Areas
a.General

Off-street parking areas required by this Section shall be used solely for the parking of licensed
motorized vehicles in operating condition. Required parking spaces and loading berths may not
be used for the display of goods for sale (except for food truck hubs operating pursuant to
Subtitle 5 of the County Code, farmers' markets, and flea markets), or the sale, lease, storage,
dismantling, or service of any vehicles, boats, motor homes, campers, mobile homes, building
materials, equipment, or supplies.

b.ldentified as to Purpose and Location
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Except for single-family dwellings, off-street parking areas and off-street loading areas shall
include painted lines, wheel stops, or other methods of identifying individual parking spaces
and loading berths and distinguishing such spaces or berths from aisles. Specific dimensional
and marking standards are defined in Section 27-6304(d), Markings.

COMMENT: The parking areas will be used exclusively for residents and guests of the
residents. The DET depict the demarcation of the proposed parking spaces in accordance
with subsection (a)(2) above.

(7)Surfacing
a.General

i.Except as provided for in Section 27-6304(b)(1)(B) and Section 27-6304(b)(2)
below, all off-street parking and loading areas shall be surfaced with asphalt,
concrete, brick, stone, pavers, or an equivalent hard, dustless, and bonded
surface material. Use of surfacing that includes recycled materials (e.g., glass,
rubber, used asphalt, brick, block, and concrete) is encouraged. These
surfaces shall be maintained in a smooth, well-graded, clean, orderly, and
dust-free condition.

ii.Parking for uses in the Rural and Agricultural base zones may be allowed on non-
engineered surfaces of grass, gravel, dirt or similar materials, provided, the
following uses shall comply with Section 27-6304(b)(1)(A) above:

1.Agricultural research facilities;
2.Farm supply sales or farm machinery/implement sales, rental, or repair; and
3.Cemeteries.

COMMENT: Except for the pervious pavement referenced below, all parking will conform to
the requirements in Subsection (b)(1)(A) above. Subsection (b)(1)(B) does not apply to this
DET.

b.Pervious or Semi-pervious Surfacing

The use of pervious or semi-pervious parking lot surfacing materials—including, but not limited
to—pervious asphalt and concrete, open-joint pavers, and reinforced grass/gravel/shell grids, is
encouraged. Any pervious or semi-pervious surfacing used for aisles within or driveways to
parking and loading areas shall be certified as capable of accommodating anticipated traffic
loading stresses and maintenance impacts. Where possible, such materials should be used in
areas proximate to and in combination with on-site stormwater control devices (see Figure 27-
6304(b)(2): Use of Pervious Materials in a Parking Lot).
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Figure 27-6304(b)(2): Use of Pervious Materials in a Parking Lot

COMMENT: As depicted on the DET, 10 parking spaces adjacent to Building 3.3 will utilize
pervious pavement.

(8)Location and Arrangement
a.Safe and Convenient Access

i.Off-street parking and loading areas shall be arranged for convenient access
between an adjacent street and all parking spaces and loading berths to
facilitate ease of mobility, ample clearance, and safety of vehicles and
pedestrians. Each off-street parking space and loading berth shall have
adequate, unobstructed means for the ingress and egress of vehicles, and
connect to a public street.

ii.Except for off-street parking areas serving single-family detached, two-family, and
three-family dwellings, off-street parking areas shall be arranged so no
parking or maneuvering incidental to parking shall occur on a public street or
sidewalk.

iii.Except for off-street parking areas serving single-family detached, two-family, and
three-family dwellings, off-street parking areas shall be arranged so an
automobile may be parked or un-parked without having to move another
automobile, unless within an automated or mechanical parking deck or
garage, or part of valet or tandem parking in accordance with Section 27-
6307, Off-Street Parking Alternatives.

iv.Off-street loading areas shall be arranged so no loading berth extends into the
required aisle of a parking lot.

b.Backing onto Streets Prohibited

Except for parking areas serving single-family detached, townhouse, two-family, and three-
family dwellings, all off-street parking and loading areas shall be arranged so that no vehicle is
required to back out from such areas directly onto a street.
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COMMENT: All off-street parking spaces are located conveniently to the proposed
multifamily dwellings, are arranged to provide ample clearance and connect to Penn Crossing
Drive, a public street. None of the parking spaces require vehicles to back into a street. No
loading spaces are required. It is noted that two dumpster locations have been provided,
which are screened per the requirements of the Landscape Manual.

(9)Markings

a.Each required off-street parking area and space, and each off-street loading area and
berth, shall be identified by surface markings that are arranged to provide for
orderly and safe loading, unloading, and parking of vehicles. Such markings—
including striping, directional arrows, lettering on signs and in disabled-designated
areas, and labeling of the pavement—shall be maintained so as to be readily visible
at all times. The following uses are exempt from the requirements to mark parking
and loading areas:

i.Single-family detached dwellings;
ii.Two-family dwellings;
iii.Three-family dwellings; and

iv.Uses in the Rural and Agricultural base zones, other than agricultural research
facilities; farm supply sales or farm machinery/implement sales, rental, or
repair; and cemeteries.
b.One-way and two-way accesses into parking facilities shall be identified by directional
arrows. Any two-way access where parking is located at any angle other than 90
degrees to a street shall be marked with a traffic separation stripe running the
length of the access. This requirement does not apply to parking lot drive aisles.
COMMENT: The DET reflects markings which conform to these requirements. Each off-street
parking space shall be identified by surface markings that are arranged to provide for orderly
and safe loading, unloading, and parking of vehicles. Such markings—including striping,
directional arrows, lettering on signs and in disabled-designated areas, and labeling of the
pavement, as applicable, shall be maintained so as to be readily visible at all times.

(10)Exterior Lighting

Lighted off-street parking and loading areas shall comply with the standards of Section 27-6700,
Exterior Lighting.

COMMENT: A lighting plan has been provided with the DET and the requirements of Section
27-6700 will be addressed below.

(11)Wheel Stop Requirements

a.Off-street parking areas, except for below-grade or completely enclosed garages, shall
comply with the landscaping standards of the Landscape Manual.

b.Any parking space in a gravel, crushed stone, or similar material lot, at the edge of a
parking lot where the parking surface is adjacent to a downward slope of more than
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five percent, or at the edge of a parking lot where the parking surface ends at a
concrete curb or vertical divider, shall include a permanently anchored wheel stop
installed at the end of the parking space opposite the drive aisle.

c.Wheel stops, when used, shall be made of concrete, metal, or other material of
comparable durability, and shall be at least six feet long and at least six inches high.

COMMENT: None of the proposed parking spaces are gravel, crushed stone, or similar
material lot, are at the edge of a parking lot where the parking surface is adjacent to a
downward slope of more than five percent, or are at the edge of a parking lot where the
parking surface ends at a concrete curb or vertical divider. All parking spaces are defined
with curbing.

(12)Accessible Parking for Persons with Physical Disabilities
Development providing off-street parking spaces shall ensure that a portion of the total number
of off-street parking spaces shall be specifically designated, located, and reserved for use by

persons with physical disabilities, in accordance with the standards in the Federal Americans
with Disabilities Act Accessibility Guidelines.

COMMENT: This regulation is met as reflected in the DET. Accessible parking spaces for
persons with physical disabilities are conveniently located throughout the development.

(13)Maintained In Good Repair
a.Maintained at All Times
All off-street parking and loading areas shall be maintained in safe condition and good repair at

all times so as not to constitute a hazard to public safety or a visual or aesthetic nuisance to
surrounding land.

COMMENT: Noted.

(14)Large Vehicular Use Areas (300 or More Spaces)

Vehicular use areas containing 300 or more parking spaces, whether developed at one time or
in phases, shall be configured in accordance with the following standards:

a.Primary Drive Aisle

i.Primary drive aisles within vehicular use areas shall be designed to appear as an
extension of the public street network extending from the public right-of-way
along the full length of the primary facades of structures being served by the
drive. The primary drive aisle(s) shall comply with the following standards (see
Figure 27-6304(i)(1): Location of Primary Drive Aisle):

ii.Have a minimum cross-section width between curbs to serve two travel lanes and
accommodate parallel parking spaces along both sides of the drive aisle in
areas not needed for turning movements;

iii.Be striped to designate parallel parking spaces, where appropriate;
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iv.Include a sidewalk or curb-delineated pedestrian path along the front facade of a
building when the drive aisle is aligned parallel to that building facade; and

v.Provide shade trees along both sides of the primary drive aisle.

Figure 27-6304(i)(1): Location of Primary Drive Aisle

COMMENT: This provision is not applicable to the Subject Property as there are no surface
parking areas exceeding 300 spaces.

b. Pedestrian Pathways

The vehicular use area shall provide fully-separated, improved pedestrian pathways that (see
Figure 27-6304(i)(2): Example of Pedestrian Pathways):

(B) Are provided, at a minimum, every six parallel parking rows (every three
double-row parking bays) or every 200 feet, whichever is the lesser
dimension;

(C)  Are enhanced with planted landscaping strips;

(D) Include, to the maximum extent practicable, a pathway aligned with and
perpendicular to the primary entrance into the building served by the parking
lot;

(E)  Are paved with asphalt, cement, brick or stone pavers, or other comparable
material;

(F)  Are of contrasting color or materials when crossing drive aisles;

(G) Are in compliance with applicable State and Federal requirements while at a
minimum are at least four feet wide when located within planting strips, and
ten feet wide when crossing drive aisles;

(H)  Connect to all existing or planned adjacent transit facilities; and

47

DET-2024-020_Backup 49 of 231



(1

Provide safe and efficient pedestrian access to the use they serve.

Figure 27-6304(i)(2): Examples of Pedestrian Pathways

COMMENT: This provision is applicable to large vehicular use areas with more than 300

parking spaces. The Subject Property does not contain more than 300 spaces and therefore
this subsection is not applicable to this DET.

27-6305. Off-Street Parking Space Standards

(a)

Except as otherwise provided for multiple use developments (see Section 27-6305(c) below),
new development or a change in use or expansion shall provide the minimum number of off-
street parking spaces in accordance with Table 27-6305(a), Minimum Number of Off-Street
Parking Spaces, based on the principal use(s) involved and the extent of development.
Interpretation of the off-street parking space standards for uses with variable parking demands
or unlisted uses is provided in Section 27-6305(b), Unlisted Uses.

Minimum Number of Off-Street Parking Spaces

TABLE 27-6305(a): Minimum Number of Off-Street Parking Spaces

Off-Street Parking Standards

Principal Principal Use RTO and LTO Zones TAC Zone NAC Inside All Other

Use (Base and PD) (Base and PD) the .

Type (Base . Areas in the
Category - Ed - Ed and PD) Capital Count
ore ge ore ge Beltway y
::it:‘sehold ::ilts:ltntial No 0.75per | 1.0per | 0.75per | 1.5per | 1.0per | 1.5per
8 . minimum DU DU DU DU DU DU
Uses studios
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TABLE 27-6305(a): Minimum Number of Off-Street Parking Spaces

Principal
Use
Category

Off-Street Parking Standards

e MOMSUOZnes | 1T e piome
Type (Base . Areas in the
C Ed C Ed and PD) SETIEL Count
ore ge ore ge Beltway y
Conversion of
a single-family
detached
dwelling to
. 2.0 per | 3.0 per
add? Not applicable DU DU
maximum of
two (2)
additional
dwelling units
Dwelling, live- Not 1.0per | 1.0per | 1.0 per | 1.0 per
work applicable DU DU DU DU 2 per DU | 2 per DU
1.0 per 1.0 per 1.0 per 1.0 per
DU (all DU (all
. DU (all . DU (all
studio . studio .
and 1 studio and 1 studio
Dwelling, No BR) to el LY BR) to IS L 1.5 per | 2.0 per
. . . to 1.2 to 1.35
multifamily minimum | 1.35 per 1.35 per DU DU
per DU per DU
DU (all DU (all
(all other (all other
other . other .
. unit . unit
unit types) unit types)
types) P types) P
Dwelling,
single-family Not applicable 1.5Dser 2.0D8er
detached
Dwelling, No 10per | 1.0per | 1.2per | 1.0per | 1.2 per | 1.5per
three-family minimum DU DU DU DU DU DU
Dwelling, 1.0 per | 1.0 per No 1.5per | 1.5per | 2.0per | 2.0 per
townhouse DU DU minimum DU DU DU DU
Dwelling, two- Not 1.5 per | 2.0 per
family applicable 1.5 per DU DU DU
Manufactured . 1.5 per | 2.0 per
" Not applicable DU DU
. . 1.5per | 2.0 per
Mobile home Not applicable DU DU
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COMMENT: The proposed multifamily dwelling units are inside the Capital Beltway, resulting
in a requirement of 1.5 parking spaces per dwelling unit. With 54 dwelling units a total of 81
parking spaces are required to serve the residents.

(b) Unlisted Uses

An applicant proposing to develop a use that is unlisted in Table 27-6305(a), Minimum Number
of Off-Street Parking Spaces, shall propose the amount of required parking by one of the three
methods outlined in this Subsection. On receiving the application proposing to develop a use
not expressly listed in Table 27-6305(a), with the proposed amount of parking, the Planning
Director shall:

(1) Apply the minimum off-street parking space requirement specified in Table 27-
6305(a) for the listed use that is deemed most similar to the proposed use;

(2) Establish the minimum off-street parking space requirement by reference to
resources published by the Institute for Transportation Engineers (ITE), or other
sources; or

(3) Require the applicant to conduct a parking demand study to demonstrate the
appropriate minimum off-street parking space requirement. The study shall
estimate parking demand based on an acceptable source of parking demand data.
This demand study shall include relevant data collected from uses or combinations
of uses that are the same or comparable to the proposed use in terms of density,
scale, bulk, area, type of activity, and location.

COMMENT: None of the proposed uses are unlisted. Therefore, this provision is not
applicable to the proposed development.

(c) Mixed-Use Developments and Shared Parking

(1) Developments consisting of a mix of uses shall provide parking based on their
potential to share parking between uses and thus reduce the overall parking
footprint that would result from each individual use meeting minimum standards.
This includes, but is not limited to:

(A) Developments containing more than one principal institutional or commercial
use; or

(B) One or more institutional or commercial uses along with at least one
residential use; or

(C)  Multiple industrial uses on a single property classified within the IH Zone; or

(D) Multiple industrial uses on one or more adjoining properties under the same
ownership, and which are located not more than 1,000 feet away from each
other, in the IH Zone.

(2) These developments shall provide parking spaces using the following shared parking
method:
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(A)  Applicant determines the minimum parking requirement in accordance with
Table 27-6305(a): Minimum Number of Off-Street Parking Spaces, for each
component principal use in the development.

(B)  Applicant applies the time-of-day demand factors for each of the component
uses in accordance with Table 27-6305(c)(1): Shared Parking Calculation,
Time-of-Day Demand Factors. These represent the time-specific peak demand
levels expected for each principal use.

(C)  Applicant calculates the sum of each column in the resulting table (rounding
down all fractions). These sums represent the total estimated shared demand
for each time period throughout a typical day.

(D) Applicant uses the highest of these sums as the amount of parking required
for the development. (This may be subject to further reduction factors and
allowances described further in this Section.)

(i) For any shared parking that includes an industrial use, the highest sum
shall be greater than or equal to the minimum parking requirement for
the use with the largest gross floor area. If the highest sum is less than
the minimum parking requirement for the largest use, then the
minimum parking requirement of the use with the largest gross floor
area shall be required.

(E)  An approved shared parking arrangement shall be enforced through written
agreement among all the owners or long-term lessees of lands containing the
uses proposed to share off-street parking spaces. The agreement shall provide
all parties the right to joint use of the shared parking area for at least 10
years, and include provisions for extending the agreement after that period of
time. The agreement shall be submitted to the Planning Director, who shall
forward it to any municipality in which the development for which a shared
parking arrangement is proposed is located, for review and comment, and
then to the appropriate attorney for the County for review and approval
before execution. An attested copy of an approved and executed agreement
shall be recorded in the Land Records of Prince George's County before
issuance of a building permit for any use to be served by the shared parking
area. The agreement shall be considered a restriction running with the land
and shall bind the owners or long-term lessees of lands containing the uses
proposed to share off-street parking spaces, and their heirs, successors, and
assigns. A violation of the agreement shall constitute a violation of the
Ordinance, which may be enforced in accordance with PART 27-8,
Enforcement.
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Table 27-6305(c)(1): Shared Parking Calculation,
Time-of-Day Demand Factors

Weekday, Weekday, Weekday, @ Weekend, Weekend, @ Weekend,

Use 2:00 am - 7:00 am — 6:00 pm — 2:00 am - 7:00 am — 6:00 pm —
7:00 am 6:00 pm 2:00 am 7:00 am 6:00 pm 2:00 am

Office 20% 100% 20% 0% 10% 0%
Egtr:::{ercial 0% 100% 80% 0% 100% 60%
E:::Lg";:l:::tk'"g 20% 80% 100% 20% 80% 100%
Residential 100% 60% 100% 100% 80% 100%
Hotel/Motel 100% 60% 100% 100% 60% 100%
Personal Services 20% 100% 40% 0% 60% 0%
Conference
Center or 0% 60% 100% 0% 80% 100%
Meeting Space
Industrial Uses 15% 15% 15% 15% 15% 15%
All Other Uses Use 100% of requirements from Table 27-6305(a)

(4) As an example of how this shared parking requirement is computed, consider the
following hypothetical mixed-use development proposal, located in the core area of
a Town Activity Center (TAC-Core) zone: 15,000 SF Office; 15,000 SF
Conference/Meeting Space; 10,000 SF General Retail (Consumer Goods); 100
multifamily dwelling units; and 120 hotel rooms.

(A)  Minimum requirements for each of these uses would be as follows:

Use Minimum Parking Spaces Required
Office 38
Conference/Meeting Space (uses Conference or 30
Training Center use in Parking Table)
General Retail 25
Multifamily Dwelling Units 120
Hotel Rooms 90
i Applying these minimum requirements to the shared parking

methodology would yield the need for 268 spaces, as shown in Table 27-
6305(c)(3): Example Shared Parking Calculation, Time-of-Day Demand Factors.
Without using the sharing calculation methodology, the development would
require 303 spaces, an additional 35 over the shared approach.
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Table 27-6305(c)(3): Example Shared Parking Calculation, Time-of-Day Demand Factors

Weekday, Weekday, @ Weekday, @ Weekend, Weekend, Weekend,
Use 2:00 am — 7:00 am — 6:00pm—- 2:00am- 7:00am-—  6:00 pm —
7:00 am 6:00 pm 2:00 am 7:00 am 6:00 pm 2:00 am
Office 8 38 8 0 4 0
Retail/ 0 25 20 0 25 15
Commercial
Eating or Drinking i i i i i i
Establishment
Residential 120 72 120 120 96 120
Hotel/Motel 90 54 90 90 54 90
Personal Services - - - - - -
Conferehce Center 0 18 30 0 24 30
or Meeting Space
SUM OF ALL
SPACES 218 207 268 210 203 255
e. An approved shared parking arrangement shall be enforced through written

agreement among all the owners or long-term lessees of lands containing the uses
proposed to share off-street parking spaces. The agreement shall provide all parties
the right to joint use of the shared parking area for at least 10 years, and include
provisions for extending the agreement after that period of time. The agreement
shall be submitted to the Planning Director, who shall forward it to any municipality
in which the development for which a shared parking arrangement is proposed is
located, for review and comment, and then to the appropriate attorney for the
County for review and approval before execution. An attested copy of an approved
and executed agreement shall be recorded in the Land Records of Prince George's
County before issuance of a building permit for any use to be served by the shared
parking area. The agreement shall be considered a restriction running with the land
and shall bind the owners or long-term lessees of lands containing the uses
proposed to share off-street parking spaces, and their heirs, successors, and assigns.
A violation of the agreement shall constitute a violation of the Ordinance, which
may be enforced in accordance with PART 27-8, Enforcement.

f. These provisions shall not limit the opportunity to reduce the minimum number
of required off-street parking spaces through approval of an alternative parking plan
that justifies the feasibility of shared parking (see Section 27-6307(c), Shared Parking
for Single-Use Developments) or through other provisions of this ordinance.

COMMENT: The proposed development is not mixed use. Therefore, this provision is not
applicable to the proposed development.

2. Maximum Number of Off-Street Parking Spaces
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The maximum number of off-street parking spaces allowed is listed in Table 27-6305(d):
Maximum Number of Off-Street Parking Spaces. Existing parking areas in excess of this
maximum shall not be required to remove excess parking.

Table 27-6305(d): Maximum Number of Off-Street Parking Spaces
Maximum Number of Parking Spaces Allowed as

a
Zone Use Percentage of Minimum (1)(2)
Inside the Capital Outside the Capital
Beltway Beltway

Transit-Oriented/Activity
Center base and PD See Section 27-4204(a)(1)(E)(ii), Maximum Off-Street Vehicle Parking Spaces,
zones

Any use listed under the

Commercial use 125 percent 140 percent

All other base zones classification

Mixed-use development 125 percent

All other uses No requirement No requirement

NOTES:

2. Each percentage listed is the percentage of the minimum number of parking spaces required in
accordance with Table 27-6305(a): Minimum Number of Off-Street Parking Spaces. The
maximum number of allowed spaces shall be rounded down to the nearest whole number.
Parking spaces in structured parking facilities do not count toward the maximum allowed.

3. In the event there is no minimum number of parking spaces required by Table 27-6305(a):
Minimum Number of Off-Street Parking Spaces, the maximum amount of off-street parking
spaces allowed shall not exceed 1.0 spaces for every 150 sq. ft. of the first 3,000 sq. ft. of gross
floor area (GFA) plus an additional 1.0 spaces for every 200 sq. ft. of GFA above the first 3,000 sq.
ft.

COMMENT: As noted above, this requirement does not apply to residential uses.

