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I. INTRODUCTION

ESC 8215 Springfield L.C. (the “Applicant”) submits this Special Exception 

(“SE”) Justification Statement to demonstrate that the proposed development 

conforms with the applicable provisions of Subtitle 27 of the Prince George’s County 

Code (the “Zoning Ordinance”), the 

(the “Master Plan”) and other applicable review requirements and 

criteria. The subject property consists of approximately ±12.01 acres located at 8215 

Springfield Road, Glenn Dale, Maryland (the “Property”). The Property is currently 

zoned RR (Rural Residential) and was previously zoned R-R (Rural-Residential), 

pursuant to the Prince George’s County Zoning Ordinance in effect prior to the April 

1, 2022, Effective Date of the Zoning Ordinance (the “Prior Zoning Ordinance”). The 

Property is subject to the recommendations of the Master Plan and is located within 

the Established Communities Growth Policy Area, as designated by the 

(the “General Plan”).

 As described in detail herein and demonstrated throughout the subject 

application, the Applicant proposes to develop the Property with an age-restricted 

residential community to accommodate independent senior housing on-site. 

Specifically, this application is for a Planned Retirement Community to create an 

active community for County residents over the age of 55 that is buffered from the 

extra activity of children and young families, but improved with space for younger 

friends and relatives of residents to make temporary visits (the “Proposed

Development”). The Proposed Development will provide a unique and much needed 

opportunity for senior housing ownership that allows residents to age in place. 

Additionally, the implementation of environmental site design techniques and 

strategic preservation of existing vegetation on-site complement the proposed, 

context-sensitive residential development and enhance stormwater management. 

The Applicant respectfully requests approval of this SE application. 
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II. PROPERTY DATA

8215 Springfield Road, Glenn Dale, 
Maryland; Approximately 360 feet north of 
the intersection of Springfield Road and 
Moriarty Court.

Parcel 131. 

28-D3; 28-D4; 28-E3; 28-E4.               

Springfield Rd.               

14. 

24. 

4. 

±12.01 Acres. 

Prior: R-R. 

Current: RR. 

71A. 

 
N/A. 

 
W-4.1 

S-4.1

N/A. 

N/A. 

 
1 Prince George’s County Council Resolution CR-17-2022, amending the Property’s Water and 
Sewer Categories from 5 to 4, respectively, as part of the December 2021 Cycle of Amendments. 
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III. PROPERTY DESCRIPTION / EXISTING NEIGHBORHOOD

The Property consists of Parcel 131, located on the east side of Springfield Road 

at 8215 Springfield Road, Glenn Dale, Maryland, and is surrounded by several 

compatible residential uses. The Property fronts Springfield Road to the west, across 

from single-family detached houses on approximately one-acre lots in the prior R-R 

(Rural Residential) Zone. The Property is bound by several vacant properties to the 

north, east, and south – all of which are located in the same R-R Zone as the Property. 

The existing Springfield Manor residential community is located to the southeast of 

the Property.  

 The Property is currently improved with a single-family detached home, 

detached garage, and separate carport. The Proposed Development’s low- to medium-

density residential nature is harmonious with the surrounding residential 

community and poses no adverse effects on the existing neighborhood, irrespective of 

its location within the RR Zone. 

IV. PROPOSED DEVELOPMENT

The subject SE application proposes the development of 57 single-family 

attached villas to create a residential community for independent, active senior 

adults. The Proposed Development features multiple community amenities to provide 

opportunities for residents to spend time together outdoors. These community 

amenities include a centrally located plaza featuring a covered pavilion and 

additional seating spaces, walking trails, community garden, and seating plaza. As it 

relates to individual dwellings, the proposed residences will feature a primary living 

area and owners’ suites entirely on the first floor, with extra space allocated for guest 

bedrooms or a home office, den, or hobby room upstairs. Each fee simple lot will 

incorporate outdoor space with a compact front and back yard to provide private 

outdoor areas while minimizing required upkeep.   

Each attached dwelling is for County residents that are age 55 or older. The 

age-restricted nature of the Proposed Development will create a new opportunity for 

senior housing ownership that is insulated from the extra activity of children and 
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young families, but also provides appropriate spaces for younger friends and relatives 

of residents to make temporary visits.  For purposes of implementing age-restrictions 

on-site, the community is subject to State and Federal fair housing laws, as well as a 

specific covenant to limit the duration of time that residents can host minors 

overnight.2

V. LAND USE BACKGROUND

A.   

The Property is located within the General Plan’s Established Communities 

Growth Policy Area. The General Plan stipulates that Established Communities are 

“most appropriate for context-sensitive infill and low- to medium-density 

development.”3 At approximately 4.75 dwelling units per acre, the Proposed 

Development conforms to the General Plan’s vision for Established Communities.

Moreover, the siting and scale of the proposed Planned Retirement Community is

compatible with the surrounding low-to moderate-density single-family residential 

communities. 

B. 

The Property is located within the boundaries of the Master Plan. The subject 

application conforms to the Master Plan and advances several important Plan

strategies and policies for future development. Specifically, the Proposed 

Development represents context-sensitive, residential infill development that aligns 

with the Master Plan’s land use policies for Established Communities. Moreover, the 

Proposed Development advances the following Master Plan Land Use, Housing & 

Neighborhoods, and Community Heritage, Culture & Design visions, goals, policies 

and strategies:

 
2 A draft of this age-restriction covenant is included with this application. 
3  General Plan, p. 20 “Growth Policy Map.” Established Communities are “most appropriate for 
context-sensitive infill and low-to medium-density development.” 
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Comment: The subject application proposes infill residential development within the 

boundaries of the Master Plan and the General Plan’s Established Communities

Growth Policy Area. The proposed fee simple senior housing product advances the 

Master Plan’s Land Use Policy for additional residential units and varied housing 

types at an appropriate density for this designated rural residential location.

 

Comment: The Proposed Development provides a new housing type that is compatible 

with the existing single-family residential community. 57 units of high-quality, fee 

simple senior housing will meet a demand for new age-restricted residential 

development in this area of the County. 

 

Comment: The Proposed Development introduces a new housing option within the 

Established Communities plan area that complements the surrounding single-family 

residential community. 

 

Comment: The Proposed Development expands the County’s senior housing 

inventory with a high-quality Planned Retirement Community, adding 57 units of fee 

simple age-restricted housing.
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Comment: The proposed Planned Retirement Community represents efficient, 

sustainable land use through context-sensitive residential infill. The Proposed 

Development is also designed to preserve regulated environmental features to the 

fullest extent possible and efficiently manage stormwater quantity and quality. 

Moreover, once completed, the Proposed Development will be certified to meet the 

ICC 700 National Green Building Standard for Land Development at the Three-Star 

level or better. 

Additionally, the Proposed Development advances Master Plan environmental 

goals related to improving stormwater runoff quality through a new stormwater 

management facility featuring environmental site design. The primary goal of 

providing the proposed stormwater management at the Property through 

Environmental Site Design is maintaining predevelopment runoff characteristics 

while enhancing and integrating into the site design. This goal is accomplished by 

maintaining natural hydrology, restoratively landscaping the entire facility, and 

enhancing receiving waters. Moreover, the proposed Environmental Site Design 

utilizes a network of smaller controls to capture and treat runoff rather than at a 

centralized location. This will create a more natural design that mimics 

predevelopment conditions while improving water quality, removing pollutants, and 

slowing runoff to prevent erosion. The Proposed Development advances the following 

Master Plan Natural Environment goals and policies:

 

Comment: The Proposed Development advances Natural Environment Goal 1 

through the preservation of existing environmental features on-site and the 

surrounding community. The subject Planned Retirement Community is 

intentionally designed to limit impacts to regulated environmental features on-site, 

as the Proposed Development will not impact the Primary Management Area at the 
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northern and eastern property line. The preserved areas will act as sound and visual 

buffers between the Proposed Development and existing adjacent subdivisions.

Woodland conservation areas are proposed within the Primary Management Area on-

site. Reforestation and afforestation are also proposed to enhance existing woodlands. 

The Applicant has consistently coordinated with M-NCPPC Environmental Planning 

Staff throughout the development review process to ensure preservation of on-site 

Primary Management Area and Specimen Trees.4 Additionally, the subject 

application proposes planting of native species of trees, shrubs, and grasses on-site to 

enhance air quality in the surrounding community. Water pollution will be prevented 

through the use of a submerged gravel wetland, which will provide both stormwater 

quality and quantity management while enhancing the existing natural beauty of the 

adjacent open space.  

 

Comment: The Proposed Development creates a new senior community that 

efficiently utilizes the 12-acre site to provide housing opportunities while also 

preserving existing trees, conserving regulated environmental features, and 

improving stormwater management. The Proposed Development is intentionally 

designed to avoid any impacts to the Primary Management Area that runs along the 

full extent of the eastern property line. These preservation areas support the 

additional housing at this location by acting as sound and visual buffers between the 

Proposed Development and existing adjacent subdivisions.

 

 
4 Following acceptance and review by the Prince George’s County Subdivision & Development Review 
Committee, the Applicant revised the SE-22002 Site Plan and TCP2-017-2023 to preserve four 
additional Specimen Trees in coordination with M-NCPPC Environmental Planning Staff. 
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Comment: The Proposed Development improves stormwater runoff quality through 

a new stormwater management facility featuring Environmental Site Design.

Environmental Site Design will maintain predevelopment runoff characteristics 

while enhancing and integrating into the community layout. The facility maintains 

natural hydrology, restoratively landscapes the entire facility, and enhances 

receiving waters. Moreover, the Environmental Site Design will utilize a network of 

smaller controls to capture and treat runoff, rather than at a centralized location, to 

create a more natural design that mimics predevelopment conditions while improving 

water quality, removing pollutants, and slowing runoff to prevent erosion.

 

Comment: The Proposed Development is intentionally designed to avoid any impacts 

to the Primary Management Area that runs along the full extent of the eastern 

property line. Moreover, the subject application efficiently utilizes these preservation 

areas within the green infrastructure network as sound and visual buffers between 

the Proposed Development and existing adjacent subdivisions. As such, regulated 

environmental features inform the overall design of the community and will serve as 

an aesthetic buffer for future residents.

 

Comment: The Proposed Development addresses stormwater management on-site 

with Environmental Site Design. The new stormwater system will maintain 

predevelopment runoff characteristics while integrating management into the site 

design. Accordingly, proposed management will maintain natural hydrology and 

restoratively landscape the facility while improving water quality, removing 

pollutants, and slowing runoff.
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Comment: The proposed stormwater management is intentionally designed to serve 

new development on the Property. The proposed managed system will improve the 

existing stormwater conditions through Environmental Site Design.  

 

Comment: The subject application proposes low- to medium-density residential 

development within one of the Master Plan’s designated residential areas that 

leverages existing infrastructure, preserves the County’s natural resources, and 

mitigates climate impacts associated with new development. The proposed context-

sensitive residential infill efficiently utilizes existing infrastructure to support 

additional housing. The Proposed Development is located at an appropriate location

for new housing in the Master Plan, which intendeds to minimize climate impacts 

related to sprawl. Furthermore, the age-restricted nature of the Proposed 

Development will result in less vehicular traffic and trips to and from the Planned 

Retirement Community than an all-ages residential development of a similar size. In 

addition to limited traffic and vehicular emission impacts related to the proposed age-

restricted use, the subject application was intentionally designed to limit impacts to 

regulated environmental features on-site. 

In sum, the Proposed Development advances numerous Master Plan goals and 

policies across multiple, diverse planning disciplines. As analyzed above, the 

Proposed Development comprehensively addresses the Plan’s most salient land use, 

housing, and environmental, policies to benefit the surrounding community and 

larger Plan area.

 

C.  

In addition to advancing several Master Plan residential goals and policies, the 

Proposed Development encourages and/or meets many of the County’s 

aims and objectives. Most notably, the Proposed 
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Development addresses the executive goals 

related to creating diverse housing options and improving housing quality. With the 

development of high-quality, for- purchase senior housing, the Proposed Development 

offers a very unique housing opportunity for the Glenn Dale area and the County at 

large. More specifically, the Proposed Development advances the following

strategies, goals, and policies: 

 

 

Comment: The Proposed development provides a new context-sensitive housing 

option in close proximity to compatible all-ages housing options. This unique age-

restricted housing opportunity aligns with the County’s 

 to better leverage available land for new, context-sensitive development that 

expands housing types and supports senior residents.

 

Comment: The Proposed Development advances the County’s Comprehensive 

Housing Strategy by providing new opportunities for seniors to age in place. The 

proposed Planned Retirement Community fits into a larger approach to develop new 

senior housing within Established Communities that leverages existing 

infrastructure and complements surrounding residential communities.

The Proposed Development creates a unique housing type that caters to a 

pressing need for quality senior housing in the County. Moreover, this new housing 

type is proposed through compatible, context-sensitive development that both 

efficiently utilizes existing infrastructure and diversifies the area’s housing options 

to support older residents.

. 

SE-22002_Backup   11 of 169



12

VI. ANALYSIS

A. Development Pursuant to Prior Ordinance
 
The Applicant proposes to submit this application consistent with the Prior 

Zoning Ordinance, pursuant to Sec. 27-1900 “Development Pursuant to Prior 

Ordinance” of the Zoning Ordinance. In addition to Sec. 27-1900, the Zoning 

Ordinance also includes “Transitional Provisions” to process the Ordinance’s 

treatment of existing development approvals and entitlements, as well as future 

development pursuant to the Prior Zoning Ordinance. As it relates to the subject SE 

application for the Property, Sec. 27-1900 “Development Pursuant to Prior 

Ordinance” provides a two-year transitional period in which new development 

applications may be reviewed under the Prior Zoning Ordinance after the April 1, 

2022, Effective Date. Analysis of the subject application’s conformance with Sec. 27-

1900 “Development Pursuant to Prior Ordinance” is provided below: 

1. §27-1904 – Procedures
In order to proceed with development under the Prior Zoning Ordinance, the 

following procedures shall apply:

 

Comment: The Applicant participated in a Pre-Application Conference with Staff on 

August 29, 2022. The Applicant provided an overview of the subject SE application 

and received comments from several applicable M-NCPPC Sections – including 

Urban Design, Subdivision, Zoning, Community Planning, and Environmental Staff.

 

Comment: This statement of justification is submitted as an explanation of the 

subject application’s conformance with the Prior Zoning Ordinance, the Zoning 

Ordinance’s procedures concerning development pursuant to the Prior Ordinance, 
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and other applicable review criteria. The Proposed Development was intentionally 

designed to meet the Prior Zoning Ordinance’s purposes, regulations, and applicable 

standards for a Planned Retirement Community. Accordingly, the subject SE 

application is proposed in conformance with the Prior Zoning Ordinance – as well as 

the Subdivision Regulations in effect prior to April 1, 2022 (the “Prior Subdivision

Regulations”). For reasons related to development application continuity and

conformance with the Prior Zoning Ordinance and the Prior Subdivision Regulations, 

the Applicant has elected not to develop the Property pursuant to the provisions of 

the current Zoning Ordinance. 

B.  Compliance with Prior Zoning Ordinance  
 
1. §27-317 Special Exception Required Findings

 

 

Comment: The subject application and proposed residential community are in 

harmony with the general purposes of Subtitle 27. Analysis of the Proposed 

Development’s conformance with the general purposes of Subtitle 27 is provided 

below:

Comment: The Proposed Development will provide an attractive, for-sale senior 

housing option for County residents who want to live close to their family and friends, 

workplaces, shopping, and other amenities without the activity of an all-ages 

community. Creating opportunities for seniors to age in place will promote the health, 

safety, moral comfort, convenience, and welfare of community residents and the 

County as a whole. 
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Comment: The subject application is in conformance with the recommendations of 

both the General Plan and Master Plan. Specifically, the Application diversifies 

housing options within the surrounding community with new, high-quality senior 

housing. The Property is located in the General Plan’s Established Communities 

Growth Policy Area. Established Communities are intended to maintain a pattern of 

low- to moderate-density residential communities. The Proposed Development will be 

designed in accordance with the low-medium density residential character of the 

surrounding area and the purposes of the Established Communities Growth Area. 

Although the aforementioned General Plan and Master Plans do not provide location-

specific recommendations for the Property, the Application is consistent with the 

Master Plan as it advances context-sensitive infill throughout the surrounding the 

surrounding Glenn Dale community while creating a mix of housing opportunities to 

complement other nearby existing neighborhoods. 

Comment: The subject application promotes the conservation, creation, and 

expansion of communities that will be developed with adequate public facilities and 

services. The Proposed Development creates a new senior community that efficiently 

utilizes the 12-acre site to provide housing opportunities while also preserving 

existing trees, conserving regulated environmental features, and improving 

stormwater management. The Proposed Development is intentionally designed to 

avoid any impacts to the Primary Management Area that runs along the full extent 

of the eastern property line. Two submerged gravel wetlands are proposed along the 

eastern property boundary to improve stormwater management on-site and in the 

surrounding area. 

 Moreover, the proposed community will be served by adequate public facilities. 