2. Electric Vehicle (EV) Charging Stations

a. Parking spaces used as EV charging stations shall consist as one or more group(s)
of contiguous spaces located where they can be readily identified by drivers of EV
vehicles (e.g., through directional signage), but where their use by non-electric
vehicles is discouraged. EV charging for commercial purposes is prohibited at an EV
charging station located at a residential development.

b. Minimum EV Parking Spaces

i On or after January 1, 2027, all new developments of the multifamily
dwelling principal use type shall provide the minimum number of EV-Ready
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and EVSE-Installed parking spaces in accordance with Table 27-6305(e):
Minimum EV Parking Spaces.

ii. On or after January 1, 2027, all new developments of office uses shall
provide a minimum number of EV-Ready and EVSE-Installed parking spaces in
accordance with Table 27-6305(e): Minimum EV Parking Spaces.

iii. On or after January 1, 2027, all new mixed-use developments shall
provide a minimum number of EV-Ready and EVSE-Installed parking spaces in
accordance with Table 27-6305(e): Minimum EV Parking Spaces.

iv. The number of parking spaces required under Subsections (A), (B) and (C)
above shall be calculated as a percentage of the minimum number of spaces
required by section 27-6305(a).

Table 27-6305(e): Minimum EV Parking Spaces

e EV-Ready EVSE-Installed
Parking Spaces Required Parking Spaces Required
Uses in the Office Uses Principal Use Category 10% 5%
The Multifamily Dwelling Principal Use Type 10% 5%
Mixed Use Developments 10% 5%

(D) Developments subject to Subsections (A), (B) and (C) above shall have at least
one (1) parking space equipped with an accessible charging station.

(i) Accessible charging stations should be in close proximity to the building
entrance and shall be connected to a barrier-free accessible route of
travel.

(ii)  Accessible charging stations shall be maintained in compliance with
accessibility guidelines under the Americans with Disabilities Act.

(iii) It is not necessary to designate the accessible electric vehicle charging
station exclusively for the use of persons with disabilities.

(E)  EVSE provided in accordance with Subsections (A), (B) and (C) above must
provide Level 2 or higher charging capacity.

(F)  EV-Ready and EVSE-Installed parking spaces may be included in calculating
the minimum required parking spaces in accordance with Table 27-6305(a):
Minimum Number of Off-Street Parking Spaces.

COMMENT: As noted above, this requirement is not applicable to multifamily dwellings until
January 1, 2027. No EV charging spaces are proposed.

2. Driveways Used to Satisfy Standards
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For single-family detached dwellings, two-family dwellings, townhouse dwellings, and three-
family dwellings, driveways may be used to satisfy minimum off-street parking space standards,
provided a minimum of 19 feet of driveway length is available outside a street right-of-way or
sidewalk to store the length of a general purpose vehicle and satisfy the standards of this
Section and this Ordinance.

COMMENT: The proposed dwellings are multifamily dwellings. Therefore, this provision is
not applicable to the proposed development.

3. Visitor Parking

Visitor parking spaces shall be provided for all residential and mixed-use development of at
least 20 dwelling units. Such visitor parking spaces shall be provided at a minimum ratio of 1
visitor parking space for every 20 dwelling units or fraction thereof, rounded up.

COMMENT: The proposed development consists of 54 dwelling units. This a total of 3 visitor
parking spaces are required and provided, as reflected on the DET.

4, Parking of Vehicles Owned or Used by the Occupants of the Premises or Their Bona
Fide Guests

(2) Private passenger vehicles shall be permitted in all zones.

(3) The parking of the following vehicles shall be permitted in the ROS, AG, AR, RE, RR,
RSF-65, RSF-95, and RMH Zones subject to the provisions of this Subsection:

(B) Boats;

(C) Boat trailers;

(D) Camping trailer (unoccupied), not to exceed one per lot or parcel; and/or
(E)  Not more than 1 commercial vehicle:

1. If parked on the premises, having a maximum manufacturer's
gross vehicle weight specification of up to 8,500 pounds, no advertising
(other than a firm name or similar designation not exceeding 4 inches
high), and excluding vehicles exceeding 300 cubic feet of load space,
stake platform trucks, dump trucks, crane or tow trucks, and vehicles
with dual rear axles; or

2. The commercial vehicle does not exceed a maximum
manufacturer’s gross vehicle weight specification of 17,000 pounds,
and which may include unlimited advertising on the side of the vehicle,
and shall be parked within a wholly enclosed private parking garage.

(CB-068-2022; CB-028-2024; CB-015-2024; CB-067-2024)

COMMENT: The above requirements are noted.
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27-6306. Dimensional Standards for Parking Spaces and Aisles

(a) General

Except as otherwise provided in Section 27-6306(b) below, standard vehicle parking spaces and
parking lot aisles shall comply with the minimum dimensional standards established in Table
27-6306(a), Minimum Dimensional Standards for Parking Spaces and Aisles. See Figure 27-
6306(a).2: Measurement of Parking Space and Aisle Dimension.

Table 27-6306(a): Minimum Dimensional Standards for Parking Spaces and Aisles (1)

Parking Angle Stall Width stall D(-fpth Aisle Width (ft) Stall Length . Double Row +
) () Perpendicular 2) along Curb Aisle, Curb to Curb
to Curb (ft) (ft) (Ft)
A B C D E F
Residential, Public, Civic, and Institutional, and Commercial Uses ONLY
0 (parallel parking) 8 8 11 22 27
45 9 19 12 13 50
60 9 20 15 10 50
90 9 18 22 9 58
Compact Spaces 8 16 11 8/16 (3) 27
NOTES:

(1) Refer to Figure 27-6306(a).2, below, for illustrations showing how dimensions for parking
spaces and aisles in various configurations (A-F) are measured.

(2) For one-way traffic. Aisles for two-way traffic shall be at least 22 feet wide (for all parking
angles). The Planning Director may approve an aisle width less than the minimum on determining
that the aisle is sufficiently wide to allow vehicles to conveniently maneuver through the parking
area and access each parking space without driving through any other parking space.

(3) Stall length for compact spaces shall be 8 feet when the parking angle is 90 degrees and 16 feet
when the parking angle is 0 degrees (parallel parking). For 45 or 60 degree parking angles, the
stall length shall be the same as for standard parking spaces.
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Figure 27-6306(a).2: Measurement of Parking Space and Aisle Dimensions

2. Smaller Parking Spaces for Tandem Parking and Certain Uses

The dimensions of off-street parking stalls may be reduced to a width of eight feet and a
depth/length of 18 feet per vehicle where the parking stalls are:

a. Used for tandem parking (see Section 27-6307(g), Valet and Tandem Parking); or

b. Located within a development containing exclusively Industrial Services Uses,
Manufacturing Uses, or Warehouse and Freight Movement Uses.

3. Vertical Clearance

All off-street parking spaces shall have a minimum overhead clearance of 7 feet for vehicle
parking, with a minimum overhead clearance of 8.5 feet for van-accessible parking.

4. Compact Parking Spaces

a. Up to one-half (1/2) of the required number of parking spaces in any parking lot
may be compact car spaces. Any parking spaces provided in any lot, in excess of the
number required, may also be compact car spaces.

b. All compact car spaces shall be marked as such.

COMMENT: The DET reflects a mixture of standard vehicle parking spaces and compact
vehicle parking spaces. All driveway widths conform to the above requirements.

27-6307. Off-Street Parking Alternatives

(a) General; Alternative Parking Plan
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(1) An alternative parking plan that proposes alternatives to providing the minimum
number of off-street parking spaces required by Table 27-6305(a): Minimum
Number of Off-Street Parking Spaces, may be submitted with a development
application for a special exception (Section 27-3604), detailed site plan (Section 27-
3605), temporary use permit (Section 27-3607), use and occupancy permit (Section
27-3608), or building permit (Section 27-3611) and may be approved by the
Planning Director, except in the case of a special exception where the Planning
Director shall make a recommendation on, and the ZHE may approve, such
alternative parking plan application(s), in accordance with the standards listed
below.

(2) An alternative parking plan may include any one or combination of the following:

(A)  Provision of more parking spaces than the maximum allowed in accordance
with Section 27-6307(b);

(B)  Sharing of parking spaces in accordance with Section 27-6307(c)

(C)  Off-site parking spaces in accordance with Section 27-6307(d);

(D) On-street parking spaces in accordance with Section 27-6307(e);

(E)  Deferred parking spaces in accordance with Section 27-6307(f); and

(F)  Valet and tandem parking in accordance with Section 27-6307(g).
(b) Provision over Maximum Allowed
An alternative parking plan prepared specifically for the proposed plan for development may
propose to exceed the maximum number of off-street parking spaces allowed in Section 27-

6305(d), Maximum Number of Off-Street Parking Spaces, in accordance with the following
standards:

(1) Parking Demand Study

The alternative parking plan shall include a parking demand study demonstrating how the
maximum number of parking spaces allowed by Section 27-6305(d), Maximum Number of Off-
Street Parking Spaces, is insufficient for the proposed development.

(c) Shared Parking for Single-Use Developments

An applicant for a single-use development may use an alternative parking plan to meet a
portion of the minimum number of off-street parking spaces required in Section 27-6305(a) for
that use through sharing parking with other existing uses. Such use of shared parking shall be
allowed in accordance with the following standards:

(1) Maximum Shared Spaces

Up to 75 percent of the number of parking spaces required for the use may be shared with
other uses, provided that parking demands do not overlap as defined in Table 27-6305(c)(1) of
Section 27-6305(c), Mixed-Use Developments and Shared Parking.

(2) Location
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(A)  Shared parking spaces shall be located within a maximum walking distance of
the primary pedestrian entrances to the uses served by the parking, in
accordance with Table 27-6307(c)(2): Allowed Distances for Shared and Off-

site Parking.
Table 27-6307(c)(2): Allowed Distances for Shared and Off-site Parking
Primary Use Maximum Allowed Distance (feet)(1)

Residential 660

Retail 800

Mixed-use 800

Office 1,320

Industrial Uses 1,320

All Others 1,320

NOTES:

2. Distance shall be measured by the actual distance of the pedestrian path from the shared
parking area to the primary pedestrian entrance(s), not a straight-line, point-to-point distance.

i Shared parking spaces shall not be separated from the use they serve by
an arterial street unless pedestrian access across the arterial street is
provided by appropriate traffic controls (e.g., signalized crosswalk), or a
pedestrian walkway (such as a bridge or tunnel).

(3) Pedestrian Access
Adequate and safe pedestrian access via a walkway protected by a landscape buffer or a curb

separation and elevation from the street grade shall be provided between the shared parking
areas and the primary pedestrian entrances to the uses served by the parking.

(4) Signage Directing Public to Parking Spaces
Signage complying with the standards in Section 27-61500, Signage, shall be provided to direct
the public to the shared parking spaces.

(5) Justification

The alternative parking plan shall include justification of the feasibility of shared parking among
the proposed uses. Such justification shall address, at a minimum, the size and type of the uses
proposed to share off-street parking spaces, the composition of their tenants, the types and
hours of their operations, the anticipated peak parking and traffic demands they generate, and
the anticipated rate of turnover in parking space use.

(6) Shared Parking Agreement

(E)  An approved shared parking arrangement shall be enforced through written
agreement among all the owners or long-term lessees of lands containing the
uses proposed to share off-street parking spaces. The agreement shall provide
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all parties the right to joint use of the shared parking area in perpetuity (such
agreement may be extinguished with the written consent of all affected
property owners at any point in time following an initial time frame of at least
10 years). The agreement shall be submitted to the Planning Director, who
shall forward it to any municipality in which the development for which a
shared parking arrangement is proposed is located, for review and comment.
An attested copy of an approved and executed agreement shall be recorded
in the Land Records of Prince George's County before issuance of a building
permit for any use to be served by the shared parking area. The agreement
shall be considered a restriction running with the land and shall bind the
owners or long-term lessees of lands containing the uses proposed to share
off-street parking spaces, and their heirs, successors, and assigns. A violation
of the agreement shall constitute a violation of the Ordinance, which may be
enforced in accordance with PART 27-8, Enforcement.

(F) No use served by the shared parking agreement may be continued if the
shared parking becomes unavailable to the use, unless substitute off-street
parking spaces are provided in accordance with this Section.

2. Off-Site Parking

An alternative parking plan may propose to meet a portion of the minimum number of off-
street parking spaces required for a use with off-site parking—i.e., off-street parking spaces
located on a parcel or lot separate from the parcel or lot containing the use and can be
operated by a private or public agency—in accordance with the following standards.

(5) Zone Classification

The zone classification of the off-site parking area shall be one that allows the use served by off-
site parking (and thus off-street parking accessory to such use) or that allows parking as a
principal use, except off-site parking may be approved on lands in the Residential zones upon
approval of a special exception in accordance with Section 27-3604, Special Exception.

(6) Location

ii. Off-site parking spaces shall be located within a walking distance of the
primary pedestrian entrances to the uses served by the parking, in accordance
with Table 27-6307(c)(2): Allowed Distances for Shared and Off-site Parking.

iii. Off-site parking spaces shall not be separated from the use they serve by
an arterial street unless safe pedestrian access across the street is provided by
appropriate traffic controls (e.g., signalized crosswalk), or a grade-separated
pedestrian walkway.

(7) Pedestrian Access

Adequate and safe pedestrian access shall be provided between the off-site parking areas and
the primary pedestrian entrances to the use served by the parking.

(8) Off-Site Parking Agreement
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i If land containing the off-site parking area is not under the same
ownership as land containing the principal use served, the off-site parking
arrangement shall be established in a written agreement between the owners
of land containing the off-site parking area and land containing the served
use. The agreement shall provide the owner of the served use the right to use
the off-site parking area for at least 10 years, and include provisions for
extending the agreement after that period of time. The agreement shall be
submitted to the Planning Director, who shall forward it to any municipality in
which the development for which an off-site parking arrangement is proposed
is located, for review and comment. An attested copy of an approved and
executed agreement shall be recorded with the Land Records of Prince
George's County before issuance of a building permit for any use to be served
by the off-site parking area. The agreement shall be considered a restriction
running with the land and shall bind the owners of land containing the off-site
parking area and land containing the served use, and their heirs, successors,
and assigns. A violation of the agreement shall constitute a violation of the
Ordinance, which may be enforced in accordance with PART 27-8,
ENFORCEMENT.

ii. An enforcement and turn-over agreement shall be recorded between the
developer and the Revenue Authority. Such agreement would allow the
developer to build less required off-site parking in exchange for allowing the
Revenue Authority to enforce parking time limits through approaches agreed
to by all parties subject to the agreement.

iii. No use served by the off-site parking may be continued if the off-site
parking becomes unavailable unless substitute off-street parking spaces are
provided in accordance with this Section.

3. On-Street Parking
b. General

An alternative parking plan may propose to meet a portion of the minimum number of off-
street parking spaces required through on-street parking along streets that are adjacent to the
development, subject to the maximum credit allowed in Table 27-6307(e)(1): Conditions for On-
Street Credit Toward Off-Street Requirements.

Table 27-6307(e)(1): Conditions for On-Street Parking Credit Toward Off-Street Requirements

Zone Maximum Credit Allowed
RTO and LTO zones, Core area No parking required
RTO and LTO zones, Edge area 15% or 6 spaces, whichever is less
TAC zone, Core area 10%
TAC zone, Edge area 5%
NAC zone 10% or 4 spaces, whichever is less
CGO zone 10% or 4 spaces, whichever is less
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(2) On-Street Parking Agreement

(A) If an alternative parking plan is proposed for on-street parking, the applicant
shall enter into an on-street parking agreement or series of agreements,
depending on ownership of the streets where on-street parking is proposed,
with the Maryland State Highway Administration, the County, or any
municipality with jurisdiction of the street. The agreement shall spell out the
terms and conditions and duration of use for the on-street parking. The
agreement shall be submitted to the Planning Director, who shall forward it to
any municipality in which the development for which an on-street parking
arrangement is proposed is located, for review and comment. An attested
copy of an approved and executed agreement shall be recorded in the Land
Records of Prince George's County before issuance of a building permit for
any use to be served by the on-street parking. The agreement shall be
considered a restriction running with the land and shall bind the applicant and
the applicant's heirs, successors, and assigns. A violation of the agreement
shall constitute a violation of the Ordinance, which may be enforced in
accordance with PART 27-8, Enforcement.

(B) No use served by the on-street parking may be continued if the on-street
parking becomes unavailable unless substitute on-street parking spaces are
provided in accordance with this Section.

2. Deferred Parking

An alternative parking plan may propose to defer construction of up to 35 percent of the
number of off-street parking spaces required by Table 27-6305(a), Minimum Number of Off-
Street Parking Spaces, in accordance with the following standards:

b. Justification

The alternative parking plan shall include a study demonstrating that because of the location,
nature, or mix of uses, there is a reasonable probability the number of parking spaces actually
needed to serve the development is less than the minimum required by Table 27-6305(a):
Minimum Number of Off-Street Parking Spaces. The Planning Director shall review the
alternative parking plan and study, and may choose to approve or disapprove the alternative
parking plan.

C. Reserve Parking Plan and Covenant

The alternative parking plan shall include a reserve parking plan identifying: (a) the amount of
off-street parking being deferred, and (b) the location of the area to be reserved for future
parking, if future parking is needed.

d. Parking Demand Study

(A) The alternative parking plan shall provide assurance that within 24 months
after the initial Certificate of Occupancy is issued for the proposed
development, an off-street parking demand study evaluating the adequacy of
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the existing parking spaces in meeting the off-street parking demand
generated by the development will be submitted to the Planning Director.

(B) If the Planning Director determines that the study demonstrates the existing
parking is adequate, then construction of the remaining number of parking
spaces shall not be required. If the Planning Director determines the study
indicates additional parking is needed, such parking shall be provided
consistent with the reserve parking plan and the standards of this Section.

e. Limitations on Reserve Areas and Covenant

Areas reserved for future parking shall be brought to the finished grade and shall not be used
for buildings, storage, loading, or other purposes. Such areas may be used for temporary
overflow parking, provided such use is sufficiently infrequent to ensure maintenance of its
ground cover in a healthy condition. A covenant shall be established on the areas to be
reserved for future parking, which shall ensure such areas are available should the parking
demand study below demonstrate additional parking is needed.

f. Landscaping of Reserve Areas Required

Areas reserved for future off-street parking shall be landscaped with an appropriate ground
cover, and if ultimately developed for off-street parking, shall be landscaped in accordance with
Section 4.3, Parking Lot Requirements, of the Landscape Manual.

3. Valet and Tandem Parking

An alternative parking plan may propose to use valet and tandem parking to meet a portion of
the minimum number of off-street parking spaces required for a development with commercial
uses in accordance with the following standards:

b. Number of Valet or Tandem Spaces

No more than 35 percent of the total number of parking spaces provided shall be designated
for valet or tandem spaces except for restaurants, where up to 50 percent of spaces may be
designated for valet parking, and hotels, where up to 100 percent of parking spaces may be
designated for valet parking.

C. Drop-Off and Pick-Up Areas

The development shall provide a designated drop-off and pick-up area. The drop-off and pick-
up area may be located near the building served, but may not be located in a fire lane or where
its use would impede vehicular and/or pedestrian circulation or cause queuing in a public street
or an internal drive aisle serving the development. Drop-off and pick-up areas shall not be
allowed in moving vehicle and bicycle travel lanes in the public right-of-way without obtaining a
street closure permit. Drop-off and pick-up areas shall not be allowed to use sidewalks for any
stationing of vehicles.

d. Valet Parking Agreement
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i Valet parking may be established and managed only in accordance with a
valet parking agreement. An applicant shall provide documentation of an
active agreement to the County and include provisions ensuring that a valet
parking attendant will be on duty during hours of operation of the uses served
by the valet parking. The agreement shall be for a minimum of 5 years,
identify the location of the valet parking lot, and include provisions ensuring
that a valet parking attendant will be on duty during hours of operation of the
uses served by the valet parking. The agreement shall be submitted to the
Planning Director, who shall forward it to any municipality in which the
development for which a valet or tandem parking arrangement is proposed,
for review and comment. An attested copy of an approved and executed
agreement shall be recorded in the Land Records of Prince George's County
before issuance of a building permit for any use to be served by the valet
parking, and documentation that the agreement remains in effect shall be
provided to the County on an annual basis thereafter. The agreement shall be
considered a restriction running with the land and shall bind the owners of
land containing the uses served by the valet parking, and their heirs,
successors, and assigns. A violation of the agreement shall constitute a
violation of the Ordinance, which may be enforced in accordance with PART
27-8, Enforcement.

ii. No use served by valet parking may be continued if the valet service
becomes unavailable and the Planning Director determines that there is not
adequate parking available in the area to serve the use.

4, Publicly Managed Parking

An alternative parking plan may propose to meet a portion of the minimum number of off-
street parking spaces required through participation in an agreement for publicly managed
parking facilities with an agency such as the Revenue Authority, potentially including

contributions toward construction of parking facilities, parking management services, and
parking enforcement.

COMMENT: No alternative parking arrangement is proposed as the DET reflects all off-street
parking requirements satisfied on-site. Therefore, this provision is not applicable to the
proposed development.

27-6308. Reduced Parking Standards for Parking Demand Reduction Strategies

65

DET-2024-020_Backup 67 of 231



Use of alternative transportation and transportation demand reduction strategies in Subtitle
20A: Transportation allows development to reduce the amount of parking provided beyond the
requirements of Section 27-6305, Off-Street Parking Space Standards. This Section is intended
to establish how certain reductions in the minimum parking standards in Table 27-6305(a):
Minimum Number of Off-Street Parking Spaces, may be approved by the Planning Director. It
allows applicants to establish Transportation Demand Management plans for individual
developments in the absence of a Transportation Demand Management District as defined in
Subtitle 20A: Transportation. These reductions will be allowed based on the following strategies
for reducing parking demand. All reductions in accordance with Sections 27-6308(a) through
27-6308(d) shall be taken as cumulative and not exclusive, and the cumulative calculation shall
follow the order presented in Sections 27-6308(a) through 27-6308(d).

2. Transit Accessibility

The Planning Director may authorize the following reduction in the minimum number of off-
street parking spaces required by Table 27-6305(a): Minimum Number of Off-Street Parking
Spaces, for uses located near a high-service transit stop:

(2) Up to a 50 percent reduction for uses located within a one-quarter mile (1,320 feet)
radius of a high-service transit stop; or

(3) Up to a 15 percent reduction for uses located between a one-quarter mile (1,320
feet) radius and one-half mile (2,640 feet) radius of a high-service transit stop.

3. Transportation Demand Management

The Planning Director may, through approval of a Transportation Demand Management (TDM)
plan, authorize up to a 30 percent reduction in the minimum number of off-street parking
spaces required by Table 27-6305(a): Minimum Number of Off-Street Parking Spaces, for
nonresidential or mixed-use developments having a floor area of at least 25,000 square feet, in
accordance with the following standards.

b. TDM Plan Requirements

The TDM plan shall include facts, projections, an analysis (e.g., type of development, proximity
to transit and/or other multi-modal systems, anticipated number of employees and/or patrons,
minimum parking requirements) and indicate the types of transportation demand management
activities that will be instituted to reduce single-occupant vehicle use and reduce traffic
congestion. The plan shall identify the amount by which parking requirements have been
reduced from the amounts otherwise required by this Section.

C. Transportation Demand Management Activities

The TDM plan shall be required to provide the following transportation demand management
activities:

i A “Guaranteed Ride Home” program that offers emergency ride services
to each employee with an allowance of no fewer than four rides per year, that
an applicant may establish to serve the development or in partnership with
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other developments or uses, or by participating in the Metropolitan
Washington Council of Governments Commuter Connections program (or its
designated successor for these services).

ii. Written disclosure of transportation information and educational
materials to all employees, residents, and nonresidents informing them of all
transportation and ride-sharing options available to them. This does not need
to be a unique role and may be met by human resources officers or other
administrators of an organization.

iii. Formation of transportation demand reduction programs offering an
equivalent value in transit benefits or cash in exchange for a parking benefit,
such as carpooling, vanpooling, ridesharing, subsidy of employee transit
passes beyond standard tax credits already provided by State and Federal
governments, teleworking, and shuttle service programs.

d. Two Transportation Demand Management Options Required

The plan will also require at least two of the following transportation demand management
strategies:

(A) Establishment of a development-specific website that provides real-time
travel/traffic data and multimodal transportation information, transit/bus
schedules and maps, and bicycle, pedestrian, and carpool/vanpool options.
Information will vary depending on the specific services and transportation
infrastructure available in the vicinity of the development, but in general will
allow tenants or customers to compare travel modes available.

(B) In lieu of the website, installation of a real-time visual display screen or other
display device of this type that provides multi-modal transportation
information, as described above.

(C)  Parking cash-out or transportation stipend, or provision of an equivalent value
cash incentive to employees not to use parking spaces otherwise available to
tenants of a development.

(D)  Unbundling of parking from multifamily and mixed-use development leases,
as well as other types of development, or issuing tenant leases that do not
include parking as an integral part of a floor-area space lease and require
parking to be leased, purchased, or otherwise accessed through separate
payment.

(E)  Creation of a Preferential Parking Management Plan that designates spaces
located near building entrances or in other preferential locations for
registered carpool/vanpool vehicles.

(F) Institution of off-peak work schedules that allow employees to arrive and
depart at times other than the peak morning commute period (defined as
7:00 a.m. to 9:00 a.m.) and peak evening commute period (defined as 5:00
p.m. to 7:00 p.m.).
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(G) Offer all employees free or discounted bikeshare memberships.

(H)  Fully funding a bicycle sharing station which is connected to and/or part of a
regional system (e.g., Capital Bikeshare).

{)] Any other transportation demand management activity as may be approved
by the Planning Director as a means of complying with the parking reduction
provisions of this Subsection.

e. Recording of TDM Plan

(E) A copy of the approved TDM plan shall be recorded in the Land Records of
Prince George's County before issuance of a building permit for the
development to be served by the plan. The TDM plan shall be recorded
against the land, and the applicant and/or successors in interest in the land
shall be responsible for implementing the plan in perpetuity.

f. TDM Program Coordinator

(B) The applicant shall appoint a TDM program coordinator to oversee
transportation demand management activities.

(C) The TDM program coordinator shall be a licensed engineer, certified planner,
or a traffic consultant that is also a qualified or trained TDM professional.

(D) The TDM program coordinator shall be appointed prior to issuance of a
certificate of occupancy for the buildings to be served by the transportation
demand management program.

(E) If the development is located within an established business improvement
district, a Transportation Demand Management District as defined in Subtitle
20A: Transportation, or other such organization that offers TDM services, the
applicant may identify that organization’s appropriate staff person as the
TDM coordinator provided that the applicant agrees to participate in that
organization’s TDM programs and meet all required organizational
membership obligations.

(F) If the development is located within a municipality, the applicant shall
coordinate the TDM program with the appropriate municipal representatives.

g. TDM Report
The TDM program coordinator shall submit to the Planning Director a report every two years
that details implementation of the approved TDM plan and how it has successfully met or failed
to meet the target reduction in drive-alone trips that justified the original reduction in parking

because of its effectiveness in reducing driving demand, in turn reducing the need for parking.
The report may include, but is not limited to, the following:

(C)  Adescription of transportation demand management activities undertaken;

(D)  An analysis of parking demand reductions based on employee and/or resident
use of ridership programs or alternative transportation options;
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(E)  Changes to the TDM plan to increase transit ridership, bicycle ridership, and
other commuting alternatives, as defined in Section 27-6308(b)(7) below; and

(F)  The results of an employee transportation survey.
h. Amendments

The Planning Director may approve amendments to an approved TDM plan in accordance with
the procedures and standards for its original approval. Changes in transportation options
subsequent to the approval of the original plan that allow a development to meet the reduction
targets identified in the original plan, such as introduction of new transit service to a
development area, shall not require amendments to the plan as long as annual reports can
demonstrate that these services are contributing to the plan’s intent.

i Parking Required if TDM Terminated

If the applicant or successors in interest in the development subject to a TDM plan stop
implementing the plan or fail to submit a TDM report within one year of the regularly
scheduled date the biennial report is due, the TDM plan shall be terminated and become null
and void. Any such termination of the TDM plan does not negate the parties’ obligations to
comply with parking requirements of this Section and this Ordinance, and thus shall constitute
a violation of this Ordinance. No use served by the TDM plan may be continued unless another
TDM plan is approved or all required off-street parking spaces are provided in accordance with
this Section and this Ordinance, within 120 days of termination of the TDM plan.

4, Special Facilities for Bicycle Commuters

The Planning Director may authorize up to a five percent reduction in the minimum number of
off-street parking spaces required by Table 27-6305(a): Minimum Number of Off-Street Parking
Spaces, for developments that comply with the bicycle parking standards in Section 27-6309,
Bicycle Parking Standards, and provide both of the following:

a. Additional enclosed (indoor or locker) and secure bicycle parking spaces equal to
at least five percent of the number of vehicle parking spaces provided; and
b. Shower and dressing areas for employees.
5. Other Eligible Alternatives

The Planning Director may authorize up to a 10 percent reduction in the minimum number of
off-street parking spaces required by Table 27-6305(a): Minimum Number of Off-Street Parking
Spaces, in exchange for any other strategy that an applicant demonstrates will effectively
reduce parking demand on the site of the subject development, provided the applicant also
demonstrates that the proposed development plan will do at least as good a job in protecting
surrounding neighborhoods, maintaining traffic-circulation patterns, and promoting quality
urban design as would strict compliance with the otherwise applicable off-street parking
standards.
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COMMENT: No reduced parking standards are proposed as the DET reflects all off-street
parking requirements satisfied on-site. Therefore, this provision is not applicable to the
proposed development.

27-6309. Bicycle Parking Standards

(a) Bicycle Racks or Lockers Required

(1) In all zones except the RTO, LTO, TAC, and NAC base and PD zones, Rural and
Agricultural zones, and any Residential Zone with equal or lesser intensity than the
RSF-95 Zone, all parking areas shall provide bicycle racks or lockers sufficient to
accommodate the parking of at least two bicycles, regardless of the number of
vehicle spaces provided (up to ten spaces). At least one additional bicycle space shall
be provided for each additional ten parking spaces or major fraction thereof,
provided, no more than 20 bicycle parking spaces shall be required for any single
vehicular parking area. Specific requirements for particular uses are as follows:

(A)  For multifamily dwellings and uses in the Group Living Uses principal use
category other than private dormitories, one space shall be required per four
dwelling units, with no fewer than two bicycle parking spaces provided and no
more than 49 spaces.

(B) For private dormitories, 0.25 spaces per leased occupant shall be required if
automobile parking is included in lease agreements or 0.4 spaces per leased
occupant shall be required if automobile parking is not included in lease
agreements and must be rented separately, up to a maximum of 50 spaces.

(C)  For private schools, 1 space per 10 employees plus 1 space for each 20
students (in grades four and higher) of planned capacity shall be required.

(D) For private colleges and universities, one space per ten employees plus one
space for each five students of planned capacity shall be required. Of these
student-required spaces, generally half should be for short-term storage
(outdoors and convenient to building entrances and other major destinations
of the use) and the other half should be for long-term storage (which may be
inside buildings, in lockers, or in other specialized covered and secured bicycle
parking areas).

(2) In the RTO, LTO, TAC, and NAC base and PD zones, all parking areas shall provide
bicycle racks or lockers sufficient to accommodate the parking of at least four
bicycles, regardless of the number of vehicle spaces provided, and at least two
additional bicycles for every ten parking spaces, or major fraction thereof, above ten
spaces.

(3) Racks must allow a bicycle’s frame to rest against the rack in at least two places, and
for both a wheel and section of the frame to be secured to the rack simultaneously.
Racks that allow only a wheel to rest against the rack will not be counted toward
meeting the minimum bicycle requirements. Applicants should consult best
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practices sources such as the Association of Pedestrian and Bicycle Professionals
Bicycle Parking Guidelines for guidance on types of racks that are appropriate to
meet this requirement.

COMMENT: With 54 dwelling units, a total of 14 bicycle parking spaces are required. The
DET reflects a total of 20 bicycle racks, which will accommodate 40 bicycle parking spaces, are
provided. This requirement is satisfied.

(b) Bike Parking Rack or Locker Location

(1) Required bicycle racks shall be installed on a paved surface and located in visible,
well-lighted areas conveniently accessible to the primary entrances of a
development’s principal building(s). At least four of the required spaces serving
nonresidential development shall be located within 50 feet of the main entrance to
the use. They shall be located where they do not interfere with pedestrian traffic
and are protected from conflicts with vehicular traffic.

(2) IntheRTO, LTO, TAC, and NAC base and PD zones, developments may place up to 20
percent of required bicycle parking in the public right-of-way as street furnishings
(subject to the approval of the operating agency or municipality with jurisdiction),
provided that they are all within 100 feet of the entrance of the use and that they
allow sufficient space (generally 3 feet on either side of a rack) for placement and
removal of bicycles. Developments may count existing bicycle parking along
frontage streets and in the street right-of-way toward these requirements.

(3) Long-term parking facilities should be provided for uses where bicycle access is
expected to serve stays of eight hours or more, such as office commutes or
overnight stays at a residence or hotel. If used, this parking does not need to meet
location criteria for regular parking, such as a distance from a building entrance, but
shall:

(A) Be located in a secure, clean and well-lighted area, whether inside a building,
in an auxiliary structure, or in an outdoor covered location;

(B)  Protect bicycles from weather and debris;

(C) Be signed so that directions to entrances of related uses are clearly
understood;

(D) Allow sufficient spacing of racks or lockers for storage, maneuvering and
removal of bicycles;

(E)  Be available and accessible for all building tenants during the building's hours
of operation. (For residential tenants, each space should be accessible 24
hours a day, 7 days a week);

(F) If located in an enclosed area, only be accessible to those authorized to use
the space (to limit vandalism and theft);

(G) If in a parking garage for long-term bicycle parking, be clearly marked as long-
term bicycle parking spaces, be in a well-lighted, visible location near the main
entrance of elevators, and separated from vehicle parking by a barrier that
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minimizes the possibility of a parked bicycle being hit by a car, and be located
no lower than the first complete parking level below grade, and no higher
than the first complete parking level above grade.

(4) Bicycle parking spaces shall be placed at least three feet away from the associated
structure to allow sufficient room for parking a bicycle. Bicycle racks should be
installed to allow for at least 30 inches of spacing between each rack.

COMMENT: A bike rack detail plan is provided which shows the location of the bicycle racks
in relation to the buildings and further shows that the bicycle racks will be located on paved
surfaces at least three feet from the associated structure, and with at least 30 inches
between each bicycle rack.

27-6310. Loading Area Standards

(@) Minimum Number of Off-Street Loading Berths

Any new development involving the routine vehicular delivery or shipping of goods, supplies, or
equipment to or from the development shall provide a sufficient number of off-street loading
berths to accommodate the delivery and shipping operations of the development’s uses in a
safe and convenient manner. Table 27-6310(a): Minimum Number of Off-Street Loading Berths,
sets forth the minimum number of loading berths for the different principal uses. For proposed
uses not listed in Table 27-6310(a): Minimum Number of Off-Street Loading Berths, the
requirement for a use most similar to the proposed use shall apply.

Table 27-6310(a): Minimum Number of Off-Street Loading Berths

Minimum Number of

Principal Use Classification/Category  Gross Floor Area (GFA) of Building \ore Tl Dl

At least 100 dwelling units and up

Household Living FJs_es (Multifam_ily to 300 dwelling units 1
only) and Group Living Uses (Assisted h additional 200 dwell -
Living Facility only Each additiona welling units add 1

or major fraction thereof

COMMENT: The proposed development has 54 dwelling units. Therefore, no loading berths
are required.

(b) Dimensional Standards for Loading Areas

Each loading berth shall be of sufficient size to accommodate the types of vehicles likely to use
the loading area. The minimum loading berth size that presumptively satisfies loading berth
needs is least 12 feet wide and 45 feet long in general industrial, distribution, or warehousing
uses. For all other uses, a berth as short as 33 feet may be allowed. The Planning Director may
require a larger loading berth or allow a smaller loading berth on determining that the
characteristics of the particular development warrant such increase or reduction and the
general standard is met.
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(c) Location of Loading Areas

(1) To the maximum extent practicable, loading areas shall be placed away from a
public street and screened from view in accordance with the Landscape Manual (see
Figure 27-6310(c): Loading Area Configuration).

(2) Loading areas shall be located adjacent to the building’s loading doors, in an area
that promotes their practical use.

(3) Loading areas shall be located and designed so vehicles using them can maneuver
safely and conveniently to them from a public street and complete loading without
obstructing or interfering with any public rights-of-way, parking spaces, parking lot
aisles, or pedestrian pathways.

(4) Loading areas shall be set back a minimum of 50 feet from any residential use or
vacant land in a Residential or Rural and Agricultural zone.

Figure 27-6310(c): Loading Area Configuration

COMMENT: The proposed development has 54 dwelling units. Therefore, no loading berths
are required.

Sec. 27-6400 Open Space Set-Asides

27-6403. Amount of Open Space Set-Asides Required

Development subject to the standards in this Section shall provide the minimum amounts of
open space set-asides identified in Table 27-6403: Required Open Space Set-Asides, based on
the use classification.
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Table 27-6403: Required Open Space Set-Asides

Minimum Open Space Set-Aside Area
(as percentage of development site area)
Transit-
Use Classification Ruraland  Residential L Oriented/Activity
) Nonresidential Base
Agricultural Base and PD Zones and IE-PD Zone Center Base and
Base Zones Zones PD Zones, MU-PD
Zone
Residential Uses 20% 20% 15% 7.5%
Public, Civic, and Institutional 10% 10% 7 5% 5%
Uses
C ial Mixed-
ommercial Uses and Mixed 10% 10% 7 5% 59
Uses
Industrial Uses 10% 10% 5% 5%

Open space set-aside requirements shall not replace requirements for open spaces, mandatory
dedication of parkland, stormwater management, or other similar requirements imposed by
any other Subtitle of the County Code. However, such requirements may be counted toward
open-space set asides pursuant to Section 27-6404(b), below.

COMMENT: Per Table 27-6403, 20% of the Subject Property must be set aside as open space,
or 42,745.6 square feet. A total of 27%, or 59,746.29 square feet are provided.

27-6404. Areas Counted as Open Space Set-Asides

(15)The features and areas identified in Table 27-6404(a): Open Space Set-Aside Features, shall
be credited towards compliance with the open space set-aside standards of this Section
for development in the areas indicated.
a.No less than fifteen percent (15%) of the total required minimum open space set-aside
area within a residential development outside the Transit-Oriented/Activity Center
base and Transit-Oriented/Activity Center PD zones shall consist of active
recreational areas.

b.No less than fifty percent (50%) of the total required minimum open space set-aside
area within the core area of a Transit-Oriented/Activity Center base or Transit-
Oriented/Activity Center PD zone shall be a square, forecourt, or plaza.

COMMENT: Per Subsection (A)(1) above, 15% of the open space must consist of active

recreational areas. Based on a requirement of 42,745 square feet of open space set-Aside

area required, 6,411 square feet must qualify as active recreational area.
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Table 27-6404(a): Open Space Set-Aside Features

Area Counted as Common

Open Space Set-Asides

Description Design and Maintenance Requirements

Natural Features

Natural features (including
lakes, ponds, rivers, streams,

bays, shorelines, wetlands, Preservation of any existing natural
drainageways, and other features shall have highest priority for
riparian areas), riparian locating open space set-asides, except in

buffers, flood hazard areas, | the Transit-Oriented/Activity Center base
steep slopes (15 percent or and planned development zones, the IE

more), wildlife habitat and and IH base zones, and the IE-PD zone.
woodland conservation areas | Maintenance is limited to the minimum
established in accordance removal and avoidance of hazards,
with Division 2 of Subtitle 25: nuisances, and unhealthy conditions.
Trees and Vegetation of the
County Code

Active Recreational Areas

Land occupied by areas and . .
. . Active recreational areas may occupy up
facilities used for active
. to 100 percent of the open space set-
recreational purposes, such as . . .
. .| asides (if no natural features exist on the
ballfields, playgrounds, tennis . . .
courts. bools. iogging trails site) except in the Transit-
a o1s ] _gg_ & ’ Oriented/Activity Center base and PD
community buildings and . .
zones, the Nonresidential base zones, and
clubhouses, and land . .
. . the IE-PD zone. Active recreational areas
dedicated for parks in . .
. ) shall be contiguous or interconnected, to
accordance with Subtitle 24: . .
the maximum extent practicable, unless

SllaeliisTen gy kit used to link or continue existing or public
Section 24-4600, Parklands gorp
open space lands.

and Recreation Facilities.

Passive Recreation (Including Plantings and Gardens)
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Table 27-6404(a): Open Space Set-Aside Features

Area Counted as Common
Open Space Set-Asides

Description

Design and Maintenance Requirements

Formally planned and
regularly maintained open
areas that provide passive
recreation opportunities,

including arranged plantings,

gardens (including community

gardens), gazebos, and similar
structures.

Passive recreation shall have direct access
to a sidewalk or pedestrian walkway that
connects to the street.

Squares, Forecourts, and Plazas

Squares, forecourts, plazas,
and civic greens that provide
opportunities to create special
places for people to gather.

Such features shall be at least 600 square
feet in area. Such features shall have
direct access to a street or sidewalk and
shall be designed to accommodate
people sitting and gathering,
incorporating benches, tables, fountains,
or other similar amenities. Surrounding
buildings shall be oriented toward the
square, forecourt, or plaza when possible,
and a connection shall be made to
surrounding development.

Required Landscape Areas and Agricultural Buffer

All areas occupied by required
landscaping areas, tree
protection areas, and riparian
buffers, and agricultural
buffers, except landscaped
area within vehicular use
areas.

See Landscape Manual and Sec. 27-
61300, Agricultural Compatibility
Standards.
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Table 27-6404(a): Open Space Set-Aside Features

A
';:ecno::::: Sa:t?:?dne‘:n Description Design and Maintenance Requirements

Stormwater Management Areas Treated as Site Amenities

To qualify, stormwater management
facilities shall support passive recreation
uses by providing access, gentle slopes
(less than 3:1), and pedestrian elements
such as paths and benches, and shall be
subject to a maintenance agreement
approved by the operating authority or
agency having regulatory authority over
the facility.

Up to 75 percent of the land
area occupied by stormwater
management facilities
(including retention and
detention ponds and other
bioretention devices), when
such features are treated as
an open space site amenity.

Public Access Easements with Paths or Trails

Public access easements that
combine utility easements
with paths or trails that are

available for passive
recreational activities such as
walking, running, and biking

Such public access easements shall
include at least one improved access from
a public street, sidewalk, or trail that
includes signage designating the access
point.

(16)Open spaces required by any other section in the County Code, such as, but not limited to,
mandatory dedication of parkland, may be credited toward compliance with the open
space set aside standards in Table 27-6403: Required Open Space Set-Asides, if they are
located and designed in accordance with the standards in this Section.

COMMENT: As the site plan depicts, a clubhouse is provided on site and is located within an

area of land exceeding 6,500 square feet in area, conforming to the active recreational area
minimum requirement.

27-6405. Areas Not Counted as Open Space Set-Asides
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The following areas shall not be counted as open space set-asides:

(b)Private yards not subject to an open space or conservation easement;

(c)Street rights-of-way or private access easements, including sidewalks located within those
rights-of-way or easements;

(d)Vehicular parking areas or lots (excluding the landscaped areas);
(e)Driveways for dwellings;

(f)Land covered by structures not designated for active recreational uses;
(g)Designated outdoor storage areas; and

(h)Stormwater management facilities and ponds, unless located and designed as a site amenity
(e.g., with low fencing, vegetative landscaping, gentle slopes, fountain or other visible
water-circulation device, and pedestrian access or seating).

27-6406. Design Standards for Open Space Set-Asides

Land used as an open space set-aside shall comply with the following design standards:

(2)Location

Open space shall be located so as to be readily accessible and useable by occupants and
users of the development. Where possible, a portion of the open space set-aside should
provide focal points for the development through prominent placement or easy visual
access from streets.

(3)Configuration

a.0pen space set-asides shall be contiguous or interconnected, to the maximum extent
practicable, unless a different configuration is needed to continue an existing trail or
accommodate preservation of natural, historical, and archeological resources.

b.If the development site is adjacent to existing or planned public trails, parks, or other
public open space area land, the open space set-aside shall, to the maximum extent
practicable, be located to adjoin, extend, and enlarge the trail, park, or other public
land (see Figure 27-6406(b).1: Example Open Space Set-Aside Configuration; Figure
27-6406(b).2: Example Open Space Set-Aside Configuration, Townhouse
Development; and Figure 27-6406(b).3: Example Open Space Set Aside
Configuration, Commercial Development).