The Proposed Development will not impact adequate facilities that currently serve 

the surrounding single-family residential communities. Pursuant to the Traffic 

Impact Statement submitted with this application, the Proposed Development will 
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result in fewer net trips and access points along the adjacent Collector than a by-right 

single-family detached residential community on-site would.5 Additionally, the age-

restricted nature of the proposed Planned Retirement Community use innately 

results in a marginal impact on Prince George’s County schools. 

Comment: The subject application recognizes an existing need for alternative housing 

options for serving the unique needs of elderly adults. In addition to providing an 

opportunity for home ownership for seniors in Prince George’s County, the Proposed 

Development benefits the existing growth and development of the County by 

providing a new housing option in close proximity to non-age-restricted housing 

options. This unique housing opportunity aligns with the County’s 

 to better leverage available land for new, context-sensitive 

development that expands housing types and supports senior residents.  

Comment: The application will not diminish the provision of adequate light, air, and 

privacy, as necessary landscape buffering and building restriction lines will be 

preserved.  High quality fences will be used for screening purposes where necessary, 

in conformance with the Landscape Manual. Building heights will be limited and 

architecture will provide ample windows for residents to enjoy the surrounding 

landscape.

 
5 Traffic Impact Statement dated August 5, 2022. The Proposed Development would impact traffic 
less than a single-family detached community on-site at a by-right density of 22 dwelling units. The 
Proposed Development also utilizes one access point along Springfield Road, whereas a by-right single-
family detached community would likely necessitate multiple access points to serve the Property. 

SE-22002_Backup   15 of 169



16

Comment: As demonstrated in the application site plan, the Proposed Development 

provides a beneficial relationship between adjacent single-family residential land 

uses. The Proposed Development will be designed in accordance with the 

requirements of the 2010  (the “Landscape 

Manual”) to ensure adequate buffering between any potential incompatible uses.

Moreover, the Proposed Development is consistent with the General Plan’s vision for 

Established Communities, proposing appropriate context-sensitive infill and low to 

medium-density development that is compatible with the surrounding residential 

community.   

Comment: The site is served by the Prince George’s County Police Department, as 

well as County Fire and Rescue Services. All private roads internal to the proposed 

community are designed for adequate fire emergency vehicle accessibility and 

reviewed by the Office of the Fire Marshal. All homes will be constructed in 

accordance with fire protection requirements.  Further, the Proposed Development

will protect the County from flooding by providing 100-year stormwater attenuation 

on-site.  A Traffic Impact Statement letter prepared on behalf of the Applicant is 

included with this application. 

Comment: The Proposed Development is specifically designed and intended to satisfy 

this purpose. The age-restricted component of the proposed community will create a 

living environment that is appropriate for elderly adults at a competitive price point.

Additionally, the finished project will be certified to meet the ICC 700 National Green 

Building Standard for Land Development at the Three-Star level or better. This 

independent third-party verification of green building practices is administered by 

Home Innovation Research Labs which is headquartered in Upper Marlboro, Prince 

George’s County.  
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Comment: The Proposed Development will provide employment opportunities during 

construction. Development at the Property will also increase the tax base in this area 

of the County.  

Comment: At 4.75 dwelling units per acre, the subject SE application provides a low- 

to moderate-density housing product that is contextually sensitive, sited 

appropriately within the surrounding development, and in conformance with both 

General Plan and Master Plan’s future land use recommendations. 

Comment: Pursuant to the Traffic Impact Statement and Circulation Plan submitted 

with this Application, the Proposed Development will not cause congestion along 

Springfield Road or nearby intersections. Moreover, the Proposed Development and 

associated roadway improvements will insure the usefulness of the surrounding road 

network and larger transportation system. The single access point on Springfield 

Road results in improved safety and capacity compared to multiple entry points for 

R-R lots and the entrance will be constructed in accordance with current Prince 

George’s County standards for a collector road.

Comment: The Proposed Development affords the opportunity to locate fee-simple 

elderly housing in a thriving area of development, in close proximity to existing 

communities and all-ages single-family development. 
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Comment: The Proposed Development will protect against undue pollution and 

advance the preservation of existing environmental features on-site and in the 

surrounding community. The proposed age-restricted residential community innately 

features limited externalities related noise and pollution. In addition to limited traffic 

and noise impacts related to the proposed use, the subject application was 

intentionally designed to limit impacts to regulated environmental features on-site. 

The Proposed Development will not impact the Primary Management Area on-site, 

and the proposed planting of native species of trees, shrubs, and grasses will benefit 

air quality in the surrounding community. The preserved areas will act as sound and 

visual buffers between the Proposed Development and existing adjacent subdivisions.

Woodland conservation areas are proposed within the Primary Management Area on-

site. Reforestation and afforestation are also proposed to enhance existing woodlands. 

Additionally, water pollution will be prevented through the use of a submerged gravel 

wetland, which will provide both stormwater quality and quantity management while 

enhancing the existing natural beauty of the adjacent open space. 

Comment: The site configuration proposed herein creates contextually appropriate 

buffering between Springfield Road and the proposed dwelling units. Landscape 

buffers of native trees and shrubs – in conformance with the Landscape Manual – 

will be provided on the north and south boundaries at Springfield Road. Additional 

landscape planting will be provided at the entrances and open space common areas 

to screen homes and private yards.

Comment: The Proposed Development will not eliminate or affect any farmland, nor 

will it threaten any of the County’s natural resources. Context-sensitive residential 

infill efficiently locates new housing within an appropriate area of the County to 

reduce sprawl and concomitant demands on the County’s natural resources. The 
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subject application provides stormwater quality and quantity management to benefit 

the surrounding community. 

 

Comment: The proposed use is in conformance with all applicable requirements and 

regulations of the Prior Zoning Ordinance. The proposed use is permitted by Special 

Exception and will conform to all applicable requirements and regulations of this 

Subtitle.

Comment: As analyzed in Section V of this Statement, the proposed use is compatible 

with and will not substantially impair the integrity of the General Plan or Master 

Plan.

 

Comment: As detailed above, the proposed use will not adversely affect the health, 

safety, or welfare of residents or workers in the area, but will instead serve as a 

means of enhancing the health, safety, and welfare of the County’s elderly population 

by providing them with a housing solution close to amenities and transportation 

options.  

 

Comment: The proposed use will not be detrimental to the use or development of 

adjacent properties or the general neighborhood. The use integrates into the fabric of 

the existing community and will complement development in the Glenn Dale area. 
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Comment: Tree Conservation Plan II is submitted with this application and the site 

plan is in conformance with the TCP 2.

Comment: Preserved environmental features identified in the approved Natural 

Resources Inventory will be placed in a conservation easement and shown on the final 

plat. None of the proposed lots impact regulated environmental features on-site. 

(b) 

 

 

 
 

Comment: This section is not applicable as the subject application is located entirely 

outside the Chesapeake Bay Critical Overlay Zone boundaries.

 
2. §27-395 Planned Retirement Community Special Exception Criteria

 

 

Comment: The subject application recognizes an existing need for alternative housing 

options for serving the unique needs of elderly adults. In addition to providing an 

opportunity for home ownership for seniors in Prince George’s County, the Proposed 

Development benefits the existing growth and development of the County by 
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providing a new housing option in close proximity to non-age-restricted housing 

options. This unique housing opportunity aligns with the County’s 

and Master Plan to better leverage available land for new, context-

sensitive development that expands housing types and supports senior residents.

Comment: The proposed use will not be detrimental to the use or development of 

adjacent properties or the general neighborhood. The use integrates into the fabric of 

the existing low- to-moderate density residential community and will complement 

development in the surrounding area. 

Comment: The Property was previously zoned R-R. Accordingly, this finding is not 

applicable to the subject application. 

Comment: A Traffic Impact Statement and Circulation Plan, detailing the proposed 

traffic circulation patterns for the Proposed Development is submitted with this 

application.

Comment: Applicable dimensional and bulk regulations are set forth with the subject 

site plan. A summary of the proposed regulations is provided in the table below:

SE-22002_Backup   21 of 169



22

REGULATION PROPOSED

Lot Coverage 75% Max 

Setbacks 20’ Front, 14’ Min. Rear, 0’/4’ Side 

Density 4.75 DU / AC

Lot Width (Min) 28 Feet at Front Street Line

Height (Max) 30 Feet

Lot Area (Min) 2,500 SF

Comment: The Property is comprised of 12.01 contiguous acres. Pursuant to the 

Prince George’s County Department of Public Works & Transportation’s (DPW&T) 

confirmation letter submitted with this application, the Property has a land area of 

12.01 contiguous acres as a result of a prescriptive easement along Springfield Road. 

In correspondence with the Applicant dated June 8, 2022, M-NCPPC Zoning Staff 

confirmed that DPW&T’s confirmation letter – along with the property survey – 

satisfies Sec. 27-395(a)(3)(B) of the Prior Zoning Ordinance.

Comment: The Proposed Development proposes approximately 4.75 dwelling units 

per acre. 

Comment: The Property was previously zoned R-R. Accordingly, this requirement is 

not applicable to the subject application.
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Comment: The Property was previously zoned R-R. Accordingly, this finding is not 

applicable to the subject application. 

Comment: The Property was previously zoned R-R. Accordingly, this finding is not 

applicable to the subject application. 
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Comment: The Proposed Development features multiple community amenities to 

provide opportunities for residents to spend time together outdoors. Proposed 

community amenities include a gathering area with a covered pavilion and additional 

seating spaces, walking trails, and seating plaza. 

The Proposed Development and recreational facilities are commensurate with 

the size of the development. The main community gathering area is centrally located 

on the site to encourage regular use by all residents. The focal point of the central 

park areas is a 400 square foot covered pavilion on a 3,050 square foot plaza. The 

wood post and asphalt shingle roof pavilion will feature lights and power outlets that 

make the pavilion suitable for community events such as picnics and homeowners 

association meetings. Permanent fixed benches and moveable outdoor tables and 

chairs will be provided at the pavilion and on the plaza. The plaza will be surfaced 

with unit pavers and surrounded with landscaping contained by seating height 

masonry walls. Approximately twelve 4x8’ raised garden beds for community use are 

proposed next to the plaza. As it relates to active recreation, 890 linear feet of

natural surface trail is proposed throughout the Proposed development. Additionally, 

the Property is located less than three miles from both the Huntington Community 

Center and the Glenn Dale Community Center and Splash Park, each of which 

features programming with fitness, crafts, and other activities.   

The community meeting area is approximately centered between the eastern 

and western boundaries of the Property. The community area is located towards the 

southern portion of the Property due to the presence of specimen trees near a more 

central location. The preserved area around the specimen trees at this location will 

also be utilized as a natural undeveloped community space with recreational access, 

including picnic tables and a natural surface trail. The proposed developed 

community meeting area with pavilion and hard surface is located within an 800’ 

walk of all dwellings, with the majority of homes located within one block. Sidewalks 

and crosswalks throughout the development, along with nearby parallel parking 

spaces provide easy access to the recreation area for all residents. 
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Comment: No retail, commercial, medical, or healthcare uses are proposed.  

Comment: A draft of the proposed age-restriction covenant is included with this 

application.

 

Comment: Drafts of applicable covenants guaranteeing the perpetual maintenance 

and utilization of proposed recreational facilities are included with this application.

3. §27-428. R-R Zone (Rural Residential)
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Comment: The Proposed Development will be designed in accordance with the low- 

to medium-density residential character of the surrounding area and complement the 

existing residential community.

Comment: Single-family attached dwellings are proposed at a density of 4.75 dwelling 

units per acre. The proposed housing type and density are appropriate in the R-R 

Zone, pursuant to Special Exception approval. 

Comment: As discussed, 45% of the Proposed Development is dedicated to open space, 

recreational facilities, woodland/environmental conservation area, stormwater 

management facilities, and social-oriented amenities.  

Comment: The Proposed Development will prevent soil erosion and stream valley 

flooding through the preservation of existing wetlands, environmental site design, 

and 100-year stormwater attenuation on-site.   

 

VII. CONFORMANCE WITH OTHER APPLICABLE REVIEW CRITERIA
 

A. Prince George’s County Landscape Manual 

This Application is subject to the standards and regulations provided by the 

Prince George’s County Landscape Manual (the “Landscape Manual”). The Applicant 

is requesting Alternative Compliance for Landscape Manual Section 4.6 (“Buffering 

Development from Streets”) and Section 4.10 (“Street Trees Along Private Streets”) 

requirements for the Property, pursuant to Section 27-239.01 of the Prior Zoning 

Ordinance and Section 1.3 of the Landscape Manual. With approval of the requested 

Alternative Compliance, the Proposed Development will be designed in accordance 

with the requirements of the Prince George’s County Landscape Manual. 
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B. Tree Canopy Coverage Ordinance

 The Proposed Development – in combination with existing tree canopy on-site 

– provides more than the required 15% tree canopy coverage for the R-R Zone. 

VIII. CONCLUSION

The Applicant respectfully requests the Planning Board grant approval of the 

subject application for the Proposed Development. Additionally, the Applicant 

respectfully requests that the Zoning Hearing Examiner subsequently approve the 

subject SE for the Proposed Development. As discussed throughout this Statement, 

the improvements proposed in this application satisfy the Zoning Ordinance’s 

required findings for a Planned Retirement Community in the R-R Zone. Moreover, 

the plans, documents, and illustrative views submitted in conjunction with this 

Statement, demonstrate a high standard of architecture, well-detailed façade 

treatments, robust landscaping, and thoughtful site design that will complement the 

existing community while meeting a demand for age-appropriate senior housing for 

the County. The above analysis and submitted plans establish that the subject 

application satisfies the required findings that the Planning Board and Zoning 

Hearing Examiner must make in order to approve a SE application in accordance 

with the Zoning Ordinance.  
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PGCPB Agenda:         9/28/23 
PGCPB Item #:           NA 
Application:                Stewart Property, SE-22002 
Reviewer Name:         Andrew Shelly 

APPLICANT’S EXHIBIT A 
PROPOSED REVISIONS TO STAFF REPORT

The Applicant proposes all new language bold underlined in blue and all deleted language italicized 
stricken-through in red. 

RECOMMENDATION 

 Based on the applicant’s statement of justification, the analysis contained in the technical staff 
report, associated referrals, and materials in the record, the applicant has demonstrated 
conformance with the required special exception findings, as set forth in Section 27-317 (in 
general) and Section 27-395 (planned retirement community) of the prior Prince George’s County 
Zoning Ordinance. Staff find that the proposed application satisfies the requirements for approval 
and that the application will be in conformance with the Zoning Ordinance requirements. 

 Therefore, staff recommend APPROVAL of Special Exception SE-22002, a Variance from 
Section 25-122(b)(1)(G), Alternative Compliance AC-23008, and Type 2 Tree Conservation Plan 
TCP2-017-2023, for Stewart Property, subject to the following conditions: 

 
1. Prior to certification of the special exception site plan, the following revisions shall be made, 

or information shall be provided: 
 
a. Provide a bicycle lane along the subject property’s entire frontage of Springfield 

Road on the special exception plan, unless modified by the operating agency 
with written correspondence. 

b. Provide dimensions for all sidewalks and trails on-site on the special exception plan. All 
sidewalks shall be at least 6 5 feet wide in accordance with the 2022 Approved Bowie-
Mitchellville and Vicinity Master Plan, unless modified by the operating agency 
with written correspondence. 

c. Provide additional public utility easements (PUEs) to provide continuity to the PUEs 
located along the fronts of all Llots 47 to Lots 57 and Lots 17 to Lots 36 on the special 
exception plan. 

 
d. Provide the following notes on the special exception plan and revise the representative 

architectural plans to demonstrate the following: The Applicant has proffered the 
following Conditions regarding representative architecture and providing 
the following notes on the approved special exception site plan: 

 
(1) “All dwelling units shall have front facades finished with a minimum of 60 

percent brick or other masonry. The first floor of all front facades shall be 
finished with full brick or other masonry.” 
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(2) “All singleone-family attached end walls shall feature, at a minimum, four 
points of architectural fenestration on the first floor, three points of 
architectural fenestration on the second floor, roof line detail, and shutters 
on all windows to provide a balanced and harmonious composition.” 

 
(3) “All highly visible singleone-family attached end walls, as shown on the 

Applicant’s provided ‘Visibility Exhibit,’ shall be finished with full brick or 
other masonry on the first floor.” 

 
(4) “All moderately visible one-family attached end walls, as shown on the 

Applicant’s provided ‘Visibility Exhibit,’ shall be finished with, at a minimum, 
full brick or other masonry up to the water table.”

e. Revise the Visibility Impact Exhibit and the special exception plan to show all end units 
that are not considered highly visible as moderately visible or MVL. 

f. Provide an exhibit demonstrating that each housing stick is within 500 feet of a fire 
hydrant, as hose is laid by the fire department, around corners, obstacles, etc. 

 
g. Obtain approval of a preliminary plan of subdivision and reflect the approved lotting 

pattern of the preliminary plan on the approved special exception plan. 
 

h. Revise the development standards table on the special exception plan to include the 
following: 

 
(1) Provide minimum lot size requirements. 