(4)Orientation of Adjacent Buildings

To the maximum extent possible, buildings adjacent to the required open space set-asides
shall have at least one entrance facing the open space set-aside.
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COMMENT: Open space is provided throughout the development, but is primarily focused in
two areas. First, the community clubhouse provides a centrally located active recreational
area for use by the residents. Second, a specimen tree located in the southern part of the site
has been preserved within the Woodland Preservation Area. Proposed Buildings 2.1, 2.2, 3.1,
3.2 and 3.3 are oriented toward the clubhouse and have an entrance facing this amenity.
Building 1.1 faces an active open space area associated with the abutting development and
backs up to the area where the specimen tree is located. Building 1.2 faces an area of on-site
woodland preservation and the entrances face this open space area.

(5)Prioritization of Open Space Set-Aside

a.Except in the Transit-Oriented/Activity Center base and Planned Development (PD)
zones, and to the maximum extent practicable, open space set-asides shall be
located and organized to include, protect, and enhance as many of the following
open areas and features as possible, in the following general order of priority:
i.Natural features such as riparian areas, riparian buffers, shorelines, flood hazard
areas, floodplains, wetlands, steep slopes, and wildlife habitat and woodland
areas;

ii.Water features such as rivers, bays, lakes, creeks, canals, natural ponds, and
retention and detention ponds;

iii.Protected trees and other mature trees;
iv.Parks and trails (regardless of public or private ownership);
v.Lands with active agricultural uses and activities;

vi.Perimeter buffers or visual transitions between different types or intensities of
uses;

vii.Areas that accommodate multiple compatible open space set-aside uses rather
than a single use; and
viii.Historic and archeological features.
COMMENT: The open space set-aside areas are consistent with these priorities, as they

consist of natural features (retained woodlands), protected trees (Specimen Tree 4), and
park/active recreation areas in private ownership.

b.In the Transit-Oriented/Activity Center base and Planned Development (PD) zones, and
to the maximum extent practicable, open space set-asides shall be located and
organized to include, protect, or enhance the open areas and features identified in
Section 27-6406(d)(1) above, except that the establishment of squares, plazas,
forecourts, civic greens, and similar urban open space amenities shall have the
highest priority.
COMMENT: The RMF-20 Zone is not a Transit-Oriented/Activity Center base zone or PD zone,
therefore this provision does not apply to the proposed development.

(6)Open Space Set-Asides on Property in the Industrial, Heavy (IH) Zone
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Development consisting of multiple industrial uses on property in the IH Zone may
provide open space set-asides based upon the total development in-lieu of providing
individual open space set-asides for individual uses on individual lots. This provision
includes: (1) multiple industrial uses on a single property in the IH Zone, or (2) multiple
industrial uses on one or more adjoining properties under the same ownership (and which
are located not more than 1,000 feet away from each other) in the IH Zone. These
developments shall provide open space set-asides using the following method:

a.Applicant calculates the sum amount of open space set-aside required for each
individual industrial use or lot.

b.The total sum of open space set-aside required may be placed on any portion of the
area included in the calculation.

COMMENT: Not applicable.

27-6407. Development in Open Space Set-Asides

Development within open space set-asides shall be limited to that appropriate to the purposes
of the type(s) of open space set-asides. Where appropriate, such development may include, but
is not limited to, walking, jogging, and biking paths or trails; benches or other seating areas;
meeting areas; tables, shelters, grills, trash receptacles, and other picnic facilities; docks and
other facilities for fishing; environmental education guides and exhibits; historic interpretive
signage; gazebos and other decorative structures; fountains or other water features; play
structures for children; gardens or seasonal planting areas; pools; athletic fields and courts; and
associated clubhouses.

COMMENT: No development is proposed within the environmentally sensitive open space
areas. The clubhouse will be constructed within the active recreational area for the benefit of
the residents. In addition, a trail will be connected to the adjacent Penn Place | dog trail that
will provide .25 mile dog walking space (with access to dog waste stations and water
fountains)

27-6408. Ownership, Management, and Maintenance of Open Space Set-Asides

2. Open space set-asides required by this Ordinance or by Subtitle 24: Subdivision
Regulations, shall be managed and maintained in compliance with all applicable
provisions of Maryland law. To the extent not inconsistent with Maryland law, such open
space set-asides shall be managed and maintained as permanent open space through one
or more of the following options:

a. Conveyance of open space set-aside areas to a property owners’ or homeowners’
association that holds the land in common ownership;
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b.  Conveyance of open space set-aside areas to a third party beneficiary such as an
environmental, historical, or civic organization, a municipality, or M-NCPPC, that is
organized for, capable of, and willing to accept responsibility for managing and
maintaining the land;

Establishment of easements or covenants; or

d. If public stormwater management facilities are treated as site amenities, through
stormwater management easements.

3.  All options involving private ownership of open space set-aside areas shall include deed
restrictions, covenants, or other legal instruments that ensure continued use of the land
for its intended open space purposes, in perpetuity, and provide for the continued and
effective management, operation, and maintenance of the land and facilities.

4.  Responsibility for managing and maintaining open space set-asides rests with the owner
of the land of the open space set-asides. Failure to maintain open space set-asides in
accordance with this Section and the development approval or permit shall be a violation
of this Ordinance.

COMMENT: The Applicant acknowledges the requirement to maintain the open space set-
aside areas on the Subject Property.

Sec. 27-6700 Exterior Lighting

27-6703. Lighting Plan

To ensure compliance with the standards of this Section, a lighting plan demonstrating how
exterior lighting will comply with the standards of this Section shall be included as part of a
development application for a site plan or building permit, as appropriate.

COMMENT: A photometric plan is included in the DET set in conformance with this
requirement.

27-6704. Prohibited Lighting

The following exterior lighting is prohibited:

(i)Light fixtures that imitate an official highway or traffic control light or sign;

(j)Light fixtures that have a flashing or intermittent pattern of illumination, except signage with
an intermittent pattern of illumination allowed in accordance with Sec. 27-61500,
Signage.

(k)Privately-owned light fixtures located in the public right-of-way;

(Searchlights, except when used by Federal, State, or local authorities, or where they are used
to illuminate alleys, parking garages, and working (maintenance) areas, so long as they are
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shielded and aimed so that they do not result in lighting on any adjacent lot or public
right-of-way exceeding two foot-candles; and

(m)Light types of limited spectral emission, such as low-pressure sodium or mercury vapor
lights. Light sources shall be color-correct types such as Halogen, LED, or metal halide.

COMMENT: No prohibited lighting is proposed.

27-6705. Private Street Lighting

(7)All private street lights shall be located inside full cut-off fixtures mounted on non-corrosive
poles served by underground wiring.

(8)The light fixture and light color of private street lights in an individual subdivision or
development shall be consistent throughout the subdivision or development.

(9)Correlated color temperature (CCT) of street lights shall not exceed 3000K.

COMMENT: The photometric plan reflects conformance with this requirement. All light
fixtures are full cut-off fixtures.

27-6706. General Standards for Exterior Lighting

Development subject to this Section shall comply with the following standards:

5. Hours of lllumination

Public, civic, and institutional uses, commercial uses, mixed-uses, and industrial uses that
are adjacent to existing residential development shall extinguish all exterior lighting by
11:00 P.M. or within one hour of the closing of the establishment open latest, whichever
occurs last. Lighting necessary for outdoor recreational uses such as ball diamonds,
playing fields, tennis courts, and similar uses; lighting necessary for security as listed in
Subsections 27-6702(e) and 27-6702(j) and Section 27-6709; or lighting necessary for
emergency situations as listed in Subsection 27-6702(i), shall be exempt from this
requirement. For the purposes of this paragraph, lighting "necessary for security” shall be
construed to mean the amount of exterior lighting necessary to provide an average of 2.5
foot-candles of light, with a maximum of 3 foot-candles of light at any point, in the
following areas: possible points of entry or exit into a structure, illumination of exterior
walkways, or illumination of outdoor storage areas. Lighting activated by motion sensor
devices is strongly encouraged.

COMMENT: Not applicable. The proposed development is not a public, civic, institutional,
commercial, mixed-use, or industrial use.

6.  Shielding with Full Cut-off Fixtures
All exterior luminaries, including security lighting, shall be full cut-off fixtures that are directed
downward, consistent with Figure 27-6706(b).1: Full Cut-off Fixtures. In no case shall lighting be
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directed above a horizontal plane through the lighting fixture (see Section 27-6706(b).2:
Examples of Fully-Shielded Light Fixtures).

COMMENT: In conjunction with the DET, the applicant has provided a lighting/photometric
plan with details of all light fixtures. These plans meet this requirement.

7. Maximum lllumination Levels

a. Except for private street lighting (see Section 27-6705, Private Street Lighting), all
exterior lighting and indoor lighting visible from outside shall be designed and
located so that the maximum illumination measured in foot-candles at ground level
at a lot line shall not exceed the standards in Table 27-6706(c).1: Maximum
[llumination Levels. See Figure 27-6706(c).2: Maximum lllumination Levels.

Table 27-6706(c).1: Maximum lllumination Levels

Maximum lllumination Level at

Type of Use Abutting a Lot Line Lot Line (Foot-Candles)

Residential use or vacant land in the Rural and Agricultural base
zones and the Residential zones (except multifamily, townhouse, 0.5
and live/work uses, and all uses in the Group Living Use Category)

Multifamily, townhouse, and live/work uses, all uses in the Group
Living Use Category, all uses in the Public, Civic, and Institutional 1.0
Use Category, and residential uses in the IE, IH, and IE-PD zones.

Commercial or mixed uses, residential uses, or vacant land in the
Transit-Oriented/Activity Center base and PD zones, the MU-PD

zone, and the CN, CS, and CGO base zones (including parking 2.0
facilities)

Industrial uses and vacant land in the |E and IH base zones, and 30
the IE- PD zone (including parking facilities)

Parking facilities (when provided/built as stand-alone uses) 2.5
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Maximum lllumination Levels

Figure 27-6706(c).2:

b. All exterior light fixtures shall generate at least 80 lumens per watt of energy
consumed, as shown on the manufacturers specifications for the fixture.

COMMENT: In conjunction with the DET, the applicant has provided a lighting/photometric
plan with details of all light fixtures. These plans meet this requirement.

2.  Maximum Height

Except for athletic field lighting fixtures, which shall not exceed 95 feet in height, and
private street lighting (see Section 27-6705, Private Street Lighting), the height of exterior
light fixtures, whether mounted on poles, walls, or by other means, shall comply with the
standards in Table 27-6706(d): Maximum Height for Exterior Lighting.

Table 27-6706(d): Maximum Height for Exterior Lighting

Zone Maximum Height

Rural and Agricultural base zones 16 feet
Residential base zones and the R-PD Zone 16 feet
Transit-Oriented/Activity Center base and PD zones and 20 feet

the MU-PD Zone

Nonresidential base zones and the IE-PD Zone 30 feet
Within 100 feet of a Residential base zone and the R-PD

Zone 16 feet

COMMENT: In conjunction with the DET, the applicant has provided a lighting/photometric
plan with details of all light fixtures. These plans meet this requirement.
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27-6707. Lighting Design Standards for Specific Uses and Site Features

In addition to complying with all applicable standards in Section 27-6706, General Standards for
Exterior Lighting, the specific uses and site features identified in this Section shall comply with
the standards established for that type of use or site feature.

2.  Awnings

Awnings used for building accents over doors and windows shall not be internally
illuminated (i.e., from underneath or behind the awning) unless the awning material is
entirely opaque.

COMMENT: Not applicable.

3. Canopies

Lighting under a canopy shall be designed so as not to create glare off-site. Acceptable
methods to address this include one or both of the following:

a. Arecessed fixture incorporating a lens cover that is either recessed or flush with the
bottom surface (ceiling) of the canopy that provides full cutoff or fully-shielded light
distribution; or

b. A surface-mounted fixture incorporating a flat glass that provides a full cutoff or
fully-shielded light distribution.

COMMENT: Not applicable.
4.  Sports and Performance Venues

Lighting fixtures for outdoor sports areas, athletic fields, and performance areas shall be
equipped with a glare control package (e.g., louvers, shields, or similar devices) and aimed
so that their beams are directed and fall within the primary playing or performance area.

COMMENT: Not applicable.

5.  Wall Pack Lights

Wall packs on the exterior of the building shall be fully shielded (e.g., true cut-off type
bulb or light source not visible from off-site) to direct the light vertically downward and be
of low wattage (100 watts or lower).

COMMENT: In conjunction with the DET, the applicant has provided a lighting/photometric
plan with details of all light fixtures. These plans meet this requirement.

6. Pedestrian Lighting

Pedestrian light fixtures shall comply with the following:

a. Light fixtures for sidewalks, walkways, trails, and bicycle paths shall provide at least
1.2 foot candles of illumination, but not exceed 2.0 foot candles.
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b.  Pedestrian bollard lamps shall be mounted no higher than four feet above grade and
shall not exceed 900 lumens for any single lamp (see Figure 27-6707(e): Examples of
Pedestrian Bollard Lamps).
COMMENT: A photometric plan and fixture list have been provided and is in conformance
with this requirement.

Figure 27-6707(e): Examples of Pedestrian Bollard Lamps

7. Decorative Landscaping and Lighting

Outdoor light fixtures used for decorative effects shall comply with the following
standards.

a. Decorative lighting intended to enhance the appearance of a building and/or
landscaping shall cast all light downward (rather than upward) against the building
surface or onto a landscape feature, or shall be calibrated to illuminate features of
the building or landscaping such that light spill-over and skyglow are avoided.

b.  Decorative lighting shall not exceed 100 watts of incandescent illuminance or the
equivalent.

COMMENT: No landscape up-lights are proposed with this development. The sconce lights on
the buildings are all designed to illuminate downwards. The decorative lighting on site does
not exceed 100 watts.

27-6708. Measurement

86

DET-2024-020_Backup 88 of 231



Light-level measurements shall be made at the lot line of the land upon which light to be
measured is being generated. If measurement on private property is not possible or practical,
light level measurements may be made at the boundary of the public street right-of-way that
adjoins the land. Measurements shall be made at finished grade (ground level), with the light-
registering portion of the meter held parallel to the ground pointing up. The meter shall have
cosine and color correction and have an accuracy tolerance of no greater than plus or minus
five percent. Upon installation, the applicant shall demonstrate compliance with this Section by
submitting measurements taken with a light meter to the Planning Director. The light meter
shall have been calibrated within the prior two years.

COMMENT: The photometric plan is in conformance with this requirement.
27-6709. Security Exemption Plan

(k) A landowner may submit a security plan to the Planning Director, or where delegated
pursuant to Section 27-3308(b), the municipality in which the development application is
located proposing exterior lighting that deviates from the standards in this Section. The
Planning Director or municipality shall approve or approve with conditions the security
plan and its proposed deviation from the standards, upon finding that the applicant
demonstrates:

(1) The proposed deviation from the standards is necessary for the adequate protection
of the subject land, development, or the public;

(2) The condition, location, or use of the land, or the history of activity in the area,
indicates the land or any materials stored or used on it are in significantly greater
danger of theft or damage, or members of the public are at greater risk for harm
than on surrounding land without the additional lighting; and

(3) The proposed deviation from the standards is the minimum necessary, and will not
have a significant adverse effect on neighboring lands.

() If the Planning Director or municipality finds the applicant fails to demonstrate
compliance with Subsections 27-6709(a)(1) through 27-6709(a)(3) above, the security
plan shall be disapproved.

COMMENT: Not applicable.

Sec. 27-6900 Multifamily, Townhouse, and Three-Family Form and
Design Standards

27-6903. Multifamily, Townhouse, and Three-Family Form and Design Standards

Development subject to this Section shall comply with the following standards.
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(17)Site Access

New multifamily, townhouse, or three-family development with 20 or more dwelling units
shall have:

a.At least one secondary point of vehicular access to or from the site to ensure emergency
vehicle access, if feasible.

b.No primary vehicular access along a local street serving existing single-family detached
dwellings—provided, however, that secondary vehicle access for emergency
vehicles may be provided along such a local street if other points of access are not
available.

COMMENT: As discussed above, a single driveway is provided on Penn Crossing Drive aligned
with a driveway across the street accessing a townhouse development parking lot. Two
points of access are not feasible due to the topography of the site in relation to the road.

(18)Location of Off-Street Parking

a.For multifamily dwellings only, no more than 50 percent of off-street surface parking
may be located between a building and the street it faces unless the parking bays
are screened from view from the street by another building. Interior structures
within a multi-building development served by a central, private driveway are
exempted from this requirement. (see Figure 27-6903(b): Multifamily, Townhouse,
or Three-Family Parking Location).

COMMENT: Only one building faces the street and no parking is provided between the
building and the street. The remaining units are oriented internal to the site and the parking
is located to be convenient to the units served by the parking.
b.For all multifamily, townhouse, and three-family buildings:
i.Guest and overflow parking within a development subject to these standards shall
be located to the side or rear of the building containing the units, to the
maximum extent practicable.
ii.Off-street surface parking located beside a building shall not occupy more than 35
percent of the parcel’s street frontage. Associated driving areas shall be
included as part of such off-street surface parking.
COMMENT: This standard is met. All guest and overflow parking are incorporated into the
parking areas around the site and area easily accessed. The off-street surface parking is not
located along the parcel’s street frontage but are located convenient to the buildings served
internal to the site.

(19)Building Orientation and Configuration
a.Single-Building Development

The primary entrance of a multifamily, townhouse, or three-family single-building
development shall face the street or a common open space such as a mews.
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b.Multi-Building Development

Multifamily, townhouse, and three-family developments with more than one
building shall be configured so that primary building entrances are oriented towards
external streets, internal streets, or open space areas (like mews or courtyards).
Buildings may be oriented towards off-street parking lots only in cases where no
other practical alternative exists. (see Figure 27-6903(c)(2): Multi-Building
Orientation)

Figure 27-6903(c)(2): Multi-Building Orientation

COMMENT: The project consists of seven multifamily buildings and a community area. There
are multiple configurations. Building 1.1 faces an open space and recreational amenity area
on the abutting property that will be shared with this development. Buildings 2.1, 2.2, 3.1,
3.2, and 4.2 are oriented to face the clubhouse/active recreational area. Building 1.2 is
oriented to face Penn Crossing Drive, an external street. The proposed building orientation
and configuration conforms to this standard.

(20)Maximum Building Length

a.The maximum length of any multifamily, townhouse, or three-family building shall be
150 linear feet in the RSF-A and RMF-12 zones; and 250 linear feet in the RMF-20,
RMF-48, and CGO zones, regardless of the number of units.

COMMENT: The widest buildings proposed are Buildings 2.1 and 2.2, which are 93 feet wide.
This complies with the maximum building length standard in the RMF-20 Zone.

(21)Building Fagades

For all multifamily, townhouse, and three-family buildings, except as noted in Section 27-
6903(e)(3) below:

a.Facades of all buildings subject to these standards that face a street shall incorporate
wall offsets, in the form of projections or recesses in the facade plane, spaced no
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more than 50 feet apart (see Figure 27-6903(e)(1): Changes in Building Facade),
unless the applicant provides a design of similar or superior quality.

Figure 27-6903(e)(1): Changes in Building Fagade

a.Wall offsets shall have a minimum depth of two feet.

b.In addition to wall offsets, street-facing facades of multifamily, townhouse, and three-
family buildings shall provide a minimum of three of the following design features
for each residential building fronting onto a public street (see Figure 27-6903(e)(3):
Examples of Front Facades):

i.One or more dormer windows or cupolas;

ii.A recessed entrance;

iii.A covered porch;

iv.Pillars, posts, or columns next to the doorway;

v.One or more bay windows projecting at least twelve inches from the facade plane;
vi.Eaves projecting at least six inches from the facade plane;

vii.Raised corniced parapets over the entrance door;

viii.Multiple windows with a minimum four-inch-wide trim;

ix.Integrated planters that incorporate landscaped areas or places for sitting; or
x.Roof form and line changes consistent with the wall offsets.
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Figure 27-6903(e)(3): Examples of Front Facades

COMMENT: On the project, the following facades face a public street: the Left Side facade of

Building 2.2, and the Front facade of Building 1.2. All other building facades are facing an

internal private street or green space. The fenestration percentages for the ground floor of

the street-facing facades are listed below, with all surpassing the minimum 15% requirement:
i. North facade of Amenity Building: 28%

ii. Left Side facade of Building 2.2: 25%
iii. Front facade of Building 1.2: 42%

The front fagade of Building 1.2 faces the road, and can be seen on the image below:

The side fagade of Building 2.2 can be seen below:
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The front facade of Building 1.2 incorporates wall offsets of at least 2' spaced, on
average, 12 feet apart. The right-sided facade of Building 2.2 does not incorporate wall
offsets but does provide a superior quality design by providing a 16.5' wide, 6' deep stacked
porch. This design choice is to ensure that Building 2.2 is architecturally consistent with the
rest of the development. The front facades of all other buildings, which face private internal
streets, incorporate wall offsets of at least 2' in depth spaced no more than 50' apart.

The public street facing facade of Building 1.2 provides: a recessed entrance, bay
windows projecting at least 12" from the facade plane, and multiple windows with minimum
4" wide trim (where appropriate, depending on wall material). The public street facing facade
of Building 2.2 provides: a covered porch, multiple windows with minimum 4" wide trim
(where appropriate, depending on wall material), and an integrated planter that incorporates
landscaped areas.

8. Roofs

For all multifamily dwellings:

a. Sloped roofs on buildings over 100 feet in length shall include two or more different
sloping roof planes, each with a minimum pitch between 3:12 and 12:12.

COMMENT: This standard does not apply as the proposed buildings have flat roofs.
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b.  Flat roofs shall be concealed by parapets that extend at least three feet above the
roof level and have three-dimensional cornice treatments that project at least eight
inches outward from the parapet facade plane.

COMMENT: Three-foot parapets are provided above the roof level.

c.  Alternative roof forms or pitches may be allowed for small roof sections over
porches, entryways, or similar features.

COMMENT: This standard does not apply.

d. All roof-based mechanical equipment, as well as vents, pipes, antennas, satellite
dishes, and other roof penetrations (except chimneys), shall be located on the rear
elevations or otherwise be configured and screened (if necessary) to have a minimal
visual impact as seen from the street.

COMMENT: All roof-based mechanical equipment will be screened from the street.

9. Building Facade Fenestration/Transparency
At least 15 percent of the street-facing facade area of the ground-level floor of any
multifamily, townhouse, or three-family building (as measured from the grade to the

underside of the eave, top of the parapet, or the story line denoting the second floor)
shall be occupied by windows or doorways.

COMMENT: The proposed multifamily buildings provide approximately more than 15%
glazing on the ground-level street facing facades in conformance with this standard.

10. Materials

For all multifamily, townhouse, and three-family buildings:

a.  Primary facade materials shall not change at outside corners, but extend along any
side facade that is visible from a street. In all instances the extension shall be a
minimum of 20 feet, with the exception that materials may change where side or
rear wings meet the main body of the structure.

b.  Material changes shall occur along a horizontal line or where two forms meet. It is
acceptable, however, that change of materials occur as accents around windows,
doors, cornices, at corners, or as a repetitive pattern. See Figure 27-6903(h):
Example of Building Facade, Roof, Fenestration/Transparency, and Materials
Requirements for Multifamily Building.

c.  Townhouse development shall conform with the building material requirements set
forth in Section 27-61203(d), Building Materials, of this Subtitle.

COMMENT: Material changes comply with Subsections (1) and (2) above. No townhouse
units are proposed.

11. Garage Standards

For all multifamily, townhouse, and three-family buildings:
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a. Detached garages or carports shall be located to the side or rear of the building(s)
containing the dwellings. A parking structure is exempt from this requirement. (see
Figure 27-6903(i): Garage Placement.)

C. Freestanding garages or carports visible from public streets outside the
development shall be oriented perpendicular to the street, or the facade facing the
street shall be configured to comply with the required wall offsets and fagade design
features in Section 27-6903(e), Building Facades.

d. The exterior materials, design features, and roof forms detached garages or carports
should generally be compatible with the building(s) they serve.
COMMENT: Not applicable. No detached garages or carports are proposed.
3.  Outdoor Activity Areas

For all multifamily, townhouse, and three-family buildings, ground-level outdoor activity
areas, porches, decks, vending areas, and other similar site attributes shall be screened
from adjacent single-family dwellings with a perimeter buffer in accordance with Section
4.7, Buffering Incompatible Uses, of the Landscape Manual.

COMMENT: There are no single-family dwellings adjacent to the subject property. All 4.7
buffer requirements are met.

Sec. 27-61200 Neighborhood Compatibility Standards

27-61202. Applicability

(22)General

a.Unless exempted as provided in Section 27-61202(b), Exemptions, below, these
standards apply to:

i.Any new townhouse, multifamily, nonresidential, or mixed-use development when
located on land adjacent to, or across a street or alley from, existing single-
family detached dwellings, two-family dwellings, or vacant lands in the RE, RR,
RSF-95, and RSF-65 zones (single-family residential zones);

ii.Any new multifamily, nonresidential, or mixed-use development when located on
land adjacent to, or across a street or alley from, existing townhouse
dwellings;

iii.Any expansion of an existing townhouse, multifamily, nonresidential, or mixed-
use building located on land abutting or across a street or alley from existing
single-family detached dwellings, two-family dwellings, or vacant lands in a
single-family residential zone, where the expansion increases the building’s
gross floor area by 50 percent or more; and

iv.Any expansion of an existing multifamily, nonresidential, or mixed-use building
located on land abutting or across a street or alley from existing townhouse
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dwellings where the expansion increases the building’s gross floor area by 50
percent or more.

b.For the purposes of this Section:
i."Multifamily development" shall include the following:
1.Live/work dwellings; and
2.Multifamily dwellings.
xi."Nonresidential development" shall include the following:
1. Uses in the Group Living Uses, Health Care Uses, Transportation Uses,
and Utility Uses Principal Use Categories; and

2. Uses in the Commercial Use and Industrial Use Principal Use
Classifications.

(23)Exemptions
In addition to the exemptions specified in Section 27-6103, General Exemptions, the

following are exempt from these standards unless the applicable Area Master Plan or
Sector Plan addresses compatibility differently:

a.Townhouse, multifamily, nonresidential, and mixed-use development located on lots
separated from single-family detached dwellings, two-family dwellings, townhouses,
or vacant lands in a single-family residential zone by a built and existing street with a
median with four or more lanes;

b.Townhouse, multifamily, nonresidential, and mixed-use development abutting vacant
lands in a single-family residential zone that consists of publicly owned land,
preserved open space, existing protective easements, or environmental features,
that prevent any residential use of said vacant lands; or an outlot as defined by
Section 24-2300, Definitions, of the Subdivision Regulations;

c.Uses in the Communication Uses and Educational Uses Principal Use Categories; and

d.Development within any Transit-Oriented/Activity Center base or PD zone if the existing
single-family detached dwellings, two-family dwellings, or townhouse dwellings are
also located in a Transit-Oriented/Activity Center base or PD zone.

(24)Conflict

In the case of conflict between these neighborhood compatibility standards and other
standards in this Ordinance, these neighborhood compatibility standards shall control.

COMMENT: The proposed development is across the street from existing townhouses.
Therefore, the Neighborhood Compatibility Standards are applicable.

27-61203. Neighborhood Compatibility Standards

Development subject to this Section shall comply with the following standards:
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2.  Building Height and Setbacks
a. Setbacks of buildings shall be consistent with other buildings on the block face to
maintain a consistent plane or edge of buildings along public frontages. Instead of
the required setback or build-to line of the zone, setbacks of buildings shall vary no
more than 15 percent from the setbacks of adjacent buildings.
COMMENT: There is currently no development on the south side of Penn Crossing Drive.
Thus, there are no adjacent buildings. Thus, this standard is not applicable to the proposed
development. However, subject to site constraints caused by parcel configuration and the
entrance location, the buildings are being located consistent with Penn Place 1 to the west,
also being developed by a related applicant.
b. Building height shall not exceed the maximum height established in Table 27-
61203(a)(2): Maximum Height in Transitional Areas.
Table 27-61203(a)(2): Maximum Height in Transitional Areas

Lesser of: 3 stories or

50 feet or less

35 feet
Lesser of: 6 stories or
65 feet Lesser of: 3 stories
Greater than 50 feet but less or 35 feet
than 150 feet Lesser of: 7 stories or

80 feet

No requirement
Lesser of: 4 stories

150 to 200 feet or 45 feet
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Table 27-61203(a)(2): Maximum Height in Transitional Areas

NOTES:
4. The distance from an existing single-family dwelling, two-family dwelling, townhouse, or vacant
land in a single-family zone is to be measured from the closest portion of the dwelling (in the

case of single-family and two-family dwellings and townhouses) or from the minimum front yard
setback line (in the case of vacant land).

COMMENT: The existing townhouses across Penn Crossing Drive are greater than 150 feet
from the proposed multifamily dwellings. Therefore, the maximum height is 4 stories or 45
feet in height. The proposed multifamily buildings are 3 stories in height. As reflected on the
architectural plans, the roof elevation is 32’6”, with a three foot parapet above the roof level
as required by Section 27-6903 to conceal the flat roof.

(1) Buildings over three stories in height shall be broken up into modules or wings with
the smaller and shorter portions of the structure located adjacent to single-family
dwellings, two-family dwellings, townhouses, or vacant lands in a single-family
residential zone (see Figure 27-61203(a)(3): Building Height Modulation).
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Figure 27-61203(a)(3): Building Height Modulation

COMMENT: The buildings do not exceed three stories in height. This standard is not
applicable.

(n) Building Orientation

Except for when a mews or open space is located in front of the building, buildings shall
be oriented towards the street from which they derive their street address.

COMMENT: The buildings are either oriented toward Penn Crossing Drive or are oriented
toward open space/community building in compliance with this requirement.

(o) Building Design
b.  Buildings shall (see Figure 27-61203(c): Compatible Building Design):
vi. Use a similar roof type to adjacent single-family detached dwellings, two-

family dwellings, or townhouse dwellings in terms of slope and arrangement
to prevent abrupt changes in roof form;

vii. Configure all roof-mounted equipment to avoid or minimize its view from
adjacent single-family detached dwellings, two-family dwellings, townhouses,
or vacant lands in a single-family residential zone;

viii. Use exterior colors, where possible, that are similar to those found on
adjacent single-family detached dwellings two-family dwellings, or townhouse
dwellings;

iX. Use similarly sized and patterned architectural features such as windows,
doors, awnings, arcades, pilasters, cornices, wall offsets, building materials,
and other building articulations found on adjacent single-family detached,
two-family dwellings, and townhouse dwellings; and
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X. Orient porches, balconies, and outdoor activity areas away from adjacent
single-family detached dwellings, two-family dwellings, townhouses, or vacant
lands in a single-family residential zone.

COMMENT: The proposed multifamily buildings have a flat roof. The townhouses across
Penn Crossing Drive have pitched roofs, but are located more than 100 feet away. Therefore,
there is no requirement for the roof pitch to match the existing townhouses. There is no roof
mounted equipment to screen from the adjacent townhouses. The proposed exterior colors
will be similar to those on adjacent townhouses. The existing townhouses are a mixture of
tan, grey and white vinyl siding with some red brick. The proposed development includes
white and grey cementitious siding along with red and blonde brick.

c. Retail commercial building fagades over 90 feet in length that face single-family
detached dwellings, two-family dwellings, townhouses, or vacant lands in a single-
family residential zone shall be designed to appear as a series of discrete
storefronts, with no single storefront occupying more than 50 percent of the total
facade width of the building.

COMMENT: This standard is not applicable to the proposed development.

Figure 27-61203(c): Compatible Building Design

(p) Building Materials
a. Transparency

Building facades facing single-family detached dwellings, two-family dwellings,
townhouses, or vacant lands in a single-family residential zone, shall comply with
the standards in Table 27-61203(d)(1), Transparency Standards:

99

DET-2024-020_Backup 101 of 231



Table 27-61203(d)(1): Transparency Standards

Building Story

Minimum Facade Area
Percentage to be
Transparent for
Townhouses (Percent of

Minimum Fagade Area
Percentage to be
Transparent for All
Other Buildings

(Percent of Fagade)
Facade) (1),(2),(3),(4) (1),(2),(3)
15 Floor (2) 15 (3) 35 (3)
2" Floor 20 20
3" or Higher Floor 20 20

NOTES:
2. The facade area shall be measured from the grade to the underside of the eaves, or from story
line to story line on upper building stories.

3. Facades abutting sidewalks, plazas, gathering areas, or other pedestrian areas shall incorporate
transparent glazing.

4. The first two feet of facade area closest to the grade are not required to be glazed and shall be
excluded from the facade area calculation.

5. For the purposes of this standard, entry doors (regardless of transparency) and garage door
windows may be counted toward the required minimum.

COMMENT: This standard would only be applicable to the Left Side facade of Building 2.2
and the Front fagade of Building 1.2. The transparency percentage of each of these facades is
reflected on the architectural plans and conforms with these requirements.

a. Exterior Materials

Except along US 1 between the northern corporate boundaries of the City of College
Park and the County's boundary with the District of Columbia and along 34th Street
between Sheperd Street and Otis Street, facades facing single-family detached
dwellings, two-family dwellings, townhouses, or vacant lands in a single-family
residential zone shall comply with the following exterior materials standards:

V. Materials and material configurations shall be similar to those commonly used
on adjacent single-family detached dwellings and two-family dwellings.

vi. Plywood, standard (versus decorative) concrete block, and corrugated metal
are prohibited as exterior materials.

vii. Vinyl siding shall not exceed 25 percent of a building facade of any building
located within 200 feet of single-family detached dwellings, two-family
dwellings, townhouses, or vacant land within a single-family residential zone.
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COMMENT: As noted above, the townhomes across Penn Crossing Drive are predominantly
clad in vinyl siding, which is not permitted by the above standard. The proposed multifamily
buildings exhibit a mix of hardiplank lap siding and brick, which conforms to the exterior
materials standards above.

5.  Multi-Building Placement

Except along US 1 between the northern corporate boundaries of the City of College Park
and the County's boundary with the District of Columbia and along 34th Street between
Sheperd Street and Otis Street, multi-building development that includes varying use
and/or development intensities in different buildings should locate buildings with the
least intense use and/or development nearest to the abutting single-family detached
dwellings, two-family dwellings, townhouses, or vacant lands in a single-family residential
zone, to the maximum extent practicable.

COMMENT: This standard is not applicable as the proposed multi-building development does
not include varying uses or development intensities.

6. Off-Street Parking

b.  Except along US 1 between the northern corporate boundaries of the City of College
Park and the County's boundary with the District of Columbia and along 34th Street
between Sheperd Street and Otis Street, for development that is within 200 feet of
single-family detached dwellings, two-family dwellings, townhouses, or vacant land
within a single-family residential zone, the total amount of off-street parking shall
not exceed 1.5 times the required minimum specified in Table 27-6305(a): Minimum
Number of Off-Street Parking Spaces, and may be reduced through an alternative
parking plan (see Section 27-6307, Off-Street Parking Alternatives) that
demonstrates such reduction will not have an adverse impact on the adjacent
single-family detached dwellings, two-family dwellings, townhouses, or vacant lands
in a single-family residential zone.

COMMENT: As depicted on the DET, a total of 84 parking spaces are required and 90 parking
spaces are provided, which exceeds the required minimum number of parking spaces by 1.06
times, in conformance with this requirement.

c.  When required, off-street parking shall be established in one or more of the
following locations, listed in order of priority:

(G)  Within a structured parking facility;

(H) Adjacent to off-street parking lots serving nonresidential development on
abutting lots;

)] Adjacent to lot lines abutting nonresidential development;
(J) Adjacent to lot lines abutting mixed-use development;
(K)  Behind the building;

(L)  Within a lot’s corner side yard;
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(M) In front of the building; or

(N)  When all of the above options are infeasible, adjacent to lot lines abutting
single-family detached dwellings, two-family dwellings, townhouses, or vacant
lands in a single-family residential zone.

COMMENT: Parking is provided convenient to the buildings the parking serves. Some parking
is provided in front of buildings and some is provided behind buildings. The parking is not
located between the proposed buildings and the street, conforming to this standard.

d.  Off-street surface parking areas located adjacent to single-family detached
dwellings, two-family dwellings, townhouses, or vacant lands in a single-family
residential zone shall be treated in accordance with Section 4.3, Parking Lot
Requirements, of the Landscape Manual.

COMMENT: The parking spaces are in conformance with Section 4.3 of the Landscape Manual
as reflected on the Landscape Plans.

e. The fagade of any parking structure facing adjacent single-family detached
dwellings, two-family dwellings, townhouses, or vacant lands in a single-family
residential zone, shall be designed in accordance with the exterior materials
standards of this Section and be landscaped to soften its visual impact.

COMMENT: Not applicable.
7.  Other Site Features
(4) Loading, Service, Recycling Collection, and Refuse Collection Areas

Loading, service, recycling collection, and refuse collection areas shall be located at
least 50 feet from residential development and:

(F) Located behind or to the sides of buildings away from adjacent single-family
detached dwellings, two-family dwellings, townhouses, or vacant lands in a
single-family zone, and screened with walls and/or landscaping, and provided
with access that is integrated with parking areas and the vehicular circulation
network;

(G) Screened from view of single-family detached dwellings, two-family dwellings,
townhouses, and vacant lands in a single-family residential zone, using
materials that are the same as, or of equal quality to, the materials used for
the principal building; or

(H) Incorporated into the overall design of the site so that the visual impacts of
these functions are fully contained within an enclosure, or are otherwise out
of view from adjacent single-family detached dwellings, two-family dwellings,
townhouses, or vacant lands in a single-family residential zone.

COMMENT: Not applicable. No loading or service areas are provided.
(5) Drive-Through Service Facilities
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ii. In no instance shall a drive-through or pick-up window be located on a
building facade that faces a single-family detached dwelling, two-family
dwelling, townhouse, or vacant lands in a single-family residential zone.

iii. Order boxes associated with a drive-through or pick-up window shall be at
least 200 feet from a lot containing a single-family detached dwelling, two-
family dwelling, townhouse, or vacant lands in a single-family residential zone.

COMMENT: Not applicable. No drive-through service facilities are provided.
(6) Exterior Lighting
i Exterior lighting fixtures shall have a maximum height of 14 feet and
illumination that does not exceed 0.5 foot candle at the lot line if located

within 100 feet of a lot containing a single-family detached dwelling, two-
family dwelling, townhouse, or vacant lands in a single-family residential zone.

ii. Exterior lighting fixtures shall have a maximum height of 18 feet if between
100 and 150 feet of such lot or lands (and illumination that does not exceed
0.5 foot candle at the lot line).

iii. Exterior lighting shall be extinguished by 10:00 p.m. or within one hour after
closing, whichever occurs first.

COMMENT: The photometric plan shows that the lighting on site does not exceed the
lighting standards at the property line.

(7) Signage Standards
i To the maximum extent practicable, signage shall be located a minimum of 50

feet from lot lines shared with a single-family detached dwelling, two-family
dwelling, townhouse, or vacant lands in a single-family residential zone.

ii. Signage within 50 feet of a lot line shared with a single-family detached
dwelling, two-family dwelling, townhouse, or vacant lands in a single-family
residential zone, shall be limited to directional signage.

iii. Within 100 feet of lot lines shared with a single-family detached dwelling,
two-family dwelling, townhouse, or vacant lands in a single-family residential
zone, the maximum sign area for signs shall be reduced by 25 percent.

iv. Projecting signs are prohibited if the sign is located across the street from or
within 200 feet of a development with single-family detached dwellings, two-
family dwellings, townhouses dwellings, or vacant lands in a single-family
residential zone.

COMMENT: No signage is proposed within 50 feet of lot line shared with a single-family
detached dwelling.
(8) Open Space Set-Asides
(B) Required open space set-asides shall be located between a proposed
development and an adjacent single-family detached dwelling, two-family

dwelling, townhouse, or vacant lands in a single-family residential zone, to the
maximum extent practicable.
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(C) Outdoor recreation features such as swimming pools, tennis courts,
playgrounds, and similar features shall be at least 50 feet from any lot line
shared with a single-family detached dwelling, two-family dwelling,
townhouse, or vacant lands in a single-family residential zone.

COMMENT: The proposed development does not share any lot line with a single-family
detached dwelling, two-family dwelling, townhouse, or vacant lands in a single-family
residential zone. Open space areas surround the proposed buildings.

(9) Natural Features

Natural features such as existing vegetation, natural differences in topography,
streams, wetlands, and other such features shall be used as transitions where
possible.

COMMENT: The Applicant has retained Specimen Tree ST-4 as required by the preliminary
plan of subdivision , which buffers the abutting shopping center. The property abuts non-
conforming uses along its eastern boundary, but these are buffered by the proposed
submerged gravel wetland facility, which serves as a transition.

8.  Operational Standards

Except along US 1 between the northern corporate boundaries of the City of College Park
and the County's boundary with the District of Columbia and along 34th Street between
Sheperd Street and Otis Street, development within 200 feet of any single-family
detached dwelling, two-family dwelling, townhouse, or vacant lands in a single-family
residential zone shall:

(3) Prohibit outdoor dining or other outdoor activities such as, but not limited to,
outdoor entertainment areas where alcohol is served or music is played, and
outdoor recreation areas that are open after 8:00 p.m. in the evening;

(4) Limit trash collection or other service functions to only between the hours of 7:00
a.m. and 7:00 p.m.; and

(5) Extinguish amplified music, singing, or other forms of noise audible at shared lot
lines after 10:00 p.m. Sunday through Thursday nights, and after 12:00 a.m. Friday
and Saturday nights.

(6) These standards shall not apply to new development locating within 200 feet of any
nonconforming dwellings.

COMMENT: Not applicable. The proposed development is exclusively residential.

Sec. 27-61500 Signage

27-61503. Prohibited Signs
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The following signs are prohibited in any zone:

(n)Signs located in any manner or place so as to constitute a hazard to traffic;
(o)Signs that obstruct the view of traffic control devices;

(p)Any moving signs or devices that attract attention, all or any part of which moves by any
means, including floating, fluttering, flashing, flashing with intermittent lights, rotating, or
otherwise moving devices, set in motion by movement of the atmosphere or by
mechanical, electrical, or any other means including, but not limited to, pennants, flags,
propellers, balloons, or discs, whether or not any device has a written message;

(g)Signs emitting sound and/or smoke to attract attention;

(r)Signs which are not clean, legible, or in a state of good repair;

(s)Signs or sign structures that are no longer in use, effaced, or otherwise obsolete;
(t)Signs which are illegal under State or Federal laws or regulations;

(u)Any permanent illuminated tubing or strings of lights outlining property lines, open sales
areas, rooflines, doors, windows, edges of any building, and fencing;

(v)Signs that obstruct or substantially interfere with any door, fire escape, stairway, ladder, or
opening intended to provide light, air, ingress, or egress for any building;
(w)Signs that are copies or imitations of an official sign or purports to have official status;

(x)Signs advertising a business no longer on the premises, or advertising products no longer
stocked or sold on the premises; such signs shall be removed within 30 days of the date
the business or sale of the products ceases;

(y)Except in accordance with Subsection 27-61502(c)(10) above, portable signs, including any
sign painted on or displayed on vehicles or trailers placed or parked in such a manner as
to be used primarily for the purpose of advertising a business, but not including signs
painted or displayed on vehicles and used solely to identify the owner, business, agency,
or activity for which the vehicle is regularly used for transportation, service, or delivery
purposes;

(z)Signs projecting from a structure housing a gasoline pump, service appliance, or vending
machine;

(aa)Outdoor advertising signs (billboards), except digital billboards and certified nonconforming
outdoor advertising signs;

(bb)Signs that revolve; and
(cc)Signs having a revolving device that causes intermittent flashes of light to be projected.
COMMENT: No prohibited signage is proposed.

27-61504. General Standards

(10)Hllumination
a.Static lllumination
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Static illumination of signs is allowed in all zones except the Rural and Agricultural
base zones, for all sign types except canopy signs, provided any external light source
shall be directed toward the sign and shall not cast direct light or create glare upon
adjacent lands or streets.

COMMENT: The proposed signage satisfies this requirement.

b.Animated lllumination

i.Animated sign illumination is prohibited, except in accordance with Subsection 27-
61504(a)(2)(B) below.

ii.Signs on which the only copy that changes is the electronic indication of time,
temperature, stock market, or similar information are permitted in all zones
except the Rural and Agricultural and Residential base zones and the R-PD
Zone. Changes in copy shall be spaced at least eight seconds apart and shall
be accomplished without the use of animation, movement, or scrolling.

COMMENT: No animated illumination is proposed.
(11)Materials

Permanent signs shall not be made of plywood, corrugated plastic sheets, cardboard,
paper, cloth, vinyl banners, or other similar materials.