(2) Provide side setback requirements. 

(3) Provide accessory building structure requirements if proposed with the 
development. 

i. e. Revise the project title on the provided draft covenants to be consistent with the 
detailed site plan. 

j. Provide Americans with Disabilities Act parking spaces, electric vehicle charging 
stations, and visitor parking as part of the on-site parking calculation on the special 
exception plan. 

 
k. f. Provide site details for the proposed dog waste stations and demonstrate the 

locations of these dog waste stations on the special exception plan. 
 

l. Conform to Section 27-624 or obtain an approved departure from design standards in 
accordance with Section 27-239.01. 

 
m. Delineate and dimension the garages and dwelling units on the special exception plan. 

 
n. Provide a note on the special exception plan that indicated the material of the 

driveways. 
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o. Provide the setbacks for the single-family attached dwelling units on the special 
exception plan.

 
p. Provide truck turning circulation plans.

 
q. g. The landscape plan shall be revised, as follows:

(1) Increase the minimum size of Section 4.1 and Section 4.10 trees (close to the 
street) from 2.5-3 inch caliper to 3-3.5-inch caliper. 

(2) Provide six additional shade trees along the eastern section of Private Road “A” and 
the middle section of Private Road “B” outside of the roadway and public utility 
easement, but as close to the street as possible. Additional planting locations may be 
found by decreasing the size of the public utility easement (if possible) or moving the 
houses back.

 
(3) Update the Section 4.6 schedules, as only 29 street trees appear to be proposed, 

not 30. 
 

(4) (2) Reduce the plant unit requirement in Schedule 4.7-1 (B) by 50 percent 
since a 6-foot-high fence is included in the bufferyard. 

 
(5) (3) Revise the number of plantings in all landscape schedules to correspond 

with the plant schedule provided on Sheet 2 of the landscape plan. 
 

(6) (4)Round all plant requirements for all landscape schedules to whole 
numbers. 

 
(7) (5) Indicate the landscape schedules where alternative compliance is being 

requested. 
 

(8) (6) Provide the following General Notes on Sheet 1 of the landscape plan: 
 

A. Landscaping in front of the residential gateway signs will change 
seasonally. 
 

B. Plantings in the raised garden beds will be installed by residents. 
 

(9) (7) Revise the tree canopy coverage on-site woodland conservation acres 
provided, and non-woodland conservation acres provided, in conformance 
with the provided Type 2 tree conservation plan. 

(10) (8) Provide a column stating if the proposed planting is native or non-
native, on the plant schedule, on Sheet 2 of the landscape plan. 

 
(11) (9) Label the lighting fixtures and fence on Sheet 2 of the landscape plan. 

Revise the lighting fixtures to be full cut-off. 
 

(12) Remove the recreation facilities schedule and calculation on Sheet 3 of the 
landscape plan. 
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(13) Provide site details for the on-site furniture that will be utilized within the 
community pavilion, on Sheet 3. 

(14) (10)In addition to the landscape plan, provide a photometric plan 
demonstrating the lighting will consist of full cut-off fixtures that reduce 
spill-over into the surrounding community. 

 
r. h. The Type 2 tree conservation plan (TCP2) shall be revised, as follows:

(1) Label the proposed development features on the plan (raised garden beds, 
sitting plaza, etc.) 
 

(2) Provide the following note under the specimen tree table, “This plan is in 
accordance with the following variance from the strict requirements of 
Subtitle 25 approved by the Prince George’s County District Council with SE-
22002 for the removal of Specimen Trees ST-1, ST-3, ST-9, and ST-10.” 

 
(3) Provide a layout that preserves Specimen Trees ST-5 through ST-8, and their 

respective critical root zones. 

(4) (3)Provide the symbols in the legend for the sewer and associated 
easement(s), and all other features on the TCP2. 

 
(5) Include the area shown as Preserved Not Counted (WPNC-1), as part of the on-

site preservation, excluding the area within the Washington Suburban 
Sanitary Commission easement. 

(6) Provide efforts, such as reduced grading or a retaining wall, to eliminate the 
impacts to the critical root zone (CRZ) of Specimen Tree ST-2. 

(7) (4)Show the landscape area (LCA-1) as a minimum of 35 feet in width and 
contiguous with the property line to the south.

 
(8) (5)Prior to certification of the TCP2 for this site, documents for the 

required woodland conservation easements shall be prepared and 
submitted to the Environmental Planning Section, for review by the Office 
of Law and submission to the Office of Land Records for recordation. The 
following note shall be added to the standard TCP2 notes on the plan, as 
follows: 

 
“Woodlands preserved, planted, or regenerated in fulfillment of 
woodland conservation requirements on-site, have been placed in a 
woodland and wildlife habitat conservation easement, and 
recorded in the Prince George’s County Land Records at Liber ____ 
Folio____. Revisions to this TCP2 may require a revision to the 
recorded easement.” 
 

i. The Natural Resources Inventory should be revised to relabel the Specimen Trees 
to match the location and description of Specimen Trees shown on the Type 2 tree 
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conservation plan.  

2. Prior to the acceptance of the preliminary plan of subdivision, the applicant shall:
 

a. Provide a pedestrian and bikeway facilities plan and demonstrate the following: 
 

(1) Provide a bicycle lane along the subject property’s entire frontage of 
Springfield Road, unless modified by the operating agency with written 
correspondence. 

(2) Provide dimensions for all sidewalks and trails on-site. All sidewalks shall 
be at least 6 5 feet wide in accordance with the 2022 Approved Bowie-
Mitchellville and Vicinity Master Plan unless modified by the operating 
agency with written correspondence. 

 
b. Provide a geotechnical report that includes a slope stability analysis for both 

unmitigated and mitigated conditions. 
 

c. Identify archaeological resources in the project area by conducting Phase I 
archeological investigations. 

 
3. Prior to the approval of the final plat, the applicant shall: 

 
a. Provide a plan evaluating the resource at the Phase II level, or avoiding and 

preserving the resourced in place, if it is determined upon receipt of the Phase 
I report by the Prince George’s County Planning Department that potentially 
significant archeological resources exist on the subject property. 

 
b. In accordance with Section 27-395(a)(5)(A) of the Prince George’s County Zoning 

Ordinance, the applicant shall provide age-restricted covenants, in conformance 
with the Federal Fair Housing Act, and the covenants shall be approved by the 
Prince George’s County District Council and filed in the land records of Prince 
George’s County prior to record plat. The liber and folio of the covenants shall be 
reflected on the final plat prior to recordation. 

 
4. Prior to issuance of any permit which impacts wetlands, wetland buffers, and streams, or 

waters of the United States, the applicant shall submit copies of all federal and state wetland 
permits, evidence that approvals conditions were complied with, and associated mitigation 
plans.

5. Prior to any ground disturbance or the approval of any grading permits, the applicant shall: 
 

a. Provide a final report detailing the Phase II and/or Phase III investigations and 
ensure that all artifacts are curated in a proper manner if a Phase II and/or Phase 
III archeological evaluation or mitigation is necessary. 
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Environmental Planning Section
Maryland National Capital Park and Planning Commission
14741 Governor Oden Bowie Drive
Upper Marlboro, MD 20772

Revised August 16, 2023
Revised June 27, 2023
Revised June 2, 2023
February 28, 2023

Re: Stewart Property  
Request for a Specimen Tree Variance

Dear Environmental Planning Section: 

On behalf of our client, ESC 8215 Springfield L.C., we hereby request a Specimen Tree Variance for the
property identified as Parcel 131 (the "Property") pursuant to Section 25-119 of the Prince George’s 
County Code.  

I. Background Information: 

In order to secure approval of the removal or disturbance of certain identified trees that are considered 
priority for retention and protection under State law and the Prince George’s County Code, Charles P. 
Johnson & Associates (CPJ) hereby requests a Specimen Tree Variance for the Property on behalf of the
client, in connection with the coordinated review of a Special Exception Application. 

The Property is 12.01 acres and is located at 8215 Springfield Road in Glenn Dale, MD, on the eastern side 
of the road between Lake Glen Drive and Moriarty Court. The Property is bounded by single-family 
residential land and Springfield Road. The site currently is occupied by a single-family home, and about half 
of the site is unforested and the other half is forested. An existing sewer line and associated easement, 
stream and associated buffers, and Primary Management Area (PMA) is located along the north and 
northeast edge of the Property. 1.58 acres of 100-year floodplain area is also present on the site.

The Property is subject to a previously approved Natural Resource Inventory Plan, NRI-069-2022. The 
associated Special Exception Application (SE-22002), which accompanies this Variance Request, proposes 
fifty-seven (57) single-family attached dwelling unit lots for age-restricted housing as part of a Planned 
Retirement Community. The proposed SE site plan features several stormwater management facilities 
throughout the site with the majority of treatment provided by submerged gravel wetlands  

Development of the Property pursuant to the SE-22002 will require the removal of four (4) specimen 
trees. The individual trees are all depicted on the approved Natural Resource Inventory Plan, NRI-069-
2022.  
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II. Trees Subject to this Variance Request: 

Below is a list of the trees that serve as the subjects of this variance request, as well as the reasons for 
their proposed removal: 

Tree Species Size 
(DBH) 

Condition Disposition Comments

#1 Post Oak, 
Quercus stellata 

32 Fair Remove Impact from roadway, stormwater 
management facility, utilities, and house 
construction.

#3 White Oak,
Quercus alba 

31 Good Remove Impact from stormwater management facility
and associated grading 

#9 Southern Red Oak,
Quercus falcata

30 Good Remove Impact from roadway, utilities, and house 
construction.

#10 White Oak,
Quercus alba 

32 Good Remove Impact from roadway, utilities, and house 
construction.

As demonstrated in the table above, Specimen Trees 1, 3, 9, and 10 are requested for removal. Per the 
approved NRI-069-2022, Specimen Tree 1 was found to be in “fair” condition at the time of field work. 
Specimen Trees 3, 9, and 10 were found to be in “good” condition at the time of field work. 
 
III. Conformance to Section 25-119(d): 

Pursuant to § 25-119(d), the Prince George’s County Planning Board may approve a variance for the 
removal of specimen trees subject to findings in accordance with specific enumerated criteria. For the 
reasons set forth below, the Applicant respectfully submits that this request conforms to the required 
findings under § 25-119(d): 

A. The special conditions that are peculiar to the Property have caused unwarranted 
hardship:

The north and eastern sides of the site contain significant areas of floodplain, wetlands, streams,
associated environmental buffers, Primary Management Areas, and sewer easements that cannot be 
developed. Proposed single-family attached development is organized in a clustered manner that will
minimize disturbance to regulated environmental features including the PMA, 100-year floodplain, 
stream, wetlands, and their associated buffers to the fullest extent possible. As shown in the previous 
table, construction of the proposed houses, roadways, sidewalks, grading, and submerged gravel 
wetland (designed to treat on-site stormwater and meet ESD regulations), will require removal of some 
of the specimen trees. The submerged gravel wetlands will provide the most efficient level of 
stormwater treatment and will have limited long-term maintenance. They need to be located at the 
lowest portions of the site, where shown, and were designed to have weir outfalls to minimize PMA 
impacts and additional tree clearing and disturbance within the PMA. Alternative methods of 
stormwater treatment were considered during the SWM concept design phase, but the requirement 
of underdrains and piped outfalls for these facilities would necessitate additional woodland clearing 
within the floodplain and PMA area. Therefore, these facilities were not utilized so that we could 
minimize the environmental impacts in the more sensitive areas and PMA. Due to the aforementioned 
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site and engineering constraints, specimen tree removal cannot be avoided. As shown on the TCP-2 
plans, woodland preservation and reforestation will be provided wherever possible. 

The Applicant would suffer unwarranted hardship if the removal and disturbance of the designated 
trees are not allowed in order to construct the proposed senior housing development. Unwarranted 
hardship is demonstrated for the purpose of obtaining a Specimen Tree Variance when an applicant 
presents evidence that denial of the variance would deprive the applicant of the reasonable and 
substantial use of the 12-acre property. The Property being developed into a Planned Retirement 
Community of single-family attached homes and open space amenities provides the community with 
highly desirable and much needed, first-floor level housing and is within the class of reasonable and 
substantial uses that justify the approval of a Specimen Tree Variance. If the requested variance for all 
specimen trees was denied, the Applicant and owner would be precluded from developing the 
Property for a reasonable and significant use commonly enjoyed by other Planned Retirement 
Community developments throughout the area. Moreover, denial of this variance request would result 
in further limiting senior housing opportunities within the Glenn Dale community. 

B. Enforcement of these rules will deprive the applicant of rights commonly enjoyed by 
others in similar areas: 

If the requested variance were denied, the Applicant would be denied the right enjoyed by other 
similarly situated property owners to develop their property in a manner permitted by the Zoning 
Ordinance and through Special Exception approval for Planned Retirement Communities that is 
consistent with the development history of the neighborhood. If the variance were not granted for the 
trees identified on the aforementioned table, the Applicant would be unable to develop the proposed 
development and the required infrastructure, which would result in the disparate treatment of the 
Applicant in comparison to the exercise of rights commonly enjoyed by others on similar properties
with similar specimen tree requests. 

C. Granting the variance will not confer on the applicant a special privilege that would be 
denied to other applicants: 

Similar to the finding (B) above, the variance confers no special privileges on the applicant that would 
be denied to other applicants. Construction of the proposed senior housing development will require 
the removal of these specimen trees, which cannot be avoided because of the significant site 
constraints detailed above, including sewer location, engineering constraints, and limited area for 
development due to the presence and preservation of numerous environmentally sensitive site feature  
The removal of these trees will allow the Applicant to utilize the Property in accordance with uses that 
are permitted for a Planned Retirement Community Development with much needed senior housing
and associated infrastructure and, importantly, will not confer a special privilege upon the Applicant 
that would be denied to other applicants. 

D. The request is not based on conditions or circumstances which are the result of actions 
by the applicant:

The Property Owner has taken no actions as to the conditions or circumstances that are the subject of 
this variance request. There have been no physical modifications to the site, such as woodland clearing, 
grading, construction, or arborist work since the date of the approved NRI-069-2022 that would have 
altered the structural integrity or health of the specimen trees and result in this request for removal.
Tree removal requests are based solely on the Planned Retirement Community development and 
associated roadway network, utilities, and stormwater management facilities to meet ESD 
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requirements. The existing grades on the site are dictating the required location of the storm water 
management facility such that it is situated at the lowest part of the site, outside the PMA, and this 
location will require the removal of one specimen tree. 

E. The request does not arise from a condition relating to land or building use, either permitted 
or nonconforming, on a neighboring property: 

The surrounding land uses (single-family detached residential) do not have any inherent characteristics 
or conditions that have created or contributed to this particular need for a variance. Additionally, there 
are currently no recent or proposed changes to the adjacent properties, such as permitted or 
nonconforming construction, or other site modifications that have contributed to the request for tree 
removals.  

F. Granting of the variance will not adversely affect water quality: 

Granting this variance will not violate state water quality standards or cause measurable degradation 
in water quality. The site is not located near any ponds, Tier II catchment areas, or the Chesapeake Bay 
Critical Area. The Stormwater Management Concept plan is currently in review with DPIE and reflects 
the proposed development. The purpose of the Stormwater Management Concept plan is to ensure 
water quality is improved. The approval of the removal of the specimen trees will allow us to place the 
required Stormwater Management Facilities where they can provide the most treatment (at the lowest 
point of the site) for the site’s runoff, and therefore should maintain, if not improve, rather than 
degrade water quality.  

 
IV. Variance Approval & Comprehensive Housing Strategy 

Beyond satisfying the required findings of § 25-119(d), the subject variance is critical to realize the 
Property’s full utility and provide much needed additional senior housing opportunities in Prince George’s 
County. The proposed layout accounts for significant site constraints while prioritizing conservation in 
accordance with the Woodland and Wildlife Habitat Conservation Ordinance to provide 57 single-family 
attached units of senior housing. To this end, the proposed layout is strategically designed to prioritize 
avoiding impacts to regulated environmental features – including specimen trees – to the fullest extent 
practicable, while efficiently utilizing developable area to create additional senior housing opportunities. 
Accordingly, the proposed layout advances the Prince George’s County Comprehensive Housing Strategy’s 
executive goals related to creating diverse housing options and improving housing quality – specifically, as 
it relates to age-restricted housing. Approval of the subject variance request is necessary to provide new, 
much needed for-purchase senior housing for the Glenn Dale area and the County at large.  

V. Conclusion: 

The current layout and design of the Stormwater Management facilities was done specifically to reduce 
impacts to the PMA and preserve four (4) specimen trees that were previously requested for removal. If 
the requested variance for specimen tree removal were not approved, the project could not be 
constructed. For these reasons and those stated above, the Applicant respectfully requests approval of 
this request for a variance from the provisions of Section 25-119 of the Prince George’s County 
Woodland and Wildlife Habitat Conservation Ordinance. Approval of the subject variance request will 
allow for future development of this important project – which will provide a vibrant, walkable, context-
sensitive Planned Retirement Community with single-family attached senior housing, open space 
amenities, and preserved natural resources.     
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The recommendations in this report are based on tree conditions noted at the time the field work was 
conducted for the Natural Resource Inventory. Tree condition can be influenced by many environmental 
factors, such as wind, ice, snow, drought, rainfall, freezing temperatures, and insect/disease infestation. 
Therefore, tree conditions are subject to change without notice.