COMMENT: Permanent signs will meet this requirement.
(12)Digital Display
Digital displays shall comply with the standards in this Subsection.

a.Location and Sign Type

i.In the Rural and Agricultural and Residential base zones and the R-PD Zone, digital
displays shall be permitted only on freestanding signs for uses in the
Community Service Uses and Educational Uses Principal Use Categories.

ii.In the Transit-Oriented/Activity Center base and PD zones, digital displays shall be
permitted only on building wall or roof signs.

iii.In all other base and PD zones, digital displays shall be permitted only on building
wall or roof signs or freestanding signs.

b.Standards

i.A digital display shall contain static messages only, and shall not have animation,
movement, or the appearance or optical illusion of movement, of any part of
the sign or its supporting structure. Each static message shall not include
flashing or the varying of light intensity.

ii.Automatic changes in display are permitted for digital displays, provided such
changes shall be:

1. Spaced at least 8 seconds apart;
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2. Accomplished in 0.25 seconds or less; and
3. Accomplished without the use of animation, movement, or scrolling.

(E)  Except when part of a digital billboard (see Subsection 27-61506(g)), the
luminance of a digital display during daylight hours shall be no greater than
1500 nits. At all other times, luminance shall be no greater than 150 nits.
Automatic dimming is required to maintain the appropriate illumination levels
at all times.

COMMENT: Not applicable. The applicant is not proposing to provide any digital displays on

its sign(s).

(13)Signs Within Proposed Right-of-Way

a.Sign permits may be issued for signs on land located within the right-of-way, property,

or acquisition lines of a proposed street, rapid transit route, or rapid transit facility,
or proposed relocation or widening of an existing street, rapid transit route, or rapid
transit facility as shown on the General Plan or other County plans (e.g., Area Master
Plans, Sector Plans, or Functional Master Plans) only if such signs are placed on:

i.Land which:
1. Was in reservation but is now not in reservation; and
2. Has not been acquired and is not being acquired; or

(D) Land which was subdivided after the adoption of the General Plan or other
County plans (e.g., Area Master Plans, Sector Plans, or Functional Master
Plans), but was not reserved or required to be dedicated for a street or rapid
transit route or facility shown on the General Plan or other County plan.

COMMENT: Not applicable. No signage is proposed within the right-of-way.

27-61505. Standards for Specific Sign Types

COMMENT: The proposed project is a multifamily development and is therefore entitled to
a special purpose sign in accordance with Section 27-61506. All other signage proposed is
either address signage or wayfinding signage directing visitors to the various buildings.

27-61506. Standards for Special Purpose Signs

(q) Permanent Real Estate Identification Sign

d. Permanent signs identifying multifamily development are allowed if they comply
with the following standards:

Xi. Location: on the building or premises.

Xii. Number: one for the first 100 dwelling units, plus one for each additional 100
dwelling units, up to a maximum of four signs.

107

DET-2024-020_Backup 109 of 231



xiii. Area (maximum): 48 square feet for each sign, except if fewer sign(s) are
erected than allowed, the square footage of the sign(s) not erected can be
applied to the signs erected. (For example, if three signs are allowed but only
one identification sign is used, that sign may be 144 square feet in area).

e. Permanent signs identifying a business or professional office are allowed, if they
comply with the following standards:
i Location: on the building adjacent to the main entrance.
ii. Number (maximum): one for each business.
iii. Area (maximum): Three square feet.

COMMENT: The proposed development contains fewer than 100 dwelling units and
therefore is entitled to one sign. The Applicant proposes one free-standing monument sign
4.7 feet tall which will be located at the entrance to the development on Penn Crossing Drive.
The sign is forty square feet in area, which conforms to the signage standard.

(r) Residential Gateway Sign

A monument sign that serves as a permanent gateway sign identifying a residential
subdivision is allowed, if it complies with the following standards:

a. Location: at the entrance to the single-family residential subdivision, set back from
the road to maintain unobstructed lines of vision for 500 feet in all directions of

travel.

b.  Number (maximum): one for each single-family residential subdivision.

c.  Area(maximum): 12 square feet.

d. Height (maximum): six feet above established grade.

e. Materials: low maintenance, durable, and in keeping with the character of the
subdivision; plastic signs with internal illumination are prohibited; any illumination
shall be of an enclosed lamp design, non-flashing, and contain no red illumination.
Reflector-type signs may be used.

f. Landscaping: non-invasive landscaping which is attractive year-round shall be

provided at the base of the gateway sign.

g.  Maintenance: responsibility of a Homeowners' Association or other entity or person
designated in a maintenance agreement signed with the Department of Permitting,
Inspections, and Enforcement.

COMMENT: Not applicable. The proposed project is not a single family residential
subdivision.

(s) Gateway Sign for Businesses or Professional Offices

A monument sign that serves as a permanent gateway sign identifying a businesses or
professional office is allowed, if it complies with the following standards:

b. Location: at the entrance to the site, setback from the road a sufficient distance to
maintain unobstructed lines of vision for 500 feet in all directions of travel.
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Number (maximum): one for each building complex.
Area (maximum): 100 square feet.
Height (maximum): eight feet above established grade.

-~ o o o0

General: sign may include the names or logos and addresses of businesses. The signs
may also contain the name or logo of the complex.

g. Materials: shall be low maintenance, durable, and in keeping with the character of
the area. Plastic signs with internal illumination are prohibited.

h.  Landscaping: non-invasive landscaping which is attractive year-round shall be
provided at the base of the gateway sign.

i Maintenance: shall be the responsibility of a business association or other entity or
person designated in a maintenance arrangement approved by the Planning
Director.

COMMENT. Not applicable. The proposed project is not a business or professional office.

(t)  Directional Sign for Public, Civic, and Institutional Uses, or Golf Courses or Country Clubs
Directional signs indicating the locations and names of public, civic, and institutional uses
(except for uses in the Communication Uses and Utility Uses Principal Use Categories) or
golf courses or country clubs may be placed within or on land in any Nonresidential base

zone adjacent to street rights-of-way, if the directional sign complies with the following
standards:

c.  Area(maximum):
i Within street right-of-way: four square feet.
ii. Outside street right-of-way: 16 square feet.
d. Height (maximum): Ten feet above established grade.

e. lllumination: The sign shall not be illuminated (but may be of the beaded reflector
type).
f. Other standards: The sign shall be erected in accordance with applicable State,

County, and municipal highway regulations.

COMMENT: Not applicable. The proposed project is not a public, civic, institutional golf
course or country club use.

(u) Institutional Sign

An institutional sign for a use in the Community Service Uses, Educational Uses, or Health
Care Uses Principal Use Categories is allowed if it complies with the following standards:

f. Number (maximum): one per street the property fronts on (must face street
frontage).

g.  Area (maximum for each sign): 48 square feet.
h.  Height (maximum): eight feet above finished grade at base of sign.
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i Setback (minimum): 15 feet from adjoining land in any Rural and Agricultural or
Residential base zone (or land proposed to be used for residential purposes).
j. Type allowed: freestanding or building wall sign.
COMMENT: Not applicable.
(v) Freestanding Gas Station Price Signs
b.  Freestanding gas station price signs shall comply with the following standards:
i If the sign reflects the price of two or fewer fuel products, it shall not exceed
25 square feet in area, except as provided for in Subsection 27-61506(f)(1)(C)
below;
ii. If the sign reflects the price of three or more fuel products, it shall not exceed
50 square feet in area, except as provided for in Subsection 27-61506(f)(1)(C)
below;
iii. Any unused freestanding sign area authorized in accordance with Table 27-
61505: Standards for Specific Sign Types, may be added to the permissible
sign area for gasoline prices;
iv. The total combined area of freestanding gas station price and other on-site
signs on one support structure shall not exceed 200 square feet in area.

C. Gas station price signs shall be affixed to the same freestanding structure that
supports the sign containing other advertising matter for that gas station.

COMMENT: Not applicable.
(w) Digital Billboard

Except in Residential base zones and the R-PD Zone, Transit-Oriented/Activity Center base
and PD zones, and the MU-PD zone, a digital billboard may only be erected in place of a
nonconforming billboard in accordance with the following standards:

b.  Notwithstanding any other provision of this Subtitle, a digital billboard shall have a
minimum front setback of 10 feet from the property line and a minimum side
setback of 5 feet from the property line, and shall be located within 15 feet of the
nonconforming billboard that the digital billboard is replacing.

c. A digital billboard shall not be located within 500 feet of an existing outdoor
advertising sign or within 1,000 feet of another digital billboard located on and
facing the same roadway.

d. A digital billboard shall not be located on a roadway other than a roadway with a
transportation functional classification of arterial or higher.

e.  Adigital billboard shall not be located where it would obstruct a motorist's view of
official traffic signs or controls, and approaching or merging traffic.

f. Unless modified in accordance with Subsection (9) below, the height of a digital
billboard shall not exceed 45 feet above the finished grade at the base of the digital
billboard, or, if oriented toward an abutting elevated street, 45 feet above the
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pavement of that street at the point on the elevated street nearest the digital
billboard.

g. The DPIE Director may increase the maximum height of a digital billboard to the
greater of 55 feet above the finished grade at the base of the digital billboard or 50
feet above the pavement of an abutting elevated street at the point on the street
nearest the digital billboard, if the DPIE Director finds that:

iv. The nonconforming billboard that the digital billboard is replacing is higher
than 45 feet;

V. The digital billboard is obstructed from view; or

vi. At the time of application for a sign permit, a building permit has been issued

for an adjacent property which would cause an obstruction of the proposed
digital billboard.

h.  The digital display area of a digital billboard shall not exceed 675 square feet.

i A digital billboard shall not operate at a brightness level of more than 0.3 foot
candle above ambient light, as measured using a foot candle meter at the distance
from the digital billboard listed in Table 27-61506(g)(8): Distance for Measuring
Foot-candles, based on the size of the digital display.

Table 27-61506(g)(8): Distance for Measuring Foot-candles

Digital Display Size Measurement Distance from Digital Billboard
300 sq ft or less 150 feet
Between 300 sq ft and 378 sq ft 200 feet
Between 378 sq ft and 675 sq ft 250 feet

b. A digital billboard shall have a light-sensing device to adjust the digital display
brightness as ambient light conditions change.

c.  Adigital billboard shall comply with all applicable State and Federal regulations.

d. A parcel occupied solely by a digital billboard is exempt from landscaping and
screening requirements in the Landscape Manual; provided, landscaping shall be
provided around the base of a digital billboard in accordance with the Landscape
Manual.

e. If a digital display is removed from a digital billboard, it may be replaced within a
period of one year, during which time the sign owner shall be permitted to operate
the sign faces as a traditional, static-type billboard.

f. Notwithstanding the requirements of Section 27-3407, Scheduling of Hearings and
Public Notice, at least thirty (30) days before an application is determined complete,
the applicant shall send by first class mail an informational mailing to all adjoining
property owners including owners whose properties lie directly across a street,
alley, or stream; every municipality located within one (1) mile of the applicant’s
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property; and to all associations registered with the Planning Director for the area
which includes the property.

(D) At any time after an application is determined complete and accepted for
processing, a determination that a person entitled did not receive a required
informational mailing may not be the basis for invalidating a final action on
the application.

COMMENT: Not applicable.

(d)

Country Inn

Signs associated with a country inn are allowed, if they comply with the following
standards:

Location: anywhere on the premises.

Number (maximum): one for each country inn.
Area (maximum): six square feet.

Setback (minimum): five feet behind the street line.

® oo oo

Illumination: the sign may be illuminated, but no neon, red, scrolling, or flashing
device may be used. The illumination shall be confined to the face of the sign and
not glare onto residential property or public streets.

COMMENT: Not applicable.

(e)

Sand and Gravel Wet-Processing and Surface Mining

Signs identifying sand and gravel wet-processing and surface mining shall be placed on the
site (whether it is conforming or nonconforming), and shall comply with the following
standards:

(3) Location: all signs shall be conspicuous and legible.
(4) Number (maximum):
i If the property has frontage on one or more improved public streets, there

shall be one sign posted for each 1,000 feet (or fraction) of street frontage on
each street.

ii. If the property does not have frontage on an improved public street, there
shall be one sign posted within the right-of-way or easement which provides
vehicular access to the property.

(5) Area (maximum): not less than 9 or more than 16 square feet.

(6) Height: not less than four or more than eight feet above the finished grade of the
improved street if it is to be viewed from a public street.

(7) General: Each sign shall identify the use as a surface mining or sand and gravel wet-
processing operation, the size of the property (in acres), and the name of the owner
of the property and operator of the facility. A legal description of the property,
including the subdivision name, lot and block numbers, or liber and folio numbers
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shall be included, as well as instructions for obtaining additional information about
the operation.

COMMENT: Not applicable.
(f)  Produce Stand (Farm Products)

A sign for a produce stand is allowed if it complies with the following standards:

b. Location: at least 10 feet behind the street line, and at least 50 feet from the nearest
corner of any street intersection.

C. Number (maximum): one per street the produce stand fronts.
d. Area(maximum): 48 square feet.

e. lllumination: any illumination shall be confined to the face of the sign, and shall not
create glare onto adjacent property or streets.

COMMENT: Not applicable.
(g) Home Occupation

A sign for a home occupation is allowed if it complies with the following standards:

(7) Location: at least 10 feet behind the street line.
(8) Number (maximum): one per street the property fronts on.
(9) Area (maximum): Two square feet.

(10) lllumination: any illumination shall be of an enclosed lamp design and non-flashing;
the sign shall contain no red illumination or scrolling text. Reflector-type signs may
be used.

COMMENT: Not applicable.
(h) Office (Business or Rental) in Multifamily Dwelling

A sign for a business or rental office in a multifamily development is allowed if it complies
with the following standards:

b. Location: attached to the building.
C. Number (maximum): one per dwelling.
d. Area (maximum): four square feet.

COMMENT: Not applicable. No business use is proposed within any of the multifamily
dwellings.

() Outdoor Menu Boards

a. If the entire menu board is not visible from any street, the sign is exempt from this
Zoning Ordinance pursuant to Section 27-61506(b)(5).

b. If any part of the menu board is visible from any street, the menu board shall
comply with the following standards:

i Location: on premises of the associated eating or drinking establishment.

ii. Number (maximum): two per drive-through aisle.
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iii. Area (maximum): 40 square feet (per menu board sign).

iv. Height (maximum): 7 feet, including mount or base.
V. Orientation: menu boards may not be parallel to the street line.
Vi. Other than the menu of the associated eating or drinking establishment, no

advertisements may be attached to the menu board.

COMMENT: Not applicable.

27-61507. Standards for Temporary Signs

(g) Temporary Use Sign

Signs for a temporary use in any zone shall comply with the following standards:

(2) Location: at least 10 feet behind the street line.

(3) Number (maximum): one per street the property fronts, unless modified in the sign
permit.

(4) Area (maximum): six square feet.
(5) Illlumination: any illumination shall be confined to the face of the sign and not shine
onto adjacent properties or streets.
COMMENT: Not applicable.
(h) Real Estate Sign
c. Temporary real estate signs that are not exempted from the requirement of
acquiring a sign permit in accordance with Section 27-61502(c), Exemptions from

Sign Permits, are allowed in all base and PD zones, if they comply with the following
standards:

(A) Inthe Rural and Agricultural and Residential base zones and the R-PD Zone:

1. Location: on building or premises advertised.

2. Number (maximum): one for each property advertised, plus one for
each additional street the property fronts (must face additional street
frontage).

3. Area (maximum): 24 square feet; plus 12 square feet for each additional

acre advertised above two acres, to a maximum of 100 square feet.
4, Removal: the sign shall be removed upon sale of the property.
i. In all other base and PD zones:

1. Location: on building or premises advertised.

2. Number (maximum): one for each property advertised, plus one for
each additional street the property fronts (must face additional street
frontage).

3. Area (maximum): 120 square feet.
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4, Removal: the sign shall be removed upon sale of the property.

d. A sign permit for a temporary real estate advertising sign shall be valid for only six
months. The permit may be renewed for an additional six month periods, for good
cause shown, by the DPIE Director.

COMMENT: The Applicant will comply with all regulations regarding temporary real estate
signage during the marketing period.
(i) Real Estate Directional Sign

e. Temporary real estate directional signs that are not exempted from the requirement
of acquiring a sign permit in accordance with Subsection 27-61502(c), Exemptions
from Sign Permits, above, are allowed in all base and PD zones, if they comply with
the following standards:

iii. Location: within four street miles of a project.

iv. Number (maximum): four for each project.
V. Area (maximum): 50 square feet.
Vi. Height (maximum): 15 feet above finished grade at base of sign.
vii. Setback (minimum): 15 feet from public street and 150 feet from the nearest

curb intersection of any two streets.
viii. Removal: The sign(s) shall be removed upon sale of the property.

f. A sign permit for a temporary real estate directional sign shall be valid for six
months. The permit may be renewed for additional six month periods, for good
cause shown, by the DPIE Director.

COMMENT: The Applicant will comply with all regulations regarding real estate directional
signage during the marketing period.

(i) Personal Vehicle Sales and Rentals

(1) No temporary sign for a private automobile or other motor vehicle auction shall be
placed on the exterior of any fence visible from the public right-of-way, nor shall any
flags, banners, pennants, or similar items be mounted, suspended or otherwise
displayed for advertising the private automobile or other motor vehicle auction so
that they are visible from the public-right-of-way.

(2) Any sign permitted in accordance with this Section shall contain the date and time
of the auction and include a phone number to call for further information.

COMMENT: Not applicable.
(k) Construction Sign

Construction signs are allowed in any zone, if they comply with the following standards:

(4) In Rural and Agricultural and Residential base zones and the R-PD zone:
(A) Location: On building or premises being constructed.

(B) Number (maximum): one for each project; plus one for each additional street
the property fronts on (must face additional street frontage).
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(C) Area (maximum): 24 square feet; plus 12 square feet for each additional acre
in the project above two acres, to a maximum of 100 square feet.

(D) Height (maximum): 12 feet above finished grade at base of sign.

(E) Removal: The sign(s) shall be removed within one month of the date
construction on the site is completed.

(5) Inall other base and PD zones:

iv. Location: On building or premises being constructed.
V. Number (maximum): one for each project; plus one for each additional street
the property fronts on (must face additional street frontage).
vi. Area (maximum): 120 square feet.
vii. Height (maximum): 12 feet above finished grade at base of sign.
viii. Removal: The sign(s) shall be removed within one month of the date

construction on the site is completed.
COMMENT: The Applicant will comply with any regulations regarding construction signage
during the construction period.

Sec. 27-61600 Green Building Standards

27-61603. Green Building Standards

(dd)Minimum Amount of Points Required

Development subject to the standards of this Section shall achieve the following minimum
number of points from the menu of options shown in Table 27-61603(b): Green Building
Point System.

a.Minimum Requirements for Residential Development
i.10 to 25 units: 3 points.
ii.25 or more units: 4 points.
COMMENT: With 54 dwelling units, the project must provide a minimum of 4 points.
b.Minimum Requirements for Non-Residential Development
i.25,000 to 75,000 square feet: 3 points.
ii.More than 75,000 square feet: 4 points.
COMMENT: Not applicable.
(ee)Green Building Point System

Development subject to the standards of this Section shall use Table 27-61603(b): Green
Building Point System, to determine compliance with this Section.
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COMMENT: The Applicant proposes to provide the following Green Building Standards
referenced in Table 27-61603(b):

Table 27-61603(b): Green Building Point System

Points Earned

Energy Conservation
Meet ASHRAE standards for lighting @ 0.75
Stated water heater efficiency of 0.82 or more 1.25
Air conditioner with stated efficiency greater than 16 SEER is included as standard

1.25

Water Conservation and Water Quality
All showerheads and handheld showers are 2.0 GPM or less 0.50
All lavatory faucets flow rate is 1.5 GPM or less at 60 PSI 0.50
All toilets are 1.28 GPF or less 0.50

(x) Documentation Required

Applicants shall provide documentation of techniques that will be used to satisfy the
green building standards of this Section at the time of submittal of a development
application.

COMMENT: The documentation of the green building techniques to be used to satisfy the
green building standards are set forth on Sheet A-2.5 of the architectural set.

27-61604. Failure to Install or Maintain Green Building Elements

Failure to install or maintain approved green building elements that are to be provided to
comply with this Section is a violation of this Ordinance, and may result in revocation of the
development approval or permit in accordance with PART 27-8, Enforcement.

COMMENT: Understood.

LANDSCAPE MANUAL

This updated Landscape Manual adds specific multifamily requirements to the

Residential section, creates an entirely new section for Nonresidential landscape

117

DET-2024-020_Backup 119 of 231



requirements, and adds specific requirements for the new Transit-Oriented/Activity
Center zones to ensure attractive and high-quality designed landscapes, streetscapes,
and public spaces.
a. Section 4.1 - Residential Requirements.
For multifamily dwellings in all zones, plant a minimum of 1 major shade tree
and 25 plant units of understory per every 1,000 square feet (or fraction
thereof, rounding up) of green area provided.
COMMENT: A Section 4.1-4 chart demonstrating conformance with this requirement is
provided on the Landscape Plan.
b. Section 4.2 — Requirements for Landscape Strips Along Streets.
COMMENT: Section 4.2(c)(6)(Option 1) provides landscape strips for residential

developments.

¢. Section 4.3 - Parking Lot Requirements

COMMENT: A chart demonstrating compliance with Section 4.3 is provided on the
Landscape Plan.

d. Section 4.4 —Screening Requirements.
COMMENT: Screening has been provided in accordance with the requirements of the
Landscape Manual. Finally, all mechanical equipment will be screened, as provided for
on the Landscape Plan.

e. Section 4.7 — Buffering Incompatible Uses.
COMMENT: The Subject Property abuts three incompatible uses. To the south is the
Penn Station Shopping Center. However, the area of the shopping center property that
abuts the Subject Property is wooded. The northern boundary of the property abuts a
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church and a nonconforming metal fabricating business. A chart addressing compliance

with Section 4.7 is provided on the Landscape Plan.

f. Section 4.8 — Building Frontage Landscape Requirements.
COMMENT: Section 4.8 only applies where a street facing building is less than 40 feet
from the abutting right of way. All proposed buildings are more than 40 feet from the
right of way of Penn Crossing Drive. Therefore, this provision is not applicable to the
proposed development.

g. Section 4.9 — Sustainable Landscaping Requirements
COMMENT: A Section 4.9 chart demonstrating conformance with this requirement is

provided on the Landscape Plan.

TREE CANOPY COVERAGE REQUIREMENTS

The Prince George’s County Tree Canopy Coverage Ordinance, Subtitle 25
Division 3, requires the preservation, maintenance, enhancement, and restoration of
tree canopy coverage on developed and developing sites for the benefit of County
residents and future generations. All activities that are subject to this Division shall
provide the tree canopy percentages listed in Table 1 of Section 25-128. Properties that
are zoned RMF-20 are required to provide a minimum of 15 percent of the gross tract
area in TCC. As provided on the Landscape Plan, the Tree Canopy Coverage requirement
for this project is 42,776 square feet. The tree canopy worksheet on the Landscape Plan
shows that 55,969 square feet of tree canopy is provided, which conforms to the

requirement.
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7.0 ZONING ORDINANCE DETAILED SITE PLAN CRITERIA

Pursuant to Section 27-3605(a)(1) of the Zoning Ordinance, a Detailed Site Plan
must be approved prior to issuance of a building permit for any development,
unless the development is among the exemptions listed in Section 27-3605(a)(2).
Section 27-3605(a)(2)(N) provides that the construction, expansion, or alteration
of townhouse and/or multifamily dwelling development of less than ten (10)
units is exempt from the Detailed Site Plan requirement. Given that the
proposed development exceeds ten (10) dwelling units, a Detailed Site Plan is

necessary.

The Detailed Site Plan submittal requirements are enumerated in Section 27-
3605(c)(5). Section 27-3605(c)(5)(F)(ix) requires the filing of a statement of

justification detailing:

(aa) How the property conforms to the requirements of the
Zoning Ordinance and Subdivision Regulations, as applicable,
including all conditions of approval in any development
approvals and permits to which the detailed site plan is
subject;
COMMENT: This project conforms to the requirements of the Zoning Ordinance
by proposing uses on the Property which are permitted in the RMF20 Zone, as
discussed herein. Further, the site plan and landscape plan submitted with this
application further demonstrate conformance with all applicable requirements of
the Zoning Ordinance and Landscape Manual, including but not limited to theintensity
and dimensional standards of the zone as well as the development standards contained in Part 27-6 of the Zoning
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Ordinance. The proposed development also conforms to all the conditions of the
approved preliminary plan of subdivision.
(bb) How the proposed design preserves and restores the regulated
environmental features in a natural state to the fullest extent
possible, in accordance with the requirements of Subtitle 24:
Subdivision Regulations;
COMMENT: Natural Resource Inventory NRI-133-2021-01 was for the proposed
development and remains valid. The preliminary plan has already determined
that the proposed design preserves the regulated environmental features in a
natural state to the fullest extent possible. The proposed DET is in full
conformance with the preliminary plan and the approved TCP 1. A Type 2 Tree
Conservation Plan has been submitted with this application which is consistent

with the TCP 1.

(cc) How any land intended for public use, but not proposed to be in
public ownership, will be held, owned and maintained for the
indicated purpose (including any proposed covenants or other
documents); and

COMMENT: This provision is inapplicable as there is no land intended for public

use as part of this proposal.

(dd) How the development proposed in the detailed site plan can
exist as a unit capable of sustaining an environment of
continuing quality and stability.

This proposal will certainly provide a quality and stable environment. First,

the uses proposed are permitted in the underlying RMF-20 Zone. The zoning of
the Property, and the proposed use of the Property, are both consistent with the

recommendations of 2009 Marlboro Pike Sector Plan and Plan 2035. The
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buildings will be constructed using the highest quality building materials and will
provide housing on an infill site and will be compatible with the existing
neighborhood, consistent with the recommendations of the Sector Plan. Finally,
the proposed project will add affordable housing to the neighborhood, which is in
great need in Prince George’s County. This development, in conjunction with
Penn Place | to the south, will provide quality affordable housing and recreational
amenities to serve the future residents.

In addition to the above criteria, there are also Detailed Site Plan Decision
Standards found in Section 27-3605(e). This Section provides that a Detailed Site
Plan mayonly be approved if the following standards are met:

(m) The proposed development represents a reasonable alternative
for satisfying the applicable standards of this Subtitle, without
requiring unreasonable costs and without detracting substantially
from the utility of the proposed development for its intended use;

COMMENT: As can be seen from a review of the Site Plan package filed with this
application, the proposed development conforms to the applicable Zoning
Ordinance requirements. The Subject Property is oddly shaped and presents
design challenges that the Applicant has resolved with a quality and creating
design. The units are smaller in scale than the abutting Penn Place | and are
compatible with the existing townhouse development across Penn Crossing
Drive. The Applicant has been able to conform to the requirements in Part 27-6

of the new Zoning Ordinance without seeking any major departures from the

standards. A safe and efficient system of circulation and access is also provided.
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(2) The proposed development complies with all conditions of
approval in any development approvals and permits to which the
detailed site plan is subject;

COMMENT: As analyzed above, the proposed development conforms to all the
conditions of the prior Preliminary Plan of Subdivision.

(3) The proposed development demonstrates the preservation
and/orrestoration of theregulated environmental featuresin anatural
state, to the fullest extent possible, in accordance with the
requirements of Section 27-4303(D)(5) of Subtitle 24: Subdivision
Regulations;

COMMENT: The Subject Property has an approved Site Development Concept
Plan, referenced as SDCP #36919-2024, an approved NRI and an approved TCP 1.
At the time of the approval of the preliminary plan, the Planning Board found that
the regulated environmental features were being preserved in a natural state, to
the fullest extent possible, if the conditions of the preliminary plan were
implemented, which has occurred. As a result, the Planning Board can make the
required finding.

(4) Proposed development Ilocated within a Planned

Development (PD) zone shall be in conformance with the PD Basic

Plan and PD Conditions of Approval that apply to that development;
COMMENT: This provision is inapplicable as the Property is not located within a

Planned Development (PD) Zone.

(5) The proposed development conforms to a Tree Conservation
Plan, if applicable;

COMMENT: A Type 1 Tree Conservation Plan was approved as part of the
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Preliminary Plan of Subdivision. A Type 2 Tree Conservation Plan consistent with
the Type 1 TCP is submitted with this application.

(6) The development in the detailed site plan (minor and major)
shall be consistent with the General Plan and shall conform to the
relevant goals, policies, and strategies of the Area Master Plan or
Sector Plan, application Functional Master Plans, and the Growth
Policy Map as it relates to centers in the 2014 General Plan, Plan
Prince George's 2035, forthe subject property andits surrounding area
(unless the subject property has been rezoned pursuant to a Zoning
Map Amendment subsequent to the adoption of the relevant Area
Master Plan, Sector Plan, or Functional Master Plan;

COMMENT: The Subject Property is zoned for medium density residential
development (RMF-20) and is located on a connector road (Penn Crossing Drive)
between two major transportation corridors—the Pennsylvania Avenue corridor
and the Marlboro Pike corridor. The Subject Property is within the boundaries of
the 2009 Approved Marlboro Pike Sector Plan, which envisions a safe, attractive,
walkable, vibrant community where people live, work, shop, dine and recreate.
As discussed above, infill residential development was envisioned for the Subject
Property. Neighborhoods are livable and offer desirable and attractive housing
choices which blend old and new communities. Consistent with this vision, the
Applicant is proposing a safe and attractive streetscape along Penn Crossing
Drive.
In addition, lighting, landscaping and sidewalks will be improved in accordance with DPIE
standards to enhance the streetscape, pedestrian accessibility, connectivity and access to

Marlboro Pike. As a result, the proposed development implements the vision of the Master
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Plan and helps fulfill the purposes of the RMF-20 Zone.

(7) The development proposed in a detailed site plan for
infrastructure complies with applicable regulations of PART 27-6:
Development Standards, 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;
and

COMMENT: This provision is inapplicable as this is not a Detailed Site Plan for
Infrastructure.

(8) Places of worship located on a lot between one (1) and two (2) acres
in size shall also meet the following standards:

(A) The minimum setback for all buildings shall be
twenty-five (25) feet from each lot line;

(B) When possible, there should be no parking or
loading spaces located in the front yard; and

(C) The maximum allowable lot coverage for the zone in
which the use is proposed shall not be increased.

COMMENT: This provision is inapplicable as no place of worship is proposed
on the Property.
In addition, lighting, landscaping and sidewalks will be improved in accordance with DPIE
standards to enhance the streetscape, pedestrian accessibility, connectivity and access to

Marlboro Pike.

8.0 CONCLUSION

Based on the above, the Applicant submits that the proposed development meets the
goals of the 2009 Marlboro Pike Sector Plan by providing an infill residential development

which will complement the existing community across Penn Crossing Drive. In addition, the
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proposed development conforms to the conditions imposed in Preliminary Plan 4-22049. For
these reasons, the proposed Detailed Site 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.

Respectfully submitted

Thomas H. Haller

Gibbs and Haller

1300 Caraway Court, Suite 102
Largo, Maryland 20774
301-306-0033
thaller@gibbshaller.com
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(FT) Richard Solomon THE LAWS OF THE STATE OF GAITHERSBURG, MARYLAND 20879 MARLBORO PIKE CHECKED BY- AT
144.64 N42°45'21"E 850.00 144.81 09°45'41" TYPICAL PARKING SPACE SIZES MARYLAND, LICENSE NO. 200501, PHONE: (301) 637-2510 DISTRICT HEIGHTS, MARYLAND 20747 :
39.43 $61°32'05"E 661.88 39.44 03°24'50" ] ' (P): (202)-438-5200 EXPIRATION DATE: 09/01/2027. 09/12/2025 WWW.CVINC.COM
SCALE 1 = 20 (E): rsolomon@velocity-lic.com

SPAULDING (6th) ELECTION DISTRICT
PRINCE GEORGE'S COUNTY, MARLAND

SHEET: 5 OF 9
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9183A CENTRAL AVENUE | HEREBY CERTIEY THAT THESE BUILDING PLANS A -
CAPITOL HEIGHTS, MD 20743 DOCUMENTS WERE PREPARED CV, INC. DET-2024-020 SCALE: AS SHOWN
OR APPROVED BY ME, AND THAT | PARCEL 1
DATE: 09/12/2025
QIF\QAOAFElSJé?(o“XE Eﬁg?NEER UNDER 610 PROFESSIONAL DRIVE, #108 PENN PLACE II DRAWN BY: AN
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Richard Solomon MARYLAND, LICENSE NO. 200501, PHONE: (301) 637-2510 DISTRICT HEIGHTS, MARYLAND 20747 CHECKED BY: AT
(P): (202)-438-5200 EXPIRATION DATE: 09/01/2027. 09/12/2025 WWW.CVINC.COM SPAULDING (6th) ELECTION DISTRICT
(E): rsolomon@velocity-llc.com PRINCE GEORGE'S COUNTY, MARLAND SHEET: 6 OF 9
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OWNER/DEVELOPER Rev. No. DESCRIPTION Rev. Date PROJECT: PROJECT NO.
PENN PLACE ” OWNER, LLC PROFESSIONAL CERTIFICATION BUILDING PLANS C 20201090.01B

9183A CENTRAL AVENUE

Richard Solomon

(P): (202)-438-5200

(E): rsolomon@velocity-lic.com

CAPITOL HEIGHTS, MD 20743

| HEREBY CERTIFY THAT THESE
DOCUMENTS WERE PREPARED
OR APPROVED BY ME, AND THAT I
AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER
THE LAWS OF THE STATE OF
MARYLAND, LICENSE NO. 200501,
EXPIRATION DATE: 09/01/2027.

09/12/2025

(\\A/ INC.

610 PROFESSIONAL DRIVE, #108
GAITHERSBURG, MARYLAND 20879
PHONE: (301) 637-2510
WWW.CVINC.COM

DET-2024-020
PARCEL 1

PENN PLACE Il
MARLBORO PIKE
DISTRICT HEIGHTS, MARYLAND 20747
SPAULDING (6th) ELECTION DISTRICT
PRINCE GEORGE'S COUNTY, MARLAND

SCALE: AS SHOWN

DATE: 09/12/2025

DRAWN BY: AN

CHECKED BY: AT
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DET-2024-020_Backup 8 of 47



D1BUILDING 3.3 - 3RD FLOOR
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Key Plan
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Unit Type| UNIT 1A.0* UNIT 1A1 UNIT 1B.0 UNIT 2A.0* | UNIT 2B.0 | UNIT 2C.0 | UNIT 2C.1 | UNIT 3A.0* UNIT 3A.1 UNIT 3B.0
Notes UFAS Ground Floor/Upper Level Ground Floor/Upper Level UFAS Ground Floor Upper Level Unit UFAS Upper Level Upper Level Unit
Visitable Y Y/N Y/N Y Y N N Y N N
Level 1 SF 745 746 699 1095 1099 574 574 1445 1445 1445
Level 2 SF - - - - - 549 549 - -
Unit Type SH 745 746 699 1095 1099 1123 1123 1445 1445 1445 * UFAS Units (3 total, 5% of units)
Building
Label (See Total Units Total Unit Net SF Building Gross SF
Site Plan)
Total Units 2 2 2
11 Total NET SF 2198 2246 2246 6 6,690 7,253
Units 2 2 2
12 Total NET SF 2198 2246 2246 6 6,690 7,253
Units 1 2 3 3
21 Total NET SF 1095 2198 3369 3369 o 10,031 10,340
Units 3 3 3
. 10, 10,34
22 Total NET SF 3297 3369 3369 o 0,035 0,340
Units 1 1 2 2 2
34 Total NET SF 745 746 1398 2890 2890 8 8,669 10,258
Units 2 2 2 2
.2 7 10,2
3 Total NET SF 1492 1398 2890 2890 8 8,670 0,258
Units 2 2 1 2 1
33 Total NET SF 1492 1398 1445 2890 1445 8 8,670 10,258
Project Total by Unit Type 1 5 [ 6 1 9 10 10 1 6 | 5 Total Units . Project Residential
. P t Apart t SF
1 Bedroom Units 2 Bedroom Units 3 Bedroom Units (Site) roject Apartmen Gross SF Clubhouse SH
Project Total Units by Bedroom Type 12 12 54 59,455 65,961 2,093
Bedroom Type % Mix 22% 22% 100% TOTAL PROJECT SQUARE FOOTAGE: 68,054
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Rev. No.

DESCRIPTION

Rev. Date

PROFESSIONAL CERTIFICATION

9183A CENTRAL AVENUE
CAPITOL HEIGHTS, MD 20743

Richard Solomon

(P): (202)-438-5200

(E): rsolomon@velocity-lic.com

| HEREBY CERTIFY THAT THESE
DOCUMENTS WERE PREPARED
OR APPROVED BY ME, AND THAT I
AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER
THE LAWS OF THE STATE OF
MARYLAND, LICENSE NO. 200501,
EXPIRATION DATE: 09/01/2027.

09/12/2025

(\\A/ INC.

610 PROFESSIONAL DRIVE, #108
GAITHERSBURG, MARYLAND 20879
PHONE: (301) 637-2510
WWW.CVINC.COM

PROJECT:

BUILDING PLANS D

DET-2024-020
PARCEL 1

PENN PLACE Il
MARLBORO PIKE
DISTRICT HEIGHTS, MARYLAND 20747
SPAULDING (6th) ELECTION DISTRICT
PRINCE GEORGE'S COUNTY, MARLAND

PROJECT NO.
20201090.01B

SCALE: AS SHOWN
DATE: 09/12/2025
DRAWN BY: AN
CHECKED BY: AT

SHEET: 9 OF 9
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DSP 05/21/2025

1923 VERMONT AVE NW, 2" Floor
WASHINGTON, DC 20001

t: 301.588.4800
www.tortigallas.com

Penn Place Il

Parcel 1177 MARLBORO PIKE
DISTRICT HEIGHTS, MD,20747

OWNER / DEVELOPER
THE VELOCITY COMPANIES
202.438.5200

NREUV
202.480.2045

STRUCTURAL ENGINEER
TADJER-COHEN-EDELSON
ASSOCIATES
301.587.1820

MEP ENGINEER
HENRY ADAMS
410.296.6500

CIVIL ENGINEER
CVINC
240.252.5612

LANDSCAPE ENGINEER
P.E.L.A
410.296.3990

SUSTAINABILITY CONSULTANT
SUSTAINABLE DESIGN
CONSULTIING

202.667.1620

Key Plan

b
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1]

Issue
NO. DATE
Revisions
NO. DATE
RN .
/ \\
[
| |
\ /
AN Y
~ . - pd

Amenity Building

PRINCIPAL IN CHARGE

S.F.

PROJECT ARCHITECT

S.F.

DRAWN

M.M., M.B., J.C., S.S.

DATE APPROVED
11/08/2023 X.Y.
SCALE: JOB NO.
As indicated 20462.00
DRAWING NO.
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1923 VERMONT AVE NW, 2™ Floor
WASHINGTON, DC 20001

t: 301.588.4800
www.tortigallas.com

Penn Place I

Parcel 117 MARLBORO PIKE
DISTRICT HEIGHTS, MD,20747

OWNER / DEVELOPER
THE VELOCITY COMPANIES
202.438.5200

NREUV
202.480.2045

STRUCTURAL ENGINEER
TADJER-COHEN-EDELSON
ASSOCIATES
301.587.1820

MEP ENGINEER
HENRY ADAMS
410.296.6500

CIVIL ENGINEER
CVINC
240.252.5612

LANDSCAPE ENGINEER
P.E.L.A
410.296.3990
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11/08/2023 X.Y.
SCALE: JOB NO.
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THE LANDSCAPE PLAN WAS PREPARED IN ACCORDANCE WITH THE PRINCE GEORGE'S COUNTY LANDSCAPE MANUAL 2022

SECTIONS 4.1-4, 4.3-1, 4.3-2, 4.6-2, 4.7-1, 4.8-2, AND 4.9-1. FOR DETAILS, SEE SCHEDULES SHEET L-1.01B.

FOR LANDSCAPE STRIP ALONG THE STREET FRONTAGE, MAJOR AND MINOR DECIDUOUS TREES ARE PROPOSED, EXCEPT WHERE 10 FOOT
EASEMENT IS LOCATED.

THREE MICROBIO RETENTION AREAS ARE PROPOSED ON NORTH AND SOUTH SIDES OF THE CLUBHOUSE, AS WELL AS THE NORTH SIDE OF
BUILDING 2.1. A SUBMERGED GRAVEL WETLAND (SGW) IS PROPOSED LOCATED AT THE NORTHEAST CORNER. LOCATED IN THE SOUTH OF THE
SGW IS A ROW OF 10 PARKING SPACES WITH PERMEABLE PAVING.

A TOTAL OF 118,357 SF/2.72 AC OF OPEN/GREEN AREA (OR 55.4% OF THE ENTIRE HOUSING DEVELOPMENT) IS PROPSED.

A 3,365.2 SQUARE FOOT (1.7% OF THE ENTIRE DEVELOPMENT) RECREATIONAL FACILITY IS PROPOSED. SEE AMENITY SPACE NOTES BELOW. SEE
NOTES ON CIVIL PLAN FOR ACTIVE RECREATIONAL AREAS.

PLANTS WILL RECEIVE ADEQUATE WATERING DURING THE ESTABLISHMENT PHASE.

THE SELECTED PLANT MATERIALS CONSIST OF NATIVE OR ADAPTED SPECIES, CHOSEN FOR THEIR DROUGHT TOLERANCE AND SUITABILITY FOR
THE ENVIRONMENTAL AND MICRO-CLIMATE CONDITIONS, AS WELL AS THE MATURE SIZES SUITABLE FOR THEIR INTENDED FUNCTIONS. THEY WILL
REQUIRE MINIMUM MAINTENANCE.

ALL PROPOSED HARDSCAPE FEATURES WILL BE CONSTRUCTED USING DURABLE MATERIALS, SOURCES FROM LOCAL OR REGIONAL
MANUFACTURERS AND DISTRIBUTORS.

REFER TO THE NATURAL RESOURCE INVENTORY MAP FOR INFORMATION ON THE EXISTING TREE SPECIES.

A TOTAL OF 20 BIKE RACKS WILL BE PROVIDED THROUGHOUT THE DEVELOPMENT.

A 6' HIGH SCREENING ENCLOSURE WITH DOORS BY PALMSHADE IS PROPOSED FOR THE PROPOSED DUMPSTER.

FOR LANDSCAPE MANUAL SCHEDULES AND TREE CANOPY CHART, SEE L-1.01B. FOR PROPOSED PLAN SPECIES, SEE PLANT SCHEDULE ON L-1.02.
TOTAL OPEN SPACE AREA IS 105,296 SF. REFER TO CIVIL DRAWINGS FOR OPEN SPACE CALCULATIONS.

THE PROPSED AMENITY SPACE IS LOCATED IN THE SOUTH OF THE CLUBHOUSE, SEPARATED BY A LANDSCAPE WALL AND BERM FROM ADJACENT
NEIGHBORHOOD STREET.
THE TOTAL ANTICIPATED NUMBER OF RESIDENTS IS 180 PEOPLE/54 UNITS.
THE TOTAL SQUARE FOOTAGE OF THE AMENITY SPACE IS 1,430 SQUARE FEET, ADEQUATE TO ACCOMMODATE 45 PEOPLE (ADULTS AND CHILDREN,
25% OF 180 = 45 PEOPLE) WITH 30 SQUARE FEET PER PERSON.
THIS AMENITY SPACE CONSISTS OF:
413 SQUARE FEET OF LARGE GROUP GATHERING AREA WITH LOUNGE SEATING AS WELL AS BAR STYLE TABLES AND CHAIRS AND GRILLS ON
DECORATIVE STAMPED CONCRETE OR PAVING.
209 SQUARE FEET OF SMALL GROUP GATHERING AREA WITH LOUNGE SEATING ON DECORATIVE STAMPED CONCRETE OR PAVING.
689 SQUARE FEET OF ENTRANCE PLAZA WITH BISTRO STYLE TABLES AND CHAIRS AND UMBRELLAS.
FOUR BIKE RACKS ARE PROPOSED AT THE ENTRANCE WALK OF THE CLUBHOUSE ON DECORATIVE STAMPED CONCRETE OR PAVING.
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19 0*
X
MULTIFAMILY
INSTITUTIONAL/EDUCATIONAL
X
20
20
10
10
142 40 0 142 142 71 71 40/100 28.4
28.4
0 0* 0 0 28.4 0*
O*
MULTIFAMILY
INDUSTRIAL
X
50
50
40
40
75 160 0 75 75 37.5 37.5 160/100 60
60
1 0* 0 0* 60 o*
O*

724
24
25
7770 622
1093 765
1387
8863 8863
85 85 100%
31 25 81%
20 15 75%
471 281 60%
85 O SHAOMASTER 19 22%
31 CERCIS CANADENSIS 13 42 0/0
20 NELLIE R. STEVENS / T. SMARAGD 7 359,
471 | OROPETALIM CHINENSE PEACK 42 9%
X
X
X
X

*NOTE: 0.11 AC OF REFORESTATION ARE PROVIDED.
TOTAL 0.11 AC ARE PROVIDED.
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PLANT SCHEDULE FOR L-1.01

LANDSCAPE SPECIFICATIONS

SYMBOL KEY BOTANICAL / COMMON NAME

SPACING SIZE

ROOT QTY NATIVE

F. STAKING, WRAPPING AND PRUNING

1. STAKING SHALL BE COMPLETED IMMEDIATELY AFTER PLANTING. PLANTS SHALL STAND
PLUMB AFTER STAKING. STAKES AND GUY WIRE SHALL BE REMOVED AT THE END OF
THE GUARANTEE PERIOD AND DISPOSED OF OFF-SITE BY THE CONTRACTOR.