All information is true and accurate to the best of my knowledge and experience. All conclusions are 
based on professional opinions and were not influenced by any other party.

Having satisfied all requirements for approval, the Applicant respectfully requests approval of this 
variance to allow the removal of the requested specimen trees.

Sincerely,

Amy Sommer, PLA 

Charles P. Johnson & Associates
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Stewart Property  
SE-22002 

Revised August 21, 2023 
June 2, 2023

Environmental Letter of Justification for Impacts to the Primary Management Area

1. Property Description: 

The subject property is located at 8215 Springfield Road in Glenn Dale, on the eastern side of the road between 
Lake Glen Drive and Moriarty Court in Glenn Dale, Maryland. The property is currently residential use with 
one single-family home and is known as Parcel 131, described by deed recorded in Book 40916 Page 567 and 
consists of 12.01 acres zoned Rural Residential. The site is subject to the 2022 Approved Bowie-Mitchellville 
and Vicinity Master Plan. The surrounding neighborhood is generally rural in character, though it includes a 
number of subdivisions with suburban densities. The size of the subject property will allow for the 
preservation and protection of some of the on-site environmental features while also maintaining the aesthetic 
benefit to the proposed community and the rural character of the neighborhood.  

2. Description of the Applicable Code: 

Section 24-130(b)(5) of the Subdivision Regulations sets forth the following:

Where a property is located outside the Chesapeake Bay Critical Areas Overlay Zones, the preliminary 
plan and all plans associated with the subject application shall demonstrate the preservation and/or 
restoration of regulated environmental features in a natural state to the fullest extent possible consistent 
with the guidance provided by the Environmental Technical Manual established by Subtitle 25. Any lot with 
an impact shall demonstrate sufficient net lot area where a net lot area is required pursuant to Subtitle 27, 
for the reasonable development of the lot outside the regulated feature.  All regulated environmental 
resources shall be placed in a conservation easement and depicted on the final plat. 

The Environmental Technical Manual enumerates the standards by which preservation and/or restoration of 
environmental features “to the fullest extent possible” is measured.

3. Specific Description of Proposed Impacts and Justification of Avoidance and Minimization:

As noted in Section 2, the application is required to preserve regulated environmental features in a natural 
state to the fullest extent possible. The Environmental Technical Manual (Part C, Section 2.0) contains 
guidance for determining whether “fullest extent possible” has been satisfied, as follows: 

The determination of ‘fullest extent possible’ is a three-step process that begins with avoidance of 
impacts. Then, if the impacts are unavoidable and necessary to the overall development of the site (as 
defined below) and cannot be avoided, the impacts must be minimized. In the third step, if the cumulative, 
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minimized impacts are above the designated threshold, then mitigation is required for the impacts 
proposed. 
 
Where properties are located in the Developed Tier or a designated center or corridor, impacts to 
regulated environmental features may be considered where needed to accommodate planned 
development on constrained sites. Such impacts may include allowing impervious surfaces to remain 
within the buffer or the placement of structures within a currently unvegetated buffer. Preservation of 
existing vegetated buffers will be a priority. 
 
The proper sequence for preparing a design for a site that has regulated environmental features is as 
follows: (1) avoidance, (2) minimization, and (3) mitigation (if the threshold is met). This sequence will 
be used to evaluate the appropriateness of the proposed impacts during the review of applications that 
contain impacts to regulated environmental features.  
 
(1) AVOIDANCE: Can the impacts be avoided by another design? Are the road crossings as shown 

necessary for the reasonable development of the property? Is it necessary to place the utilities within 
the boundaries of the regulated environmental features? 

When designing a site, the first step is to prepare a natural resource inventory (NRI) to determine 
the locations of regulated environmental features. The NRI is then used as the base map to start 
laying out the proposed development. The next step is to prepare a draft plan that shows no impacts 
to regulated environmental features. 

If this design does not result in a development plan that allows for the reasonable use and orderly 
and efficient development of the subject property, or does not adequately provide for the health, 
safety, and welfare of County citizens, then impacts can be considered. 

Using the NRI as base map, the Applicant’s licensed and experienced landscape architects prepared 
several conceptual layouts for the proposed development. The current layout for the Special Exception 
Site Plan as presented to M-NCPPC best allows for reasonable use and orderly and efficient development 
of the Property.  
 
Wherever possible, the proposed plan avoids impacts to the Primary Management Areas and regulated 
environmental features. Proposed grading, water/sewer, house & road construction, and stormwater 
management facilities are designed to avoid these environmental areas wherever possible.  
 
(2) MINIMIZATION:  Have the impacts been minimized? Are road crossings placed at the point of least 

impact? Are the utilities placed in locations where they can be paired or grouped to reduce the 
number of different locations of impacts? Are there alternative designs that could reduce the 
proposed impacts?  
 
Minimization of impacts to regulated environmental features may include placing a road crossing or 
utility at the narrowest point of the PMA; the use of retaining walls instead of extending the grading; 
bridging instead of constructing a culvert; placing required infrastructure elements together in one 
location instead of placing each one individually; and, where appropriate, obtaining waivers from 
County Code with regard to required side slopes or road cross-sections as appropriate and as 
approved by the regulating agency. 
 
Temporary impacts to regulated environmental features may be necessary for certain temporary 
erosion and sediment controls that cannot be designed in any other way. These impacts may be 
supported if the area is restored. All erosion and sediment control structures, such as ponds and 
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collecting basins, shall be placed outside regulated environmental features. Temporary impacts and 
the proposed restoration must be shown on the associated tree conservation plan. 
 

Impacts to Regulated Environmental Features including PMA area, wetlands, and streams have been 
avoided wherever possible. Proposed impacts to the PMA only occur where they cannot be avoided and 
are necessary for stormwater outfalls and for a sanitary sewer connection to an existing manhole within 
the PMA. This sewer connection is the only feasible location for the proposed development. Every effort 
has been made to keep the impacts minimal, temporary, and located at the points of least impact. 
 

(3) MITIGATION: For areas of significant impacts, has a mitigation package been proposed to provide 
an equal or better trade-off for the impacts proposed?  

“Mitigation” means the design and installation of measures to enhance, restore, or stabilize existing 
environmentally degraded streams and/or wetlands to compensate for proposed impacts. Mitigation 
shall be required for significant impacts to regulated streams, wetlands, and 100-year floodplains. 
Significant impacts are defined as the cumulative impacts that result in the disturbance on one site 
of 200 or more linear feet of stream beds or one-half acre of wetland and wetland buffer area. Stream 
or wetland restoration, wetland creation, or retrofitting of existing stormwater management facilities 
that are not required by some other section of County Code may be considered credit as mitigation. 
The amount and type of mitigation shall be at least generally equivalent to, or a greater benefit than, 
the total of all impacts proposed, as determined by the Planning Board. 

Priority shall first be given to mitigation within the impacted stream system. If the mitigation cannot 
be done on-site, mitigation should be focused in the following areas, in the stated order of priority: 
within the drainage area, subwatershed, watershed, or river basin in Prince George’s County. 

The proposed environmental impacts do not directly impact wetlands or stream areas and therefore 
do not need the threshold for mitigation.  

 

4. Description of Impacts: 

 
The two (2) areas of PMA impact are highlighted on the Applicant’s PMA Impact Exhibit as well as in the 
narrative provided below. Impacts to the PMA—totaling 2,119 SF (0.05 AC) acres. 
 
Impact 1:  1,903 SF of temporary disturbance for sanitary sewer line. 
 
This area of disturbance is necessary to tie proposed sanitary sewer service for the development to the existing 
sewer manhole at the northeast portion of the property. The existing sewer line is within the PMA and stream 
buffer. No permanent disturbance is proposed and existing grades will be restored after construction.  
 
Impact 2: 216 SF of permanent disturbance for a stormwater management outfall. 
 
This area of disturbance is necessary in order to provide a weir outfall and riprap at the proposed submerged 
gravel wetland used for stormwater management.   
 
5. Summary of Impacts: 
 
Total Area of PMA impacted: <0.05 acres 
Area of Existing PMA: 2.58 acres  
Percentage of PMA Area Impacted: 1.9% 
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Total Permanent PMA Impacts: 1,903 SF/ 0.44 acres
Total Temporary PMA Impacts: 216 SF/ .005 acres

Care has been taken to substantially minimize the PMA impacts to only those absolutely necessary for 
development of the property.     

The proposed impacts satisfy the three criteria for approval found in the Environmental Technical Manual.  
Additional avoidance is not feasible given the required infrastructure and grading necessary to implement the 
development plan; the impacts are the minimum necessary to carry out the development, and mitigation is not 
required.  

Thank you for your consideration of this request. If there are any questions, I can be reached at (301) 434-
7000 or asommer@cpja.com.  

Sincerely,

Amy Sommer, PLA

Charles P. Johnson & Associates
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Angela D. Alsobrooks 
County Executive 

 
Floyd E. Holt 

Deputy Chief Administrative Officer 
Acting Director 
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DATE: September 14, 2023

TO: Suzann M. King, Acting Planning Director

VIA: Jill Kosack, Chair, Alternative Compliance Committee

FROM: Christian Meoli, Alternative Compliance Committee Member

PROJECT NAME: Stewart Property

PROJECT NUMBER: Alternative Compliance AC-23008

COMPANION CASE: Special Exception SE-22002

ALTERNATIVE COMPLIANCE

Recommendation:    X     Approval
                  

     Denial
                  

Justification: SEE ATTACHED

Christian Meoli

____________________________________
Reviewer s Signature

PLANNING DIRECTOR S REVIEW

  Final Decision        Approval           Denial

   X Recommendation Approval        Denial

  To Planning Board

    X   To Zoning Hearing Examiner

___________________________________________
Date

APPEAL OF PLANNING DIRECTO

Appeal Filed:

Planning Board Hearing Date:

Planning Board Decision:           Approval           Denial

Resolution Number:
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2 AC-23008 

Alternative Compliance: AC-23008
Name of Project: Stewart Property  
Companion Case: Special Exception SE-22002 
Date: September 14, 2023 

Alternative compliance is requested from the 2010 Prince George's County Landscape Manual 
(Landscape Manual), for Section 4.6, Buffering Development from Streets, along the Springfield 
Road frontage, and Section 4.10, Street Trees Along Private Streets, for all private streets in the 
proposed development. 

Location 
The subject 12.01-acre property, identified as Parcel 131, is located on the east side of Springfield 
Lane, approximately 390 feet southeast of its intersection with Lake Glen Drive. The site is partially 
wooded and improved with a single-family home and multiple outbuildings, since approximately 
1945. 

The property is located within the geography previously designated as the Developing Tier, of the 
2014 Plan Prince George's 2035 Approved General Plan, as found in Prince George's County Planning 
Board Resolution No. 14-10 (Prince George s County Council Resolution CR-26-2014). 

Background 
Special Exception SE-22002 seeks to construct a planned retirement community consisting of 
57 single-family attached dwellings on the site. 
 
Alternative Compliance AC-23008 was originally reviewed and recommended for approval by the 
Alternative Compliance Committee and the Planning Director on July 10, 2023. Prior to 
recommendation on the parent case, SE-22002, being transmitted to the Zoning Hearing Examiner, 
the proposed layout was revised to preserve existing specimen trees on the site. This revised report 
reflects the most current information shown on the revised plans received on August 22, 2023. 
 
The applicant requests alternative compliance from Section 4.6, Buffering Development from 
Streets, along the Springfield Road frontage, and Section 4.10, Street Trees Along Private Streets, for 
all private streets in the proposed development. The applicant seeks relief as follows: 
 
Section 4.6, Buffering Development from Streets 

REQUIRED: Section 4.6(c)(1)(A)(ii) Buffering Residential Development from Streets, along 
Springfield Road, a master plan collector road 

Linear feet of property line adjacent to the street 403.7 feet 
Minimum width of buffer  35 feet 
Shade Trees (4 per 100 linear feet) 16 
Evergreen Trees (12 per 100 linear feet) 49 
Shrubs (20 per 100 linear feet) 81 
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PROVIDED: Section 4.6(c)(1)(A)(ii) Buffering Residential Development from Streets, along 
Springfield Road, a master plan collector road  

Linear feet of property line adjacent to the street 403.7 feet 
Minimum width of buffer  35 feet (for 333.5 linear feet) 

26 feet (for 31.4 linear feet) 
20 feet (for 38.8 linear feet) 

Shade Trees  22 
Evergreen Trees  53 
Shrubs  104 

Justification of Recommendation 
The applicant requests alternative compliance from the requirements of Section4.6(c)(1)(A)(ii), 
Buffering Residential Development from Streets, which requires a minimum buffer width of 35 feet 
when the rear yards of single-family attached or detached dwellings are oriented toward a street 
classified as a collector road, such as Springfield Road. 

The 35-foot-wide buffer is provided for 333.5 of the 403.7 linear feet of frontage on Springfield 
Road, or approximately 83 percent. At two points, the rear yards of Lot 1 and Lot 43 encroach into 
the buffer, reducing the width to 26 feet and 20 feet, respectively. The buffer plantings have been 
consolidated around these two points to ensure there is an attractive view of development from the 
street. In addition, the applicant has proposed a 6-foot privacy fence around the rear yards of 
Lots 1 and 43. The buffer planting requirements have been met for the entirety of the buffer. 

Since the buffer width is only impacted at two locations, which make up a small portion of the 
overall street frontage (70.23 out of 403.7 linear feet; approximately 17 percent), and the full plant 
units are provided in addition to a fence, the Alternative Compliance Committee finds the 
applicant s proposal equally effective as normal compliance with Section 4.6. 

Section 4.10, Street Trees Along Private Streets 

REQUIRED: Section 4.10(c) Street Trees Along Private Streets, along all private roads 

Number of Street Trees  57 (total) 

PROVIDED: Section 4.10(c) Street Trees Along Private Streets, along all private roads 

Number of Street Trees 41 (total) 

Justification of Recommendation 
The applicant also requests alternative compliance from Section 4.10(c), Street Trees Along Private 
Streets, which requires one street tree per 35 linear feet of frontage. Per Section 4.10(c)(4), street 
trees shall be located a minimum of 35 feet from the point of curvature of an intersection of two 
streets. In addition, Section 4.10(c)(5) requires that street trees be located a minimum of 10 feet 
from the point of curvature of residential driveway entrances. Finally, Section 4.10(c)(10) requires 
a minimum of 150 square feet of soil surface per isolated tree and 120 square feet per tree within a 
continuous open landscaping strip. The driveways for single-family attached homes, the narrow 
space between driveways, the many short blocks and intersections, and easement constraints limit 
the number of street tree locations. 
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The applicant has provided the maximum amount of street trees given the space limitations of the 
proposed elderly housing development. As an alternative, the applicant has proposed additional 
plantings as part of Section 4.1, Residential Requirements for Townhouses, One-Family 
Semi-Detached, and Two-Family Dwellings Arranged Horizontally. The Section 4.1 requirements 
are exceeded, and the additional trees are proposed as close to the private streets as possible, but 
outside of public utility easements, which meets the purposes and objectives of Section 4.10 by 
enhancing the private streets both visually and environmentally. 

The Alternative Compliance Committee finds that there are several locations that could allow 
additional trees, which are outlined in the conditions below. The Committee also recommends that 
the proposed Section 4.10 street trees and Section 4.1 trees, adjacent to the private streets, be 
planted at a larger caliper to meet the objectives of Section 4.10 more quickly.  

Given the additional plantings close to the private streets, both provided and conditioned, and the 
larger tree size as conditioned, the Alternative Compliance Committee finds the applicant s 
proposal equally effective as normal compliance with Section 4.10. 