2. WRAP DECIDUOUS TREE TRUNKS STARTING AT THE BASE OF THE TREE UP TO THE SE-
COND BRANCH. REMOVE WRAPPING AT THE END OF THE GUARANTEE PERIOD.

3. PRUNE PLANTS AT THE TIME OF PLANTING AS DIRECTED BY THE LANDSCAPE ARCHI-
TECT TO REMOVE 1/5 OR 1/3 OF THE FOLIAGE. REMOVE ALL DEAD WOOD, SUCKERS
OR BROKEN BRANCHES AND PRESERVE THE NATURAL CHARACTER OF THE PLANT.

G. GUARANTEE

1. ALL PLANT MATERIAL SHALL BE GUARANTEED BY THE CONTRACTOR TO BE IN A
HEALTHY AND VIGOROUS CONDITION AT THE BEGINNING OF THE SECOND GROWING
SEASON FOLLOWING ACCEPTANCE BY THE LANDSCAPE ARCHITECT.

H. SODDING

1. ALL SODDING SHALL BE AS PER THE "STANDARDS AND SPECIFICATIONS FOR SOIL
EROSION AND SEDIMENT CONTROL IN URBANIZING AREAS" AS PUBLISHED BY THE
MARYLAND DEPARTMENT OF NATURAL RESOURCES. SEEDING IS PROHIBITED.

1. MULCH SHALL BE SHREDDED HARDWOOD MULCH THAT IS BROWN IN COLOR. ALL
MULCHED AREAS SHALL CONTAIN A MINIMUM OF A FOUR INCH DEPTH OF MULCH.

A. GENERAL: THE TURFGRASS SOD SUPPLY CONTRACTOR SHALL FURNISH ALL LABOR, MATERIAL AND
EQUIPMENT REQUIRED TO COMPLETE THE WORK DESCRIBED HEREIN, IN STRICT ACCORDANCE WITH THE
DRAWINGS AND/OR TERM OF THE CONTRACT.

B. MATERIALS:
1. CLASS/GRADE OF SOD AND COMPOSITION:
a. CLASS/GRADE OF THE TURFGRASS SOD SHALL BE CERTIFIED PREMIUM GRADE A.
b. THE TURFGRASS SOD SHALL BE COMPOSED OF KENTUCKY BLUEGRASS AND TALL FESCUES BLEND.

2. THICKNESS OF CUT: TURFGRASS SOD SHALL BE MACHINE CUT AT A UNIFORM SOIL THICKNESS OF 0.60 INCH
(15 MM) PLUS OR MINUS 0.25 INCH (6 MM), AT THE TIME OF CUTTING. MEASUREMENT FOR THICKNESS SHALL
EXCLUDE TOP GROWTH AND THATCH.

3. PAD SIZE: INDIVIDUAL PIECES OF TURFGRASS SOD SHALL BE CUT TO THE SUPPLIERS STANDARD
WIDTH AND LENGTH. MAXIMUM ALLOWABLE DEVIATION FROM STANDARD WIDTHS AND LENGTHS
SHALL BE PLUS OR MINUS 0.5 INCH (15 MM) ON WIDTH AND PLUS OR MINUS FIVE PERCENT ON LENGTH.
BROKEN PADS AND TORN OR UNEVEN ENDS WILL NOT BE ACCEPTABLE.

4. STRENGTH OF TURF SOD SECTIONS: STANDARD SIZE SECTIONS OF TURFGRASS SOD SHALL BE
STRONG ENOUGH THAT IS CAN BE PICKED UP AND HANDLED WITHOUT DAMAGE.

5. MOISTURE CONTENT: TURFGRASS SOD SHALL NOT BE HARVESTED OR TRANSPLANTED WHEN ITs
MOISTURE CONTENT (EXCESSIVELY DRY OR WET) MAY ADVERSELY AFFECT ITS SURVIVAL.

6. MOWING HEIGHT: BEFORE HARVESTING, THE TURFGRASS SHALL BE MOWED UNIFORMLY AT A HEIGHT
OF 1 TO 2.5 INCHES (25-60 MM) ON COOL SEASON GRASSES (I.E. BLUEGRASS, BENTGRASS, RYE AND
FESCUE), AND 0.75 TO 1.50 INCHES (20-40 MM) ON WARM SEASON GRASSES (I.E. ZOYSIAGRASS,
BERMUDAGRASS, ST. AUGUSTINEGRASS, ETC.).

7. TIME LIMITATIONS: TURFGRASS SOD SHALL BE HARVESTED, DELIVERED AND INSTALLED/TRANSPLANTED
WITHIN A PERIOD OF 24 HOURS, UNLESS A SUITABLE PRESERVATION METHOD IS APPROVED PRIOR TO
DELIVERY. TURFGRASS SOD NOT TRANSPLANTED WITHIN THIS PERIOD SHALL BE INSPECTED AND
APPROVED BY THE INSPECTING OFFICER OR HIS REPRESENTATIVE PRIOR TO ITS INSTALLATION.

8. THATCH: TURFGRASS SOD SHALL BE RELATIVELY FREE OF THATCH, UP TO 0.5 INCH (15 MM) ALLOWABLE
(UNCOMPRESSED).

9. DISEASES, NEMATODES AND INSECTS: TURFGRASS SOD SHALL BE REASONABLY FREE OF DISEASES,
NEMATODES AND SOIL-BORNE INSECTS. SPECIFIC NURSERY AND/OR PLANT MATERIALS LAWS MAY
REQUIRE THAT ALL SOD ENTERING INTER-STATE COMMERCE BE INSPECTED AND APPROVED FOR SALE.
THE INSPECTIONS AND APPROVAL MUST BE BY THE APPROPRIATE GOVERNMENT REPRESENTATIVE OF
THE AGRICULTURE DEPARTMENT OR OFFICE OF ENTOMOLOGIST.

C. DELIVERY AND OFF-LOADING: TURFGRASS SOD SHALL BE DELIVERED TO THE SITE SPECIFIED IN THIS
CONTRACT AND OFF-LOADED USING EQUIPMENT FURNISHED BY THE TURFGRASS SOD SUPPLY CONTRACTOR.
PALLETIZED OR LARGE-ROLL TURFGRASS SOD SHALL BE OFF-LOADED AT THE LOCATION(S) DESIGNATED FOR
THIS PURPOSE AT THE INSTALLATION SITE.

D. DAMAGE DISCLAIMER:

1. THE GENERAL CONTRACTOR, OWNER, ARCHITECT OR THEIR AGENT SHALL ACCEPT FULL RESPONSIBILITY
AND HOLD HARMLESS THE TURFGRASS SOD SUPPLY CONTRACTOR FOR ANY AND ALL DAMAGE THAT MAY

BE CAUSED BY THE SOD DELIVERY TRUCK DRIVING ONTO A DRIVEWAY AND/OR WALKWAY, IF THE DRIVER OF
THE LOADED SOD TRUCK HAS BEEN INSTRUCTED TO POSITION THE TRUCK IN AN AREA WHERE SUCH DAMAGE
MIGHT OCCUR.

2. THE TURFGRASS SOD SUPPLY CONTRACTOR SHALL NOT BE HELD LIABLE FOR DAMAGES INCURRED TO THE
TURFGRASS SOD AS A RESULT OF DE-ICING COMPOUNDS, FERTILIZERS, PESTICIDES OR OTHER MATERIALS

NOT APPLIED BY HIM OR UNDER HIS SUPERVISION, NOR FOR THOSE CAUSED BY ACTS OF GOD OR VANDALISM.

E. ACCEPTANCE: ACCEPTANCE WILL BE GIVEN BY THE GENERAL CONTRACTOR, OWNER, ARCHITECT OR THEIR
AGENT, UPON SATISFACTORY COMPLETION OF EACH DELIVERY TO THE AREA(S) AS INDICATED ON THE
DRAWINGS OR AS OTHERWISE SPECIFIED.

ADDITIONAL NOTES:

1.

ALL PARKS AND PLAZAS HAVE BEEN DESIGNED IN ACCORDANCE WITH CPTED STANDARDS
FOR LANDSCAPING AND LIGHTING.

LANDSCAPE BEDS FOR PARKS, PLAZAS,, AND OTHER OPEN SPACES SHALL HAVE A MINIMUM
SOIL DEPTH OF TWO FEET FOR GROUNDCOVERS AND THREE FEET FOR SHRUBS.

OPEN SPACES WILL BE CLEAR OF VEHICULAR TRAFFIC AND WILL PROVIDE RETRACTABLE
BOLLARDS ALONG SOUTHERN AVE AND MARYLAND PARK DRIVE WHERE APPLICABLE.

ALL TURF GRASS AREAS AND DISTURBED AREAS NOT PROPOSED FOR CONSTRUCTION SHALL
BE SODDED AT THE TIME OF DEVELOPMENT. SEEDING, SPRIGS, OR SOD PLUGS ARE PROHIBITED.

A. MATERIALS
MAJOR DECIDUOUS TREES (85) 1. PLANTS SHALL BE NURSERY GROWN IN ACCORDANCE WITH GOOD HORTICULTURAL
@ ) ] 588 PRACTICE, AND GROWN UNDER CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE
AR ACER RUBRUM/ SEE PLAN  2"-2.5" CAL. 15 Y LOCALITY OF THE PROJECT. THEY SHALL HAVE BEEN ROOT PRUNED, PREFERABLY
RED MAPLE WITHIN THE LAST YEAR.
"o " B&B
BN gllszEUFla_ glglgﬁ Al SEEPLAN  27-2.5" CAL. / Y THEY SHALL BE SOUND, HEALTHY AND VIGOROUS, WELL BRANCHED AND DENSELY
FOLIATED WHEN IN LEAF. THEY SHALL BE FREE OF DISEASE, PEST, EGGS OR LARVAE,
GT  GLEDITSIA TRIACANTHOS 'SHADEMASTER' / SEE PLAN 2"-25"CAL. B&B 19 Y AND SHALL HAVE A HEALTHY DEVELOPED ROOT SYSTEM.
SHADEMASTER HONEYLOCUST PLANTS SHALL NOT BE PRUNED BEFORE DELIVERY. TREES WITH A DAMAGED OR
LS  LIQUIDAMBAR STYRACIFLUA 'SLENDER SILHOUETTE'/ SEEPLAN 2"-2.5"CAL. B&B 8 Y CROOKED LEADER OR MULTIPLE LEADERS, ABRASIONS ON THE BARK, SUNSCALED,
SLENDER SILHOUETTE SWEETGUM DISFIGURING KNOTS OR FRESH CUTS OVER 1 1/2 " WILL BE REJECTED.
PA PLATANUS x ACERFOLIA 'BLOODGOOD'/ SEE PLAN 2"-25"CAL. B&B 14 Y NO CHANGE IN QUANTITY, SIZE, KIND OR QUALITY OF PLANT SPECIFIED WILL BE PER-
BLOODGOOD LONDON PLANE TREE MITTED WITHOUT APPROVAL OF THE LANDSCAPE ARCHITECT.
QB QUERCUS BICOLOR / SEEPLAN 2"-2.5"CAL. B&B 10 Y 2. TOPSOIL SHALL BE FERTILE, FRIABLE AND TYPICAL OF THE LOCALITY: IT SHALL BE
SWAMP WHITE OAK FREE OF STONES, LUMPS, PLANTS, ROOTS, STICKS AND SHALL NOT BE DELIVERED IN
QP  QUERCUS PHELLOS/ SEE PLAN 2"-25"CAL. B&B 9 Y A FROZEN OR MUDDY CONDITION.
WILLOW OAK 3. PLANTING SOIL (BACKFILL MIX) SHALL BE FIVE-PARTS TOPSOIL AND ONE-PART WET
UA ULMUS AMERICANA / SEE PLAN 2" - 2.5" CAL. B&B 3 Y LOOSE PEAT MOSS.
AMERICAN ELM |. MULCH
4. STAKING MATERIALS: GUYS WIRE SHALL BE PLIABLE #12 GAUGE GALVANIZED TWISTED '
TWO-STRAND WIRE. HOSE SHALL BE A SUITABLE LENGTH OF TWO-PLY RUBBER HOSE
MINOR DECIDUOUS TREES (31) 3/4 INCH DIAMETER, STAKES SHALL CONFORM TO THE DETAIL ON THIS SHEET.
O CC CERCIS CANADENSIS / SEE PLAN  8'-10'HT. B&B 13 Y 5. WRAPPING MATERIAL SHALL BE A STANDARD MANUFACTURED TREE WRAPPING PAPER J.SOD
EASTERN REDBUD WITH CRINKLED SURFACE AND FASTENED BY AN APPROVED METHOD.
CF  CORNUS FLORIDA / SEE PLAN  8'-10"HT. B&B 12 Y B. APPLICABLE SPECIFICATIONS AND STANDARDS
FLOWERING DOGWOOD
PP B&B 6 N 1."STANDARD PLANT NAMES " LATEST EDITION AMERICAN JOINT COMMITTEE ON HORTI-
LI IE:AF\{('BA\IIEDIESI\'/II'YRI(Q)_II_ELI\I/;IA INDICA / SEE PLAN 8 -10"HT. CULTURE NOMENCLATURE.
2. "AMERICAN STANDARD OF NURSERY STOCK," LATEST EDITION, AMERICAN ASSOCIA-
EVERGREEN TREES (20) TION OF NURSERYMAN.
%‘é Te) ILEX OPACA / SEE PLAN 8'-10'HT. B&B 7 Y C. DIGGING AND HANDLING OF PLANT MATERIALS
AMERICAN HOLLY
1. IMMEDIATELY BEFORE DIGGING, SPRAY ALL EVERGREEN OR DECIDUOUS PLANT MA-
JV JUNIPERUS VIRGINIANA 'TAYLOR' / SEE PLAN 8'-10'HT. B&B 8 Y TERIAL IN FULL LEAF WITH ANTI-DESICCANT, APPLYING AN ADEQUATE FILM OVER
TAYLOR EASTERN REDCEDAR TRUNKS, BRANCHES, TWIGS AND/OR FOLIAGE.
TO  THUJA OCCIDENTALIS 'SMARAGD'/ SEE PLAN  8'-10"'HT. B&B 5 N 2. DIG BALLED AND BURLAPPED (B&B) PLANTS WITH FIRM NATURAL BALLS OF EARTH,
EMERALD GREEN ARBORVITAE OF A DIAMETER NOT LESS THAN THAT RECOMMENDED BY AMERICAN STANDARD FOR
NURSERY STOCK, AND OF SUFFICIENT DEPTH TO INCLUDE THE FIBROUS AND FEEDING
ROOTS. PLANTS MOVED WITH A BALL WILL NOT BE EXCEPTED IF THE BALL IS CRACKED
SHRUBS (473) OR BROKEN BEFORE OR DURING PLANTING OPERATIONS.
% AG ABELIA GRANDIFLORA 'ROSE CREEK'/ 3'0.C. #2 CONT. 12 N D. EXCAVATING OF PLANTING AREA
ROSE CREEK ABELIA
db CA  CLETHRA ALNIEOLIA 'HUMMINGBIRD' / 400 43 CONT 24 v 1. STAKE OUT ON THE GROUND LOCATIONS FOR PLANTS AND OUTLINES OF AREA TO BE
HUMMINGBIRD SUMMERSWEET T ‘ PLANTED, AND OBTAIN APPROVAL OF THE LANDSCAPE ARCHITECT BEFORE EXCAVA-
TION IS BEGUN. LANDSCAPED AREAS TO BE THOROUGHLY WEEDED PRIOR TO PLANT-
$Kg CCL  CHAMAEDAPHNE CALYCULATA/ 3'0.C. #3 CONT. 42 Y ING OPERATIONS.
LEATHERLEAF
— E. PLANTING OPERATIONS
21111 FG FOTHERGILLA GARDENII / 12" O.C. #2 CONT. 14 Y
DWARF FOTHERGILLA 1. SET PLANTS AT SAME RELATIONSHIP TO FINISHED GRADE AS THEY BORE TO THE
GROUND FROM WHICH THEY WERE DUG. USE PLANTING SOIL TO BACKFILL APPROXI-
% HA HYDRANGEA ARBORESCENS 'NCHAS' / 4'0.C. #5 CONT. 34 Y MATELY 2/3 FULL, WATER THOROUGHLY BEFORE INSTALLING REMAINDER OF THE
LIMETTA SMOOTH HYDRANGEA PLANTING SOIL TO TOP OF PITS, ELIMINATING ALL AIR POCKETS.
% HAI HYDRANGEA ARBORESCENS 'INVINCIBELLE WEE WHITE'/ 12" O.C. #2 CONT. 8 Y 2. SET PLANTING PLUMB AND BRACE RIGIDLY IN POSITION UNTIL THE PLANTING SOIL
INVINCIBELLE WEE WHITE HYDRANGEA HAS BEEN STAMPED SOLIDLY AROUND THE BALL AND ROOTS. CUT ROPES OR STRINGS
FROM THE TOP OF BALL AFTER PLANT HAS BEEN SET. LEAVE BURLAP OR CLOTH WRAP-
%@@,@ IC ILEX CORNUTA 'BURFORDII NANA'/ 3'0.C. #5 CONT. 28 N PING INTACT AROUND BALLS. TURN UNDER AND BURY PORTIONS OF BURLAP AT TOP
DWARF BURFOD HOLLY OF BALL.
*** IG ILEX GLABRA 'SHAMROCK' / 3'0.C. 45 CONT. 39 Y 3. PROTECT PLANTS AT ALL TIMES FROM SUN OR DRYING WINDS. PLANTS THAT CAN NOT
SHAMROCK INKBERRY BE PLANTED IMMEDIATELY ON DELIVERY SHALL BE KEPT IN THE SHADE, WELL PRO-
TECTED WITH SOIL, PEAT MOSS OR OTHER ACCEPTABLE MATERIAL AND SHALL BE
%@%* IOM  ILEX OPACA 'MARYLAND DWAREF' 3'0.C. 45 CONT. 35 Y KEPT WELL WATERED. PLANTS SHALL NOT REMAIN UNPLANTED FOR LONGER THAN
MARYLAND DWARF HOLLY THREE DAYS AFTER DELIVERY.
(fb \Vi ITEA VIRGINICA 'LITTLE HENRY" / 3 0C. 43 CONT. 25 Y 4. PLANTS SHALL NOT BE BOUND WITH WIRE OR ROPE AT ANY TIME SO AS TO DAMAGE
LITTLE HENRY VIRGINIA SWEETSPIRE THE BARK OR BREAK BRANCHES. PLANTS SHALL BE LIFTED AND HANDLED FROM THE
BOTTOM OF THE BALL ONLY.
%{@'@g VB ILEX VOMITORIA 'BORDEAUX' / 3'0.C. #2 CONT. 39 N
DWARF YAUPON HOLLY 5. MULCH ALL PITS AND BEDS WITH A TWO INCH LAYER OF BARK, MULCH IMMEDIATELY
AFTER PLANTING AND WORK INTO THE TOP THREE INCHES OF THE PLANTING SOIL.
%@@% LC LOROPETALIM CHINENSE 'PEACK’ / 3 0.C. #2 CONT. 49 N FORM A 3" EARTH SAUCER AROUND EACH PLANT. WATER ALL PLANTS IMMEDIATELY
PURPLE PIXIE DWARF WEEPING LOROPETALUM AFTER PLANTING. ADD ADDITIONAL MULCH.
%@@g PL PRUNUS LAUROCERASUS 'OTTO LUYKEN'/ 5 0O.C. #5 CONT. 39 N
OTTO LUKYENS CHERRY LAUREL
%@@% RR RHODODENDRON 'RED RED'/ 3'0.C. #2 CONT. 37 Y
RED RED EVERGREEN AZALEA
% SB SPIRAEA BETULIFOLIA / 3'0.C. #3 CONT. 30 N
WHITE MEADOWSWEET
% VA VIBURNUM ACERIFOLIUM / 3'0.C. #3 CONT. 25 Y
MAPLELEAF VIBURNUM
PERENNIALS (188)
D  AM  ACHILLEA MILLEFOLIUM / 3'0.C. #3 CONT. 28 Y
WHITE YARROW
% AT AMSONIA TABERNAEMONTANA / 3'0.C. #3 CONT. 45 Y
BLUE STAR
% BAT ASCLEPIAS TUBEROSA/ 18" O.C. #2 CONT. 22 Y
BUTTERFLY WEED
db CV COREOPSIS VERTICILLATA / 18" O.C. H#H2 CONT. 38 Y
THREADLEAF COREOPIS
% EP ECHINACEA PURPUREA / 18" O.C. #2 CONT. 22 Y
PURPLE CONEFLOWER
db IF IVA FRUTESCENS / 18" O.C. #3 CONT. 12 Y
MARSH ELDER
%\@@% SS SOLIDAGO SEMPERVIRENS / 3'0.C. #3 CONT. 21 Y NOTE: SEE L-1.03 FOR CLUBHOUSE AMENITY SPACE PLANT SCHEDULE AND

SEASIDE GOLDENROD

SEE L-1.04 FOR SUBMERGED GRAVEL WETLAND PLANT SCHEDULE.
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