Recommendation 
The Alternative Compliance Committee recommends APPROVAL of Alternative Compliance 
AC-23008, from the 2010 Prince George s County Landscape Manual, for Section 4.6, Buffering 
Development from Streets, and Section 4.10, Street Trees Along Private Streets, with the following 
condition: 

1. Prior to certification of Special Exception SE-22002, the applicant shall revise the landscape 
plan as follows: 
 
a. Correct Schedule 4.6-1(F) which identifies the linear feet of frontage as 179.7 feet, 

which is inconsistent with the landscape plans which identify this segment as 
140.8 feet.  

 
b. Confirm that each proposed street tree meets the requirements for soil surface 

pursuant to Section 4.10(c)(10), or provide details of the alternative construction 
techniques that will be implemented to ensure survivability.  

 
c. Remove the public utility easement in the side yard of Lot 5, Block A and add three 

additional shade trees in this area.  
 
d. Provide a shade tree, instead of an ornamental tree, between Lots 32 and 33, 

Block B, and in the side yard of Lot 29, Block B. 
 
e. Add a shade tree (outside of the public utility easement) between Lots 54 and 55, 

Block C.  
 
f. Add an ornamental tree (outside of the public utility easement) between 

Lots 46 and 47, Block C.  
 
g. Increase the minimum size of Section 4.10 and Section 4.1 trees (close to the street) 

from 2.5 3 inch caliper to 3 3.5 inch caliper. 
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h. Update the schedules and planting list, so that the number of planting units are
consistent. 

 
i. On Sheet 1, correct the table to identify that Lot 43, Block B needs alternative 

compliance, not Lot 42. 
 
j. Label the private roads. 
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July 7, 2023

MEMORANDUM

TO:

VIA:

FROM: 

SUBJECT:       

Andrew Shelly, Planner II, Urban Design Section Development Review Division 

David A. Green, MBA, Planner IV, Long-Range Planning Section,
Community Planning Division 

Daniel Sams, Planner III, Neighborhood Revitalization Section,
Community Planning Division 

SE-22002 Stewart Property

FINDINGS

The Community Planning Division finds that, pursuant to Section 27-317(a)(3) of the prior Zoning 
Ordinance, this application will not substantially impair the integrity of the 2022 Approved Bowie-
Mitchellville and Vicinity Master Plan. Section 27-395(a)(3)(C) of the prior Zoning Ordinance states 
that for a Planned Retirement Community, “The average number of dwelling units per acre shall not 
exceed eight (8) for the gross tract area.” The proposed number of units conforms to the prior Zoning 
Ordinance.

BACKGROUND 

Planning Area: 71A
Community: Bowie & Vicinity

Application Type: Special Exception for a Planned Retirement Community in the R-R (Rural 
Residential) Zone.

Location: 8215 Springfield Road, Glenn Dale, Maryland 20769

Size: 12.01 acre

Existing Uses: Dwelling, outbuildings, woods

Prince George’s County Planning Department
Community Planning Division 301-952-3972
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SE-22002 Stewart Property
Page 2 

Character of the Neighborhood: The landscape of the neighborhood is wooded and the elevation
ranges from 130 feet above sea level at the Newstop Branch stream center to the east of the property, 
to 220 feet above sea level at Wycombe Park Lane to the west of the property. The developed
character of the neighborhood is that of single-family dwellings along residential, two-lane streets 
and culs-de-sac. Parcel sizes are in the range of approximately .24 acre to approximately 1.35 acres. 
Dwellings are frame, executed in the American traditional/Colonial Revival style and have clapboard 
siding or brick cladding, and most were constructed after 1984.

Proposal: Planned Retirement Community of 57 attached single-family dwellings 

GENERAL PLAN, MASTER PLAN, AND SMA

General Plan: The subject property is located in the Established Communities. “Plan 2035 classifies
existing residential neighborhoods and commercial areas served by public water and sewer outside 
of the Regional Transit Districts and Local Centers, as Established Communities. Established
communities are most appropriate for context-sensitive infill and low- to medium-density 
development,” (p. 20). Plan 2035 considers it “vital” that the County “support its Established 
Communities” (p. 75). In addition, the plan notes that, “Established Communities make up the 
County’s heart—its established neighborhoods, municipalities, and unincorporated areas outside
designated centers,” (p. 106) and “Urban design is equally relevant to the planning and design of
urban and suburban Established Communities as it is to rural areas,” (p. 196). 

Subject property

Map 16, Future Land Use, p. 50, 2022 Approved Bowie-Mitchellville and Vicinity Master Plan

SE-22002_Backup   131 of 169



SE-22002 Stewart Property 
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Master Plan: The 2022 Approved Bowie-Mitchellville and Vicinity Master Plan recommends 
Residential Low land uses on the subject property (Map 16, Future Land Use, p. 50.) The description 
of the Residential Low land use category is, “Residential areas up to 3.5 dwelling units per acre. 
Primarily single-family detached dwellings,” (Table 3, Future Land Use Categories, p. 49). 
 
The subject property is located in the Anacostia Trails Heritage Area (Map 45, p.162). In addition, the 
master plan offers the following goals, policies, and strategy for the subject property: 

 
Housing & Neighborhoods Goal 1: Neighborhoods contain a range of housing types that are 
affordable to the widest range of residents, (p. 152). 
 
Housing & Neighborhoods Goal 3: Additional housing options are available in the Established 
Communities, (p. 152). 
 
Policy LU 3: Map 16. Future Land Use recommends creating strategic opportunities for infill 
housing and commercial land uses within Established Communities, served by existing 
infrastructure, (p. 55). 
 
Policy HN 2: Preserve and expand existing senior housing and transit-accessible housing, (p. 154). 

 

Aviation/MIOZ: This application is not located in an Aviation Policy Area or the Military Installation 
Overlay Zone. 
 
SMA/Zoning: The 2006 Approved Bowie and Vicinity Sectional Map Amendment retained the subject 
property in the R-R (Rural Residential) Zone. On November 29, 2021, the District Council approved 
CR-136-2021, the Countywide Sectional Map Amendment (“CMA”) which reclassified the subject 
property from R-R (Rural Residential) to RR (Residential, Rural) effective April 1, 2022.  

 
 

MASTER PLAN SUBSTANTIAL IMPAIRMENT ISSUES 
 
None.  

 
 

c: Long-range Agenda Notebook 
 Frederick Stachura, J.D., Supervisor, Neighborhood Revitalization Section, Community Planning Division 
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  Countywide Planning Division
    Transportation Planning Section    
         301-952-3680

September 5, 2023 

MEMORANDUM

TO:  Andrew Shelly, Development Review Division

FROM: Benjamin Ryan, Transportation Planning Section, Countywide Planning Division

VIA: Crystal Saunders Hancock, Transportation Planning Section, Countywide Planning 
Division

SUBJECT: SE-22002: Stewart Property

Proposal: 
The subject special exception application proposes the development of 57 age-restricted, single-
family attached dwelling units. The property is located along Springfield Road, approximately 0.40 
miles northwest of its intersection with Lanham-Severn Road. The Special Exception application is 
subject to and was reviewed using the standards of Section 27 of the prior Zoning Ordinance. 

Prior Conditions of Approval:
There are no prior conditions of approval on the subject property. 

Master Plan Compliance  
This application is subject to 2009 Approved Countywide Master Plan of Transportation (MPOT) and 
the 2022 Approved Bowie-Mitchellville and Vicinity Master Plan and Sectional Map Amendment. 

Master Plan Roads
The subject property fronts Springfield Road, a collector road (C-322) along its western border. The 
MPOT recommends this portion of Springfield Road as a 2-lane collector roadway constructed 
within 80 feet of right-of-way. The 2022 Approved Bowie-Mitchellville and Vicinity Master Plan and 
Sectional Map Amendment does not contain any recommendations regarding Springfield Road. 
Right-of-way dedication will be further examined at the PPS stage of development. 

Master Plan Pedestrian and Bike Facilities
The 2009 Approved Countywide Master Plan of Transportation (MPOT) recommends the following 
facilities:

Planned Bicycle Lane: Springfield Road

The MPOT provides policy guidance regarding multimodal transportation and the Complete Streets 
element of the MPOT recommends how to accommodate infrastructure for people walking and 
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SE-22002: Stewart Property
September 5, 2023 
Page 2 
 

bicycling. 

Policy 2: All road frontage improvements and road capital improvement projects within the 
Developed and Developing Tiers shall be designed to accommodate all modes of 
transportation. Continuous sidewalks and on-road bicycle facilities should be included to
the extent feasible and practical.  

Policy 4: Develop bicycle-friendly roadways in conformance with the latest standards and 
guidelines, including the 1999 AASHTO Guide for the Development of Bicycle Facilities. 
 
Policy 5: Evaluate new development proposals in the Developed and Developing Tiers for 
conformance with the complete streets principles. 

Comment: Prior to acceptance of a preliminary plan of subdivision (PPS), the applicant shall 
submit a bicycle and pedestrian facilities plan displaying all bicycle and pedestrian facilities on site. 
The site’s frontage along Springfield Road is a planned bicycle lane per the MPOT and Bowie Master 
Plan. As such, staff requests the applicant update the special exception plans to display the bicycle 
lane along the site’s frontage of Springfield Road. This facility shall be shown on the bicycle and 
pedestrian facilities plan prior to PPS acceptance. Additionally, staff requests that dimensions be 
provided for all sidewalks on site as well as the natural surface trail originating along Springfield 
Road. Per the 2022 Bowie-Mitchellville and Vicinity Master Plan and Sectional Map Amendment, all 
sidewalks should be a minimum of six-feet-wide.  
 
Transportation Planning Review: 

Zoning Ordinance Compliance 
Section 27-317 of the Prince George’s County Zoning Ordinance (Ordinance) details the required 
findings for a special exception. For the purposes of transportation review, Section 27-317 (a) (3) is 
copied and analyzed below: 
 

(a) A special exception may be permitted if:  
  

(3) The proposed use will not substantially impair the integrity of any validly 
approved Master Plan or Functional Master Plan, or, in the absence of a Master Plan 
or Functional Master Plan, the General Plan. 

 
Comment: Staff find that the proposed plan with the recommended facilities does not impair the 
ability to make transportation related recommendations that are supported by an approved Master 
Plan or Functional Master Plan. In this case, staff recommends a bicycle lane along the site’s 
frontage of Springfield Road, which is supported by the MPOT policy, as well as wide sidewalks 
along both sides of all new roads, which is supported by the 2022 Bowie-Mitchellville and Vicinity 
Master Plan and Sectional Map Amendment. 
 
The current configuration of the site allows for one point of vehicle access along Springfield Road. 
Per the approved transportation scoping agreement, traffic counts at the site access point and 
Springfield Road as well as traffic counts at the intersection of Lanham-Severn Road and Springfield 
Road are required to determine adequacy. Staff and the applicant agree that further analysis related 
to vehicular adequacy will be examined at the time of Preliminary Plan of Subdivision (PPS).  
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Lastly, regarding pedestrian circulation and facilities, sidewalks are provided throughout the 
development, providing pedestrian access throughout. Crosswalks have been provided where 
sidewalk facilities are interrupted. A natural surface trail has been provided between the sidewalk 
network along Springfield Road and the western terminus of Private Road B. Staff supports the 
proposed bicycle and pedestrian facilities associated with the subject application and will further 
examine for adequacy at the PPS stage of development. 
 
Conclusion:

Overall, from the standpoint of The Transportation Planning Section it is determined that this plan 
is acceptable if the following conditions are met:
 

1. The applicant and the applicant’s heirs, successors, and/or assigns shall construct the 
following facilities and show these facilities on the special exception plan prior to 
certification as well as being shown on a pedestrian and bikeway facilities plan as part of 
the preliminary plan of subdivision prior to its acceptance: 

 
a. A bicycle lane along the subject property’s entire frontage of Springfield Road. 
b. Dimensions for all sidewalks and trails on site 
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Stewart Property; SE-22002 and TCP2-017-2023
August 28, 2023
Page 1  
 
  Countywide Planning Division          
  Environmental Planning Section      

           
          301-952-3650  

 
August 28, 2023 

 
MEMORANDUM 
 
TO:  Andrew Shelly, Planner II, Urban Design Section, DRD 
 
VIA:  Tom Burke, Planning Supervisor, Environmental Planning Section, CWPD  
 
FROM:  Suzanne Nickle, Planner IV, Environmental Planning Section, CWPD  
   
SUBJECT:       Stewart Property: Special Exception SE-22002 and TCP2-017-2023 
 
The Environmental Planning Section (EPS) has reviewed the Special Exception (SE-22002) and 
Type 2 Tree Conservation Plan (TCP2-017-2023), for the Stewart Property, accepted on  
May 12, 2023. Comments were provided to the applicant in a Subdivision and Development Review 
Committee (SDRC) meeting dated May 26, 2023. Revised materials in response to the comments 
provided at SDRC were submitted on June 5, 2023. A revised layout was submitted for review on 
August 18, 2023, and a revised letter of justification for impacts to regulated environmental 
features (REF) was submitted on August 21, 2023. The EPS recommends approval based on the 
findings and conditions listed at the end of this memorandum. 
 
BACKGROUND 
The following applications and associated plans were previously reviewed for the subject site:  
 

Development 
Review Case 
# 

Associated Tree 
Conservation 
Plan or Natural 
Resources 
Inventory # 

Authority Status Action Date Resolution 
Number 

NRI-069-2022 N/A Staff Approved 6/28/2022 N/A 

SE-22002 TCP2-017-2023 Planning 
Board 

Pending Pending Pending 

 
PROPOSED ACTIVITY 
The current application is a special exception for the development of 57 attached dwelling units and 
associated infrastructure for a planned retirement community. The current zoning for the site is 
Residential, Rural (RR); however, the applicant has opted to apply the zoning standards to this 
application that were in effect prior to April 1, 2022, for the Rural Residential (R-R) Zone. 
 
GRANDFATHERING 
The project is subject to the Environmental Regulations of Subtitle 25 and prior Subtitle 27 because 
there are no previous development application approvals, and this application is for a new special 
exception.  
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SITE DESCRIPTION 
The subject application area is 12.01 acres identified as Parcel 131 with frontage along the east side 
of Springfield Road, just south of its intersection with Lake Glen Drive. This portion of Springfield 
Road is a master planned collector roadway.  
 
Primary management area (PMA) is located to the east of the property, which includes a stream, 
associated buffer, and floodplain. No forest interior dwelling species are indicated on-site, per 
PGAtlas.com. According to information obtained from the Maryland Department of Natural 
Resources, Natural Heritage Program (DNR NHP), there are no rare, threatened, or endangered 
(RTE) species found to occur on or in the vicinity of this property. No Tier II waterbodies are 
located on-site; however, the site is located within the Patuxent River upper watershed, a 
stronghold watershed as established by the Maryland DNR.  
 
MASTER PLAN CONFORMANCE 
 
Prince Georges Plan 2035 
The site is located within the Environmental Strategy Area 2 (formerly the Developing Tier) of the 
Regulated Environmental Protection Areas Map, as designated by the 2035 
Approved General Plan, and the Established Communities of the General Plan Growth Policy (2035). 
 
2022 Approved Bowie-Mitchellville and Vicinity Master Plan 
The site is in the 2022 Approved Bowie-Mitchellville and Vicinity Master Plan, which includes 
applicable goals, policies, and strategies. The following policies are applicable to the current project 
regarding natural resources preservation, protection, and restoration. The text in BOLD is the text 
from the Master Plan, and the plain text provides comments on plan conformance: 
 
Natural Environment Section 
 
Green Infrastructure 
 

Policy NE 1:  Ensure that areas of connectivity and ecological functions are 
maintained, restored, or established during development or 
redevelopment. 

 
Strategies:  

 
NE 1.1: Use the green infrastructure network as a guide to decision-making, 

and as an amenity in the site design and development review 
processes. 

 
The SE will be reviewed later in this memorandum for conformance with the 
Green Infrastructure Plan. See the Countywide Green Infrastructure Plan, 

2017) discussion section.  
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Policy NE 2:  Preserve, in perpetuity, Nontidal Wetlands of Special State Concern 

(NTWSSC) within Bowie-Mitchellville and Vicinity (see Map 41. 
Nontidal Wetlands of Special State Concern (NTWSSC) 2017). 

 
Strategies:  

 
NE 2.1: Continue to protect the NTWSSC and associated hydrologic drainage 

area located within the following areas: 
 

The Belt Woods Special Conservation Area 
 Near the Huntington Crest subdivision south of MD 197, within 

the Horsepen Branch Watershed. 
 In the northern portion of Bowie Mitchellville and Vicinity 

adjacent to the Patuxent Research Refuge and along the 
Patuxent River north of Lemon Bridge Road. 

 
There are no NTWSCC within the vicinity of this property, as mapped on Map 41 of 
the 2022 Approved Bowie-Mitchellville and Vicinity Master Plan. 

 
Stormwater Management 
 

Policy NE 3: Proactively address stormwater management in areas where current 
facilities are inadequate. 

 
This project will be subject to stormwater review and approval by the Department of 
Permitting, Inspections and Enforcement (DPIE). An unapproved Stormwater Concept plan 
(#29311-2022-00) is currently under review. A final stormwater design plan in 
conformance with County and State laws will be required prior to issuance of any grading 
permits for this site.  

 
Forest Cover/Tree Canopy Coverage 
 

Policy NE 4:  Support street tree plantings along transportation corridors and 
streets, reforestation programs, and retention of large tracts of 
woodland to the fullest extent possible to create a pleasant 
environment for active transportation users including bicyclists and 
pedestrians. 

 
This project is subject to the 
Conservation Ordinance (WCO) because the property contains more than 10,000 square-
feet of woodland and has no previous Tree Conservation Plan (TCP) approvals. 
Conformance with this ordinance is discussed in the Woodland Conservation Section of this 
report.  
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Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance (TCC), requires a minimum 
percentage of the site to be covered by tree canopy for any development projects that 
propose more than 5,000 square-feet of gross floor area, or disturbance, and requires a 
grading permit. Properties in the prior R-R Zone are required to provide a minimum of 15-
percent of the gross tract area to be covered by tree canopy. The subject site is 12.01 acres, 
and therefore requires 1.80 acres of tree canopy coverage. Conformance with this 
requirement will be addressed at the time of permit review. 

 
Impervious Surfaces 
 

Policy NE 5: Reduce urban heat island effect, thermal heat impacts on receiving 
streams, and reduce stormwater runoff by increasing the percentage 
shade and tree canopy over impervious surfaces. 

 
Strategies:  

 
NE 5.1: Retrofit all surface parking lots using ESD and best stormwater 

management practices when redevelopment occurs. Plant trees 
wherever possible to increase tree canopy coverage to shade 
impervious surfaces, to reduce urban heat island effect, limit thermal 
heat impacts on receiving streams, and slow stormwater runoff (see 
TM 11.1). 

 
NE 5.2: Retrofit streets pursuant to the 2017 DPW&T Urban Streets Design 

Standards as recommended in the Transportation and Mobility 
Element, which include increased tree canopy cover for active 
transportation comfort and stormwater management practices.  

 
Planting trees wherever possible to increase tree canopy coverage in order to shade 
impervious surfaces, reduce urban heat island effect, and to limit thermal heat 
impacts on receiving streams are encouraged.  

 
Countywide Green Infrastructure Plan (2017)   
 
The 2017 Countywide Green Infrastructure Plan was approved with the adoption of the Resource 
Conservation Plan: A Countywide Functional Master Plan (CR-11-2017) on March 7, 2017. According 
to the approved Plan, the site contains Regulated Areas associated with an off-site stream system 
located along the northern property boundary, while the remainder of the site is an Evaluation 
Area.  
 
The following policies and strategies are applicable to the subject application. The text in bold is 
the text from the master plan and the plain text provides comments on plan conformance: 
 
POLICY 1: Preserve, enhance, and restore the green infrastructure network and its 

ecological functions while supporting the desired development pattern of Plan 
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1.1: Ensure that areas of connectivity and ecological functions are 
maintained, restored and/or established by:  

 
a.  Using the designated green infrastructure network as a guide to 

decision-making and using it as an amenity in the site design 
and development review processes.  

 
b.  Protecting plant, fish, and wildlife habitats and maximizing the 

retention and/or restoration of the ecological potential of the 
landscape by prioritizing healthy, connected ecosystems for 
conservation.  

 
c.  Protecting existing resources when constructing stormwater 

management features and when providing mitigation for 
impacts.  

 
d.  Recognizing the ecosystem services provided by diverse land 

uses, such as woodlands, wetlands, meadows, urban forests, 
farms and grasslands within the green infrastructure network 
and work toward maintaining or restoring connections between 
these   

 
1.2: Ensure that Sensitive Species Project Review Areas and Special 

Conservation Areas (SCAs), and the critical ecological systems 
supporting them, are preserved, enhanced, connected, restored, and 
protected.  

 
a.  Identify critical ecological systems and ensure they are 

preserved and/or protected during the site design and 
development review processes.  

 
This site is mapped in the vicinity of the Special Conservation Area (SCA) associated with the 
Patuxent Research Refuge. The proposal site layout will place an area that is current acting as a 
network connection between existing woodlands off-site on the Patuxent Research Refuge with 
existing woodland preservation, by preserving and placing woodlands into either a woodland 
conservation easement along the northern portion of the site, or in a floodplain easement.  
 
POLICY 2:  Support implementation of the 2017 GI Plan throughout the planning process.  
 

2.4: Identify Network Gaps when reviewing land development applications 
and determine the best method to bridge the gap: preservation of 
existing forests, vegetation, and/or landscape features, and/ or 
planting of a new corridor with reforestation, landscaping and/or 
street trees.  
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The proposed site layout will preserve an area that is current acting as a network 
connection between existing woodlands off-site on the Patuxent Research Refuge by 
preserving and placing woodlands either into a woodland conservation easement 
along the northern portion of the property, or within a floodplain easement.  

 
2.5: Continue to require mitigation during the development review process 

for impacts to regulated environmental features, with preference given 
to locations on-site, within the same watershed as the development 
creating the impact, and within the green infrastructure network.  

 
2.6: Strategically locate off-site mitigation to restore, enhance and/or 

protect the green infrastructure network and protect existing 
resources while providing mitigation.  

 
Regulated environmental features (REF) are located on-site, which includes a 
stream, associated buffer, and floodplain.  

 
POLICY 3: Ensure public expenditures for staffing, programs, and infrastructure support 

the implementation of the 2017 GI Plan.  
 

3.3: Design transportation systems to minimize fragmentation and 
maintain the ecological functioning of the green infrastructure 
network.  

 
a. Provide wildlife and water-based fauna with safe passage under 

or across roads, sidewalks, and trails as appropriate. Consider 
the use of arched or bottomless culverts or bridges when 
existing structures are replaced, or new roads are constructed.  

 
No stream crossings are proposed with this application.  

 
b.  Locate trail systems outside the regulated environmental 

features and their buffers to the fullest extent possible. Where 
trails must be located within a regulated buffer, they must be 
designed to minimize clearing and grading and to use low 
impact surfaces.  

 
No trail systems are proposed with this application.  

 
POLICY 4:  Provide the necessary tools for implementation of the 2017 GI Plan.  
 

4.2: Continue to require the placement of conservation easements over 
areas of regulated environmental features, preserved or planted 
forests, appropriate portions of land contributing to Special 
Conservation Areas, and other lands containing sensitive features.  
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On-site woodland conservation will be required to be placed into Woodland and 
Wildlife Habitat Conservation Easements prior to the approval of the Type 2 Tree 
Conservation Plan (TCP2).  

 
POLICY 5:  Improve water quality through stream restoration, stormwater management, 

water resource protection, and strategic conservation of natural lands.  
 

5.8: Limit the placement of stormwater structures within the boundaries of 
regulated environmental features and their buffers to outfall pipes or 
other features that cannot be located elsewhere.  

 
5.9: Prioritize the preservation and replanting of vegetation along streams 

and wetlands to create and expand forested stream buffers to improve 
water quality.  

 
The Site/Road Plan Review Division of the Department of Inspections, Permitting 
and Enforcement (DPIE) will review the project for conformance with the current 
provisions of the County Code that addresses the state regulations. The TCP2 
prioritizes preservation adjacent to regulated streams and an, SCA.  

 
POLICY 7:  Preserve, enhance, connect, restore, and preserve forest and tree canopy 

coverage.  
 

General Strategies for Increasing Forest and Tree Canopy Coverage  
 

7.1: Continue to maximize on-site woodland conservation and limit the use of off-
site banking and the use of fee-in-lieu.  

 
7.2: Protect, restore, and require the use of native plants. Prioritize the use of 

species with higher ecological values and plant species that are adaptable to 
climate change.  

 
7.4: Ensure that trees that are preserved or planted are provided appropriate soils 

and adequate canopy and root space to continue growth and reach maturity. 
Where appropriate, ensure that soil treatments and/ or amendments are 
used.  

 
According to the Natural Resource Inventory (NRI) and TCP2 submitted, the applicant is 
proposing to preserve a portion of the highest quality portion of the existing woodlands on-
site, while concentrating some of the areas of development within the unforested areas.  

 
Forest Canopy Strategies  

 
7.12: Discourage the creation of new forest edges by requiring edge treatments 

such as the planting of shade trees in areas where new forest edges are 
proposed to reduce the growth of invasive plants.  
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7.13: Continue to prioritize the protection and maintenance of connected, closed 

canopy forests during the development review process, especially in areas 
where FIDS habitat is present or within Sensitive Species Project Review 
Areas.  

 
7.18: Ensure that new, more compact developments contain an appropriate 

percentage of green and open spaces that serve multiple functions such as 
reducing urban temperatures, providing open space, and stormwater 
management.  

 
Clearing of woodlands is proposed with the subject application. Woodland conservation 
should be designed to minimize fragmentation and reinforce new forest edges.  

 
POLICY 12:  Provide adequate protection and screening from noise and vibration.  
 

12.2: Ensure new development is designed so that dwellings or other places where 
people sleep are located outside designated noise corridors. Alternatively, 
mitigation in the form of earthen berms, plant materials, fencing, or building 
construction methods and materials may be used.  

 
The protection of proposed dwellings from noise and vibration associated with the adjacent 
road right-of-way will be reviewed by the Development Review Division.  

 
ENVIRONMENTAL REVIEW 
 
Natural Resources Inventory 
The site has an approved Natural Resources Inventory (NRI-069-2022). The NRI shows steep 
slopes, specimen trees, floodplain, a stream, and associated buffer on both the northern, and 
eastern property edges. No further information is required with this special exemption (SE) 
application regarding the existing site conditions.  
 
Woodland Conservation 
The site is subject to 
Conservation Ordinance (WCO) because the property contains more than 10,000 square feet of 
woodland and proposes clearing of more than 5,000 square feet. A TCP2 was submitted with this 
application (TCP2-017-2023), which shows a total of 4.77 acres of woodland in the net tract and 
1.58 acres of wooded floodplain. The development proposes the clearing of 3.63 acres of woodland 
in the net tract and the clearing of 0.04 acre of wooded floodplain. The threshold as established by 
the zone is 20 percent, or 2.09 acres. Based on the proposed clearing, a total woodland conservation 
requirement of 3.74 acres is required. The applicant proposes to meet this requirement with 1.01 
acres of on-site preservation, 0.19 acre of on-site reforestation, 0.21 acre of landscape credits, and 
1.94 acres of off-site credits; however, errors in the worksheet must be corrected prior to 
certification. A condition to correct the worksheet is provided herein. 
 
The landscape area, in order to count toward meeting the requirements, shall be 35 feet in width, at 
its narrowest point. The revised TCP2 shows the landscape credit meeting this criteria; however, a 
planting schedule is required for each landscape credit and reforestation area.  
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The schedules shall include the quantity of plant material, common name, scientific name, size of 
plant material, and the spacing of plants. Other technical corrections are included in the conditions 
at the end of this memorandum.  
 
Specimen Trees 
Section 25-
historic site or are associated with a historic structure shall be preserved, and the design shall 
either preserve the critical route zone (CRZ) of each tree in its entirety or preserve an appropriate 
percentage of the CRZ 

 
 

 Woodland Conservation Ordinance (WCO) is 
the Maryland Forest Conservation Act, which is codified under Title 5, Subtitle 16 of the Natural 
Resources Article of the Maryland Code. Section 5-1611 of the Natural Resources Article requires 
the local jurisdiction to provide procedures for granting variances to the local forest conservation 
program. The variance criteria in Princ -119(d). 
Section 25-119(d)(4) clarifies that variances granted under Subtitle 25 are not considered zoning 
variances.  
 
A Subtitle 25 variance was submitted for review with this application. The approved 
NRI-069-2022 identifies a total of 10 specimen trees on-site. The following analysis is the review of 
the request to remove eight specimen trees.  
 
The letter of justification (LOJ) requests the removal of four specimen trees identified as specimen 
trees 1, 3, 9, and 10. The condition of trees proposed for removal ranges from fair to good. This site 
is broken into one stand, Stand A. Stand A is located in the northeastern portion of the property. 
The TCP2 shows the location of the trees proposed for removal. These specimen trees are proposed 
for removal for the development of the site, roadways, utilities, stormwater management (SWM), 
and associated infrastructure.  
 

Specimen Tree Variance SOJ Table 

ST-# DBH Common 
Name 

Location Rating Impacted by Design Elements Construction 
Tolerance 

1 32 Post oak 
Within Road A 

right-of way 
Fair 

Proposed Road A, and grading for  
Stormwater management facility, 

utilities, and house site. 
Good 

3 31 White oak Lot 16 Good 
Proposed roadway, 

Stormwater management facility, 
utilities, and house site. 

Good/Medium 

9 30 
Southern 
red oak Lot 24 Good 

Within proposed roadway, 
Stormwater management facility, 
utilities, and house construction. 

Good 

10 32 White oak Lot 54 Good 
Within proposed roadway, 

Stormwater management facility, 
utilities, and house construction. 

Good/Medium 
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Evaluation 
Staff supports the removal of four specimen trees requested by the applicant, based on the findings 
below. Section 25-119(d) contains six required findings [text in bold] to be made before a variance 
from the WCO can be granted. An evaluation of this variance request, with respect to the required 
findings, is provided below: 
 
(A) Special conditions peculiar to the property have caused the unwarranted hardship. 
 
In relation to other properties in the area, special conditions peculiar to the subject property would 
cause an unwarranted hardship if the applicant were required to retain the 10 specimen trees 
located on-site
size, condition, species, and on-site location. 
 
The property is 12.01 acres, and the NRI shows PMA that includes steep slopes, specimen trees, 
floodplain, a stream, and an associated buffer on the eastern property edge.  
 
The specimen trees are located across the entire site, many located along the northeastern property 
line. The specimen trees proposed for removal are located outside of the REF.  
 
The table above indicates the four specimen trees requested for removal for proposed roadways, 
building footprints, and grading. The species in this area are all a variety of oak and the condition 
ratings of these trees range from fair to good, with most classified in good condition. The trees have 
good to medium construction tolerances; however, all species of the included specimen trees have 
limiting factors for their construction tolerance, specifically if significant impacts are proposed to 
the CRZ. These trees are located throughout the site, outside of the steep slope areas.  
 
Removal of specimen tree ST-1, a 32-inch Post oak in fair condition is requested to adequately 
provide circulation on the site. Specimen trees proposed for removal for house location include ST-
3 and ST-10, both White oaks, and ST-9, a Southern red oak. These trees are all in good condition, 
ranging from 30 to 45 inches in diameter.  
 
Staff finds that ST-1, ST-3, ST-9, and ST-10 are somewhat dispersed yet integral to the developable 
portion of the site, in that they are more centrally located on the property and not in close 
proximity to the PMA or any REF. Retention of these trees and protection of their respective CRZs 
would have a considerable impact on the proposed development by creating challenges for 
adequate circulation and infrastructure through portions of the site.  
 
(B)  Enforcement of these rules will deprive the applicant of rights commonly enjoyed by 

others in similar areas. 
 
Enforcement of the requirement that all specimen trees be preserved, along with an appropriate 
percentage of their critical root zone (CRZ), would deprive the applicant of rights commonly 
enjoyed by others in similar areas. All variance applications for the removal of specimen trees are 
evaluated in accordance with the requirements of Subtitle 25 and the Environmental Technical 
Manual (ETM) for site-specific conditions. Specimen trees grow to such a large size because they 
have been left undisturbed on a site for sufficient time to grow; however, the species, size, 
construction tolerance, and location on a site are all somewhat unique for each site.  
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Based on the location and species of the specimen trees proposed for removal, retaining the trees 
and avoiding disturbance to the CRZ of trees ST-1, ST-3, ST-9, and ST-10 would have a considerable 
impact on the development potential of the property. If similar trees were encountered on other 
sites, they would be evaluated under the same criteria. These four specimen trees requested for 
removal are located within the developable parts of the site.  
 
 (C) Granting the variance will not confer on the applicant a special privilege that would 

be denied to other applicants. 
 
Not granting the variance to remove trees ST-1, ST-3, ST-9, and ST-10 would prevent the project 
from being developed in a functional and efficient manner. This is not a special privilege that would 
be denied to other applicants. If other similar developments featured REF and specimen trees in 
similar conditions and locations, they would be given the same considerations during the review of 
the required variance application. Other applicants with similar circumstances would receive the 
same recommendation. 
 
 (D)  The request is not based on conditions or circumstances, which are the result of 

actions by the applicant. 
 
The existing site conditions or circumstances, including the location of the specimen trees, are not 
the result of actions by the applicant. The location of the trees and other natural features 
throughout the property is based on natural or intentional circumstances that long predate the 

any construction on the site that would cause the need for the removal of the specimen trees with 
the proposed development. 
 
(E)  The request does not arise from a condition relating to land or building use, either 

permitted or nonconforming, on a neighboring property. 
 
There are no existing conditions relating to land or building uses on the site, or on neighboring 
properties, which have any impact on the location or size of the specimen trees. The trees have 
grown to specimen tree size based on natural conditions and have not been impacted by any 
neighboring land or building uses. 
 
 (F)  Granting of the variance will not adversely affect water quality. 
 
Requirements regarding the SWM concept will be reviewed and approved by DPIE. Erosion and 
sediment control requirements are reviewed and approved by the Soil Conservation District (SCD). 
Both SWM and sediment and erosion control requirements are to be met in conformance with state 
and local laws to ensure that the quality of water leaving the site meets the s
standards are set to ensure that no degradation occurs and granting this variance will require 
adherence to these standards. 
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Conclusion on the Variance Request 
The required findings of Section 25-119(d) were adequately addressed for the removal of specimen 
trees ST-1, ST-3, ST-9, and ST-10. Staff recommends that the Planning Board approve the requested 
variance for the removal of these four specimen trees for the construction of a residential 
development. Specimen tree ST-8 will be marginally impacted by the development proposal, the 
applicant calculated the proposed impact at 34 percent. At the time of certification of the TCP2, the 
applicant shall provide a management plan for root protection and monitoring the health of ST-8.  
 
Preservation of Regulated Environmental Features (REF)/Primary Management Area (PMA) 
Section 24-130(b)(5) of the prior 
outside the Chesapeake Bay Critical Areas Overlay Zones the preliminary plan and all plans 
associated with the subject application shall demonstrate the preservation and/or restoration of 
regulated environmental features in a natural state to the fullest extent possible consistent with the 
guidance provided by the Environmental Technical Manual established by Subtitle 25. Any lot with 
an impact shall demonstrate sufficient net lot area where a net lot area is required pursuant to 
Subtitle 27, for the reasonable development of the lot outside the regulated feature. All regulated 
environmental features  
 
Impacts to the REF should be limited to those that are necessary for the development of the 
property. Necessary impacts are those that are directly attributable to the infrastructure required 
for the reasonable use, orderly, and efficient development of the subject property or those that are 
required by the County Code for reasons of health, safety, or welfare. Necessary impacts include but 
are not limited to, adequate sanitary sewerage lines, and water lines, road crossings for required 
street connections, and outfalls for SWM facilities. Road crossings of streams and/or wetlands may 
be appropriate if placed at the location of an existing crossing, or at the point of least impact to the 
REF. Stormwater management outfalls may also be considered necessary impacts if the site has 
been designed to place the outfall at a point of least impact. The types of impacts that can be 
avoided include those for site grading, building placement, parking, SWM facilities (not including 
outfalls), and road crossings where reasonable alternatives exist. The cumulative impacts for the 
development of a property should be the fewest necessary and sufficient to reasonably develop the 
site in conformance with the County Code. 
 
The primary management area is located on this property, as delineated in the approved NRI plan. 
The NRI shows steep slopes, specimen trees, floodplain, a stream, and associated buffers on the 
eastern property edge. The applicant has submitted a revised letter of justification (LOJ) for impacts 
to the PMA at two locations, dated August 21, 2023. A summary of the proposed impacts follows:  
 
Impact 1: WSSC Sanitary Sewer Connection 
Impact 1 proposes 1,903 square feet (0.04 acre) of impact to the floodplain and stream buffer for 
connection, installation, and associated grading for a sanitary sewer line. This proposed impact is 
for a utility connection and is supported as proposed. 
 
Impact 2: Stormwater management outfalls 
Impact 2 proposes 216 square feet (0.005 acre) of impact to the floodplain for a weir outfall and 
riprap for a submerged gravel wetland. This proposed impact is associated with a planned 
stormwater management facility and is supported as proposed. 
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Soils 
The predominant soils found to occur, according to the U.S. Department of Agriculture (USDA) 
Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS), include Christiana-Downer 
Complex, Russett-Christina complex, and Russett Christina-Urban land complex.  
 
Marlboro clay is not present on-site; however, Christiana clay and critical slopes are present on-
site. A geotechnical report, including a slope stability analysis, is required with the acceptance of 
the preliminary plan of subdivision. The TCP1 shall show 1.5 factor of safety lines, if any, for both 
unmitigated and mitigated conditions. The geotechnical analyses shall be performed in accordance 

-Gram 005-2018. 
 
Stormwater Management 
An unapproved SWM plan (29311-2022-0) was submitted with this application. The unapproved 
plan shows the use of two submerged gravel wetlands, two micro-bioretention facilities, and a 
bioswale to meet the stormwater requirements for the site. The revised layout of SE-22002 is not 
consistent with the layout shown on the unapproved SWM plan.  The SWM technical plan shall 
match the layout of the SE site plan and TCP2 prior to the issuance of the first permit. 
 
Erosion and Sediment Control  
The County requires the approval of an Erosion and Sediment Control Plan. The TCP2 must reflect 
the ultimate limits of disturbance (LOD), not only for the installation of permanent site 
infrastructure, but also for the installation of all temporary infrastructure, including erosion, and 
sediment control measures. 
 
SUMMARY OF FINDINGS AND CONDITIONS 
 
The Environmental Planning Section has completed the review of SE-22002 and recommends 
approval, subject to the following findings and conditions: 
 
Required Findings 
 
1. The required findings of Section 25-119(d) were adequately addressed for the removal of 

the specimen trees, identified as ST-1, ST-3, ST-9, and ST-10 on the TCP2. Staff therefore 
supports the removal of specimen trees ST-1, ST-3, ST-9, and ST-10.  
 

2. Based on the level of design information currently available, the limits of disturbance shown 
on the TCP2, and the impact exhibits provided, the regulated environmental features (REF) 
on the subject property were preserved and/or restored to the fullest extent possible. The 
necessary impact is to connect to a Washington Suburban Sanitation Commission (WSSC) 
sanitary sewer and for one stormwater outfall. Staff supports these impacts.   

 
Recommended Conditions 
 
1.  Prior to signature approval of the special exception, the TCP2 shall be revised as follows:  
 

a. Label the proposed development features on the plan (raised garden beds, sitting 
plaza, picnic tables, fence, etc.).  
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b. 

accordance with the following variance from the strict requirements of Subtitle 25 
approved by the Planning Board with SE-22002 for the removal of specimen trees 
ST-1, ST-3, ST-9, and ST-10  

 
c. Provide a management plan for root protection and monitoring the health of the 

specimen trees to remain, with impacts proposed to the critical root zone. 
 
d. Provide the symbols in the legend for the sewer and associated easement(s) and all 

other features on the TCP2. 
 
e. Provide a planting schedule for each of the reforestation areas and area for 

landscape credits. The schedules shall include the quantity of plant material, 
common name, scientific name, size of plant material, and the spacing of plants. 

 
f. Add the Site Statistics Table and General Information Table from the approved NRI.  
 
g. Correct errors in the TCP2 worksheet to accurately reflect the woodland 

conservation requirement, and how the requirement is being met. 
 

2.  Prior to the certification of the TCP2 for this site, documents for the required woodland 
conservation easements shall be prepared and submitted to the Environmental Planning 
Section (EPS) for review by the Office of Law, and submission to the Office of Land Records 
for recordation. The following note shall be added to the standard TCP2 notes on the plan as 
follows: 

 

conservation requirements on-site have been placed in a woodland and wildlife 

Records at Liber _____ Folio____. Revisions to this TCP2 may require a revision to the 
 

 
3. Prior to the issuance of any permits, that impact wetlands, wetland buffers, and streams, or 

Waters of the U.S., the applicant shall submit copies of all federal and state wetland permits, 
evidence that approval conditions were complied with, and associated mitigation plans. 

 
4. At the time of acceptance of the preliminary plan of subdivision, a geotechnical report that 

includes a slope stability analysis for both unmitigated and mitigated conditions are 
required. 
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June 12, 2023
Revised July 7, 2023
Revised August 18, 2023

MEMORANDUM

TO: Andrew Shelly, Planner II, Urban Design Section

VIA: Mridula Gupta, Planner IV, Subdivision Section

FROM: Eddie Diaz-Campbell, Planner II, Subdivision Section

SUBJECT: SE-22002; Stewart Property - REVISED

This special exception (SE) application has been filed on a tax parcel known as Parcel 131, which is
described in Liber 40916 folio 567 of the Land Records. The property 
consists of 12.01 acres a letter from the 
Department of Public Works and Transportation dated May 18, 2022 (Mazzara to Hatcher) 
confirming that the portion of Springfield Road fronting the property was established by a 
prescriptive easement. The property is in the Rural Residential (RR) Zone; however, this
application was submitted for review under the prior Zoning Ordinance and Subdivision 
Regulations. The application has therefore been reviewed according to the Rural 
Residential (R-R) zoning. 

The SE proposes development of a planned retirement community of 57 single-family attached 
dwelling units pursuant to Section 27-395 of the prior Zoning Ordinance. The site plan reflects 57 
lots and 8 parcels to support the proposed use. The SE application was accepted for review on May 
8, 2023. Comments were previously provided to the applicant at the May 26, 2023, SDRC meeting. 
The comments in this referral memorandum are based on revised plans received on June 9, 2023
and August 18, 2023.

The property has never been the subject of any preliminary plan of subdivision (PPS) or final plat. A
PPS and final plat are required, prior to the approval of permits, because the development proposes 
the division of land and the construction of multiple dwelling units. A certificate of adequacy (ADQ) 
will also have to be reviewed concurrently with, and approved prior to approval of the PPS. In 
accordance with Section 27-271 of the Zoning Ordinance, an SE is not subject to the order of
approvals which normally requires PPS approval prior to the approval of a site plan.
Notwithstanding the provisions of the Zoning Ordinance, staff recommend that a PPS be submitted
and concurrently reviewed with the SE, at a minimum, since the findings and conditions of the PPS 
and ADQ may have an impact on the lotting pattern proposed with the SE, and so could necessitate 
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a revision to the SE. It is noted that a PPS application (4- 22059) for the site has been submitted but 
has not yet been accepted for processing as of the writing of this referral. 
 
Additional Comments:  
 
1.  At the time of PPS, the applicant will need to propose dedication of parkland, a fee-in-lieu, 

or private recreational facilities to meet the mandatory dedication of parkland requirement 
of sections 24-134 and 24-135 of the prior Subdivision Regulations. Private recreational 
facilities, including a community garden, a picnic area, and a seating plaza are currently 
proposed. However, adequacy of the proposed facilities has not yet been determined as the 
PPS has not yet been approved. The SE cover sheet includes a schedule for construction of 
these facilities on the coversheet specifying that they will be built prior to the 40th building 
permit for the development. Subdivision staff recommend that the schedule be adjusted so 
that all recreation facilities are complete no later than the 28th building permit, halfway 
through the development. This is to ensure that residents of the earlier completed units will 
have access to the planned recreation facilities sooner. The Urban Design Section should 
further review the list and design of proposed recreational facilities and evaluate the 
acceptability of the proposed construction schedule.  
 

2. Subdivision staff advised the applicant that previously proposed Parcels A and C were fairly 
large and had complex boundaries due to them taking up nearly all the homeowners 
association (HOA) land in the community. Subdivision staff recommended that the applicant 
split these parcels into smaller HOA open space and private road parcels for ease of future 
platting. The latest site plan includes more parcels, which are smaller in area. Should 
additional parcels be approved at the time of PPS, a revision to the SE will be required to 
allow the additional parcels. The final plat for the property must show a lotting pattern 
consistent with the one shown on the SE site plan.  
 

3. The requirements of Section 27-395 of the prior Zoning Ordinance regarding recreational 
facilities are separate from the requirements of Section 24-134 of the prior Subdivision 
Regulations, Mandatory Dedication of Parkland. Both requirements must be met, though the 
same facilities may be used to meet requirements of both sections.  
 

4. Per Sections 27-395(a)(5) and (6) of the prior Zoning Ordinance, the covenant regarding 
age restrictions for the residents and the maintenance and use of the community recreation 
facilities shall be recorded in land records, following District Council approval and prior to 
approval of final plats. The Urban Design Section should review the covenant submitted 
with the SE application for conformance to Section 27-395. 

 
5. The site plan proposes dedication of public right-of-way (ROW) 

frontage with Springfield Road. The site plan also shows four private streets to provide 
access to the proposed residential lots. Private rights-of-way are permitted in the R-R Zone 
for single family-attached dwellings (townhouses) under Section 24-128(b)(19) of the prior 
Subdivision Regulations. This section requires a pavement width for the private streets of 
not less than 22 feet, a requirement which is shown to be met on the site plan. The site plan 
also shows 10-foot-wide public utility easements (PUEs) along the public and private ROWs 
as required by Section 24-122(a) and Section 24-128(b)(12) of the prior Subdivision 
Regulations. 
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Recommended Conditions: 
 
1. Prior to certification of the special exception site plan, the applicant shall obtain approval of 

a preliminary plan of subdivision and shall reflect the approved lotting pattern of the 
preliminary plan on the approved special exception site plan. 

 
This referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. All bearings and distances must be 
clearly shown on the SE site plan and must be consistent with the record plat. There are no other 
subdivision issues at this time.  
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  Countywide Planning Division 301-952-3680  
  Historic Preservation Section  
      

May 31, 2023  
 
MEMORANDUM 

TO: Andrew Shelly, Zoning Section, Development Review Division 
 
VIA: Tom Gross, Planning Supervisor, Historic Preservation Section, Countywide 

Planning Division TWG 
 
FROM: Jennifer Stabler, Historic Preservation Section, Countywide Planning Division JAS 

Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS 
  Amelia Chisholm, Historic Preservation Section, Countywide Planning Division AGC 
 
SUBJECT: SE-22002; Stewart Property 
 
The subject property comprises 12.01 acres and is located approximately 390 feet southeast of the 
intersection of Lake Glen Drive and Springfield Road. The subject property is zoned RR and located 
within the 2022 Approved Bowie-Mitchellville and Vicinity Master Plan area. The subject application 
proposes the development of a planned retirement community with 57 single-family attached 
dwelling units. 
 
The 2022 Approved Bowie-Mitchellville and Vicinity Master Plan contains goals and policies related 
to historic preservation (pages 156-165). However, these are not specific to the subject site or 
applicable to the proposed development. A search of current and historic photographs, topographic 
and historic maps, and locations of currently known archeological sites indicates the probability of 
archeological sites within the subject property is high. The proximity of the parcel to Newstop 
Branch suggests the potential for Native American archeological sites, and a large portion of the 
parcel has never been developed. The property was also part of Edward E. Perkins’ farm, 
“Graceland” (PG:71A-27; the house site is about a third of a mile away), which was part of Governor 
Oden Bowie’s “Springfield.” A Phase I archeology survey will be recommended. The applicant 
should submit a draft Phase I archeology report prior to the approval of a preliminary plan of 
subdivision.  
 
The subject property does not contain, and is not adjacent to, any designated Prince George’s 
County Historic Sites or Resources. Historic Preservation Section staff recommends approval SE-
22002, Stewart Property, with the following conditions: 
 
1. Prior to the acceptance of a preliminary plan of subdivision for the subject property, the 

applicant shall identify archaeological resources in the project area by conducting Phase I 
archaeological investigations. 
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SE-22002; Stewart Property
May 31, 2023  
Page 2 
 
 
2.  Upon receipt of the Phase I report by the Planning Department, if it is determined that 

potentially significant archeological resources exist on the subject property, prior to 
Planning Board approval of the final plat, the applicant shall provide a plan for: 
 
a.) Evaluating the resource at the Phase II level, or 

 
b.) Avoiding and preserving the resource in place. 

 
3. If a Phase II and/or Phase III archeological evaluation or mitigation is necessary, the 

applicant shall provide a final report detailing the Phase II and/or Phase III investigations 
and ensure that all artifacts are curated in a proper manner, prior to any ground 
disturbance or the approval of any grading permits. 
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Park Planning & Development 
Land Acquisition/Management & Development Review Section 

MEMORANDUM
 
DATE:  June 12, 2023  

TO: Andrew Shelly, Planner II 
 Zoning & Urban Design Section 
 Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Assistant Division Chief SME

Department of Parks and Recreation 
  
FROM: Dominic Quattrocchi, Planning Supervisor DAQ

Ivy R. Thompson, AICP, Planner III IRT
Land Acquisition/Management & Development Review Section 
Park Planning and Development Division 
Department of Parks and Recreation 

 
SUBJECT: SE-22002 Stewart Property 

The staff of the Department of Parks and Recreation (DPR) has reviews and evaluates Development 
Review applications for conformance with the requirements and recommendations of Area Master 
Plans, the Land Preservation, Parks and Recreational Program for Prince George’s County, Plan 
2035, the Formula 2040 Functional Master Plan for Parks, Recreation and Open Space as they 
pertain to public parks and recreation.  

Background 
The proposal is a Special Exception request for the development planned retirement community 
with 57-single family attached dwellings. The site is located 390 feet southeast of the intersection of 
Lake Glenn Drive and Springfield Road. The 12.01-acre property, zoned Residential Rural (RR), is 
currently developed with a single-family dwelling that will be removed.  
 
Discussion 
DPR has no objections to the proposed Special Exception request. The Mandatory Dedication of 
Parkland requirement will be further evaluated at the time of the Preliminary Plan of Subdivision 
review. The site plan, as submitted, illustrates onsite recreation amenities for future residents. The 
Statement of Justification cites the inclusion of outdoor community amenities such as a covered 
pavilion with additional seating, a raised bed community garden, a natural surface walking trail and 
benches all located within a centrally located plaza. Shown on the Special Exception site plan as 
Parcel B, the proposed outdoor recreation area is compact. Therefore, DPR staff suggests the 
relocation or redesign of proposed Lot 52 to allow and provide more functional open space as 
part of Parcel B for the purpose of providing closer to home open space recreational and 
socialization opportunities for seniors. DPR staff is supportive of the proposed trail. DPR staff 
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SE-22002 Stewart Property
Page 2 

will review the alignment and materials with the review of the Preliminary Plan of Subdivision. 
DPR staff is also concerned about the substantial amount of mature forest clearing adjacent to 
Newstop Branch being proposed. DPR defers to EPS staff regarding this concern. 
 
cc: Alvin McNeal 

Bridget Stesney 
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From: Reilly, James V
To: Shelly, Andrew
Cc: PPD-PGCReferrals; Reilly, James V
Subject: FW: E-plan Referral for SE-22002 Stewart Property
Date: Sunday, May 14, 2023 9:54:15 PM
Attachments: image001.jpg

image002.png
image003.png
image004.png
image005.png
image006.png
image007.png
image008.png
image009.jpg
Boundary Survey SE-22002.pdf
SE-22002 Concept Plan.pdf
SE-22002 Case Report.pdf

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good Evening Mr. Shelly,
 The Office of the Fire Marshal has reviewed the referral for SE-22002 Stewart Property.  We have

the following comments:
1)      Fire hydrants are not shown.  Please state or demonstrate that the most remote portion of

each stick will be within 500’ of a fire hydrant as hose is laid by the fire department; around
corners, obstacles, etc.

2)      Because the provided private roads are 22’ wide,  no on-street parking will be allowed other
than the 18 spaces designed for on-street parking shown on the SE Site Plan.   The applicant
will need to coordinate with the Office of the Fire Marshal to ensure any required fire lane
signage and markings needed to preserve fire access are installed prior to occupancy.

Thanks.    Jim
 
James V. Reilly
Contract Project Coordinator III

Office of the Fire Marshal
Division of Fire Prevention and Life Safety
Prince George's County Fire and EMS Department
6820 Webster Street, Landover Hills, MD  20784
Office: 301-583-1830
Direct: 301-583-1838
Cell:    240-508-4931
Fax:      301-583-1945
Email: jvreilly@co.pg.md.us

To pay for a fire inspection by credit card go to:
https://www.velocitypayment.com/client/princegeorges/fire/index.html
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MEMORANDUM 
May 17, 2023 

 
 

TO:  Andrew Shelly, Subdivision Review Section 
  Maryland-National Capital Park & Planning Commission 
 
FROM: Shirley Anthony Branch, Water and Sewer Plan Coordinator  SAB 
  Site/Road Plan Review Division, DPIE 
 
RE:  SDRC Comments – Stewart Property, SE-22002  

Below are my comments on a Special Exception that is scheduled for review at the May 26, 2023 SDRC 
meeting.  This is a first response for this project number.  Should you have any questions regarding the attached 
information, please feel free to call me at 301.636.2060. 

SE-22002  Stewart Property 
   Tax ID:  1641547 
   Tax map:  28 D-3; Parcel 131 

Acres:  11.94; Zoned: RR 
   WSSC Grid:  211NE10 

1. The 2018 Water and Sewer Plan designates Parcel 131 in Water and Sewer Category 4, inside the Sewer 
Envelope, in the Growth Tier, and within Tier 2 under the Sustainable Growth Act, planned for public sewer 
service.   
 

2. Category 3, obtained via the Administrative Amendment process must be obtained before recordation of a 
final plat.  Please contact the Water and Sewer Plan Administrator, DPIE, for further information and 
instructions.  
 

3. Water and sewer lines in Springfield Road abut the parcel.  A sewer line traverses the northern portion of 
the parcel.  Water and sewer line extensions are required to service the proposed subdivision, and must be 
approved by the Washington Suburban Sanitary Commission before recordation of a final plat. 

The Department of Permitting, Inspections and Enforcement (DPIE) determines the validity in category 
designations of the Prince George’s County Water and Sewer Category Maps.  Information reflects the category 
designated by the 2018 Water and Sewer Plan and its amendments deemed accurate as of January 5, 2023.  
Any dispute of the designated category or comments herein may be addressed to the Site/Road Plan Review 
Division, Water and Sewer Plan Coordinator, at 301.636.2060. 

cc: Mary C. Giles, P.E., Associate Director, S/RPRD, DPIE 
 Steven G. Snyder, North District, S/RPRD, DPIE 
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From: Sean Suhar
To: Shelly, Andrew
Cc: Hunt, James; Hurlbutt, Jeremy
Subject: Re: SE-22002 and TCP2-017-2023 (Stewart Property)
Date: Wednesday, May 24, 2023 2:47:37 PM
Attachments: image001.png

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Thank you very much.

Sean E. Suhar
Principal

Please be advised that the office of Nagle & Zaller is currently working remotely and is
not accepting visitors at this time in response to Covid-19.

Nagle & Zaller, P.C.
7226 Lee DeForest Drive, Suite 102
Columbia, Maryland 21046
(410) 740-8100
(301) 621-6500
Fax:  (410) 740-3183
www.naglezaller.com
sean@naglezaller.com

Nagle & Zaller, P.C. is a law firm engaged in the collection of debts.  If the subject of this
communication concerns the collection of a debt, please be advised that this
communication is itself an attempt to collect a debt, and that any information obtained
by us may be used for that purpose.

The information contained in this e-mail is ATTORNEY PRIVILEGED and CONFIDENTIAL
INFORMATION intended ONLY for the use of the individual or entity named herein.  If you are not the
intended recipient or the employee or agent responsible for delivering it to the intended recipient, you are
hereby notified that any dissemination, distribution or copying of this communication is strictly prohibited. 
If you received this communication in error, please immediately notify the sender by telephone at 410-740-
8100, return the original message by reply e-mail, and then delete it from your system.  Thank you for your
anticipated cooperation.

On Wed, May 24, 2023 at 8:57 AM Shelly, Andrew <Andrew.Shelly@ppd.mncppc.org>
wrote:

Good Morning,

 

Please see the attached applications and an email from our staff indicating the date of
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acceptance.

 

Best regards,

Andrew Shelly
Planner II | Urban Design Section

Development Review Division

 

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-952-4976 |Teams (240) 573-2232 Andrew.Shelly@ppd.mncppc.org

 

From: Sean Suhar <sean@naglezaller.com> 
Sent: Tuesday, May 23, 2023 10:13 PM
To: Shelly, Andrew <Andrew.Shelly@ppd.mncppc.org>
Cc: Hunt, James <James.Hunt@ppd.mncppc.org>; Hurlbutt, Jeremy
<Jeremy.Hurlbutt@ppd.mncppc.org>
Subject: Re: SE-22002 and TCP2-017-2023 (Stewart Property)

 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links,
or responding.

Thank you very much Mr. Shelly for your email and for speaking with me today about this
matter.  I filed to become a Person of Record.  I want an opportunity to note my client
Wingate Homeowners Association, Inc. 's objections and opposition to the Applicant's
request for Special Exception in this matter.

 

I appreciate you sending the dropbox link.  But can you simply send a copy of the
Application and your Department's Acceptance?  Thank you.

 

Sincerely,

Sean E. Suhar
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Principal
 

Please be advised that the office of Nagle & Zaller is currently working remotely and is
not accepting visitors at this time in response to Covid-19.

 

Nagle & Zaller, P.C.
7226 Lee DeForest Drive, Suite 102
Columbia, Maryland 21046
(410) 740-8100
(301) 621-6500
Fax:  (410) 740-3183
www.naglezaller.com
sean@naglezaller.com
 
Nagle & Zaller, P.C. is a law firm engaged in the collection of debts.  If the subject of
this communication concerns the collection of a debt, please be advised that this
communication is itself an attempt to collect a debt, and that any information obtained
by us may be used for that purpose.
 
The information contained in this e-mail is ATTORNEY PRIVILEGED and CONFIDENTIAL
INFORMATION intended ONLY for the use of the individual or entity named herein.  If you are not the
intended recipient or the employee or agent responsible for delivering it to the intended recipient, you are
hereby notified that any dissemination, distribution or copying of this communication is strictly
prohibited.  If you received this communication in error, please immediately notify the sender by telephone
at 410-740-8100, return the original message by reply e-mail, and then delete it from your system.  Thank
you for your anticipated cooperation.

 

 

On Tue, May 23, 2023 at 10:47 AM Shelly, Andrew <Andrew.Shelly@ppd.mncppc.org>
wrote:

Good Morning Mr. Suhar,

 

Thank you for contacting me about this case. Please see the below dropbox for the
material that has been submitted as of May 23, 2023.

 

Dropbox - SE-22002 STEWART PROPERTY - Simplify your life

 

I would be happy to speak with you about this case and can also provide the applicant’s
information if you would like to meet with them as well. However, the Subdivision
Development Review Committee (SDRC) meeting scheduled for Friday May 26, 2023 at
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9:30 AM is not a public hearing nor does it have a public forum so you will not be able to
speak at the meeting. Please see the attached link where the agenda will be published and
the meeting may be viewed.

 

SUBMIT DOCUMENTS, REGISTER TO SPEAK, AND WATCH MEETINGS |
MNCPPC, MD (pgplanningboard.org)

 

Best regards,

Andrew Shelly
Planner II | Urban Design Section

Development Review Division

 

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-952-4976 |Teams (240) 573-2232 Andrew.Shelly@ppd.mncppc.org

 

From: Sean Suhar
Sent: Monday, May 22, 2023 6:50 PM
Subject: SE-22002 and TCP2-017-2023 (Stewart Property)

 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links,
or responding.

Mr. Shelly:

 

I represent the Wingate Homeowners Association, Inc. as general counsel.  I am writing to
you concerning the proposed development of a Planned Retirement Community of 57 SF
Units at 8215 Springfield Road in Glenn Dale, Maryland 20769.  The proposed
development is not permitted because the zoning is RR.  I understand that the Applicant,
ESC 8215 Springfield Road LC has applied for a Special Exception.  I am requesting that
you send me a copy of the Application and all related documents concerning this matter.  I
just became a Person of Record.  I would like an opportunity to speak with you about this
matter.  I would also like an opportunity to speak during the Subdivision Development
Review Committee (SDRC) meeting which is scheduled for May 26, 2023.  Wingate
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HOA is a neighboring community and wants an opportunity to be heard.  Please contact
me via email and call me at (410) 212-4112.  Thank you.

 

Sincerely,

Sean E. Suhar
Principal
 

Please be advised that the office of Nagle & Zaller is currently working remotely and
is not accepting visitors at this time in response to Covid-19.

 

Nagle & Zaller, P.C.
7226 Lee DeForest Drive, Suite 102
Columbia, Maryland 21046
(410) 740-8100
(301) 621-6500
Fax:  (410) 740-3183
www.naglezaller.com
sean@naglezaller.com
 
Nagle & Zaller, P.C. is a law firm engaged in the collection of debts.  If the subject of
this communication concerns the collection of a debt, please be advised that this
communication is itself an attempt to collect a debt, and that any information
obtained by us may be used for that purpose.
 
The information contained in this e-mail is ATTORNEY PRIVILEGED and CONFIDENTIAL
INFORMATION intended ONLY for the use of the individual or entity named herein.  If you are not
the intended recipient or the employee or agent responsible for delivering it to the intended recipient,
you are hereby notified that any dissemination, distribution or copying of this communication is strictly
prohibited.  If you received this communication in error, please immediately notify the sender by
telephone at 410-740-8100, return the original message by reply e-mail, and then delete it from your
system.  Thank you for your anticipated cooperation.
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From: mtucker122@verizon.net
To: Shelly, Andrew
Cc: "Yonette Thomas"; "Sean Suhar"; Hurlbutt, Jeremy
Subject: RE: TCP2-017-2023 - STEWART PROPERTY
Date: Wednesday, May 24, 2023 9:36:39 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
image006.png
image007.png
image008.png

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Mr. Shelly,

Thanks for the follow-up and additional information.  Mr. Suhar is taking the lead on
this effort.

Best Regards,

Marcia Tucker

From: Shelly, Andrew <Andrew.Shelly@ppd.mncppc.org> 
Sent: Tuesday, May 23, 2023 6:01 PM
To: mtucker122 <mtucker122@verizon.net>
Cc: Yonette Thomas <ythomas@yfthomasdr.com>; Sean Suhar <sean@naglezaller.com>; Hurlbutt,
Jeremy <Jeremy.Hurlbutt@ppd.mncppc.org>
Subject: RE: TCP2-017-2023 - STEWART PROPERTY

Good Afternoon Ms. Tucker,

I have been in discussions with your attorney, Mr. Suhar, on this case and staff would be happy to
meet with you both next week to discuss the application and the next steps in the procedure.
Additionally, staff would be happy to connect you with the applicant’s representative for the case as
well.

Currently, the application is scheduled to be heard at the Subdivision Development Review
Committee (SDRC) meeting this Friday at 9:30 AM, May 26, 2023. Please see the attached link below
if you would like to listen to the meeting. The meeting will be live at 9:30 AM under “Upcoming
Events.”

https://pgplanningboard.org/883/Watch-Meetings

The purpose of the SDRC meeting is to allow the applicant to receive comments from both internal
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and external MNCPPC agencies on the project proposal. However, the meeting is not a public
hearing so members of the public cannot sign-up to speak or provide testimony.

Lastly, to sign-up as a person of record for this case please follow the below link and select the case,
“SE-22002: Stewart Property” from the “Application Number” drop-down list If you have additional
questions on how to sign-up as a person of record please let me know and I would be happy to assist
you.

https://www.mncppcapps.org/planning/Person_of_Record/default.cfm

Best regards,
Andrew Shelly
Planner II | Urban Design Section
Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-952-4976 |Teams (240) 573-2232 Andrew.Shelly@ppd.mncppc.org

From: mtucker122 <mtucker122@verizon.net> 
Sent: Tuesday, May 23, 2023 2:08 PM
To: Juba, Marc <Marc.Juba@ppd.mncppc.org>
Cc: Yonette Thomas <ythomas@yfthomasdr.com>; Shelly, Andrew
<Andrew.Shelly@ppd.mncppc.org>; Sean Suhar <sean@naglezaller.com>
Subject: RE: TCP2-017-2023 - STEWART PROPERTY
 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Thanks Mr. Juba. I'm also aware that our attorney,  Mr. Suhar, has contacted Mr. Shelly.

Marcia Tucker 
 
 
 
Sent via the Samsung Galaxy S22+ 5G, an AT&T 5G smartphone

-------- Original message --------
From: "Juba, Marc" <Marc.Juba@ppd.mncppc.org>
Date: 5/23/23 1:12 PM (GMT-05:00)
To: mtucker122@verizon.net
Cc: Yonette Thomas <ythomas@yfthomasdr.com>, "Shelly, Andrew"
<Andrew.Shelly@ppd.mncppc.org>
Subject: RE: TCP2-017-2023 - STEWART PROPERTY
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Good afternoon Ms. Tucker:

You would need to contact the Development Review Division. I have CC’d Andrew Shelly to this email
who is the head case reviewer. He should be able to direct you accordingly. 

Thank you.

-Marc

Marc Juba
Planner Coordinator, Environmental Planning Section | Countywide Planning Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
Direct: 301-883-3239 | Teams Mobile: 240-573-2810
Email: Marc.Juba@ppd.mncppc.org

From: mtucker122@verizon.net <mtucker122@verizon.net> 
Sent: Tuesday, May 23, 2023 10:40 AM
To: Juba, Marc <Marc.Juba@ppd.mncppc.org>
Cc: Yonette Thomas <ythomas@yfthomasdr.com>
Subject: TCP2-017-2023 - STEWART PROPERTY

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi Mr. Juba,

I am contacting you on behalf of the Wingate HOA in Glenn Dale. Our community is
across the street from the location of this planned development which was recently
accepted for review by the M-NCPPC Planning Department.  I would like to know
what is the process for us to get involved in this phase of the process, and become
Persons-of-Record, so we may get our concerns and objections documented and
addressed during your review.

Best Regards,

Marcia Tucker, Chair
Zoning & Planning Committee
Wingate HOA

From: no-reply@pgatlas.com <no-reply@pgatlas.com> 
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Sent: Monday, May 22, 2023 4:32 PM
To: mtucker122@verizon.net
Subject: Development Activity Notification - 1 records located

Hello PGAtlas User,

Below are the development activity application(s) recently accepted for review by the Prince
George’s County Planning Department for your area of interest. To see a case’s location and
additional information, please click on the corresponding Map Link below.

Tree Conservation Plan 2

Case Number Title Description Location
Zip

Code
Map
Link

TCP2-017-
2023

STEWART
PROPERTY

PLANNED
RETIREMENT
COMMUNITY OF 57
SF UNITS. REQUEST
FOR ALTERNATIVE
COMPLIANCE FOR
STREET TREES

8215 SPRINGFIELD
ROAD

20769,
20720

Click
Here

Please contact ppd-gis@ppd.mncppc.org or call (301) 952-3195 if you have any questions.

You received this weekly email because you requested to be notified of recently accepted
development activity applications that will be reviewed by the M-NCPPC Planning
Department, Prince George’s County, Maryland. The email contains accepted development
activity applications from the prior business week.

Note: Development applications within the boundaries of the City of Laurel are processed by
Laurel’s Department of Economic and Community Development and thus will not be included
in this notification process. The City of Laurel is within part of ZIP codes 20707 and 20708.

If you wish to change your development activity notification please visit
http://notify.pgatlas.com/ and make the required changes.

Click here to review Development Application case flowchart.
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