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

 





(1)

(A)







(c) Building Design 
(1) Buildings shall (see Figure 27-61203(c): Compatible Building Design): 

(E) Orient porches, balconies, and outdoor activity areas away from adjacent 
single-family detached dwellings, two-family dwellings, townhouses, or vacant 
lands in a single-family residential zone. 
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The base ordinance requires 40% glazing 
abutting sidewalks, and this project will provide up 
to 45% transparency along the sidewalk on level 1. 



















Countywide Planning Division 301-952-3680
Historic Preservation Section

February 19, 2025

MEMORANDUM

TO: Evan King, Zoning Section, Development Review Division

VIA: Thomas Gross, Planning Supervisor, Historic Preservation Section, Countywide 
Planning Division TWG

FROM: Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS
Amelia Chisholm, Historic Preservation Section, Countywide Planning Division AGC
Jennifer Stabler, Historic Preservation Section, Countywide Planning Division JAS

SUBJECT: ZMA-2024-003 RST New Carrollton

The subject property comprises 4.29 acres and is located on the south side of Annapolis Road,
approximately 400 feet east of its intersection with East-West Highway (MD 410). The subject 
property is currently zoned Neighborhood Activity Century (NAC) and located within the 1994
Approved Master Plan for Bladensburg, New Carrollton and Vicinity area. The subject application 
proposes rezoning the property from the NAC Zone to the Neighborhood Activity Century Planned 
Development (NAC-PD) Zone for the development of a mixed-use building containing up to 300 
multifamily dwelling units and 3,000 square feet for non-profit or commercial use.

The 1994 Approved Master Plan for Bladensburg, New Carrollton and Vicinity includes goals and 
policies related to historic preservation (pages 25-34). 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 low. A Phase I 
archaeology survey is not recommended. The subject property does not contain and is not adjacent
to 

Historic Preservation staff recommends approval of ZMA-2024-003, RST New Carrollton, with no 
conditions.



MEMORANDUM

TO: , Development Review Division

VIA:

FROM: John Parks, Planner II, Neighborhood Revitalization Section, Community 
Planning Division

SUBJECT:         ZMA 2024-003, RST New Carrollton

Pursuant to Section 27-4303, Neighborhood Activity Center Planned Development (NAC-PD) 
Zone, this application meets the requirement because it proposes a mixed-use development in 
proximity to the proposed Purple Line light rail station and is designed to encourage 
multimodal transportation. Additional site features are recommended to create a sense of 
place, provide an inviting, walkable, safe, socially interactive environment, and enhance public
engagement, and improve the multimodal opportunities for the site.



   
 

 

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 



   
 

 
 

 
 

 

 
 

 
 

   
  

   
 

 
 

 
 



   
 

 
 

 
 

 
 

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 



   
 

 

 
 

 
 

 

 
 

 

 

 

 
 

 

 

 
 

 



   
 

 

 
 

 
 

 
 

 
 

 
 

 

 



   
 

 

 
 

 

 

 

 
 

 

 
 

 
 

 
 

 
 

 



   
 

 

 

 
 

 

 

 

 

 

 
 

 
 

 
 

 

 

 

 
 



   
 

 

 

 

 

 

 

 

 
 

 
 

 
 



   
 

 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 



   
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 



   
 

 

 
 

 

 
 

 

 

 
 

 
 

 
 

 
 
 



   

Countywide Planning Division
Prince George’s County Planning Department                     301-952-3650

March 7, 2025

MEMORANDUM

TO:  Evan King, Planner II, Zoning Section, DRD 

VIA:  Tom Burke, Supervisor, Environmental Planning Section, CWPD  TB

FROM: Mary Rea, Planner II, Environmental Planning Section, CWPD MR   

SUBJECT: RST New Carrollton: ZMA-2024-003 

The Environmental Planning Section (EPS) has reviewed the above referenced zoning map 
amendment (ZMA) application accepted on January 31, 2025. Comments were provided in a 
Subdivision and Development Review Committee (SDRC) meeting on February 14, 2025. The 
following comments are provided for your consideration.

BACKGROUND
The EPS has reviewed this site previously with the review of the following applications:   

Development
Review Case 

Associated 
TCP(s) 

Authority Status Action Date Resolution 
Number

NRI-137-2024 N/A Staff Approved 1/7/2025 N/A
ZMA-2024-003 N/A Planning Board Pending Pending Pending

PROPOSED ACTIVITY
The current application is a ZMA of the property from the Neighborhood Activity Center (NAC) 
Zone to the Neighborhood Activity Center – Planned Development (NAC-PD) Zone for the 
development of a multifamily residential building. 

APPLICABLE ENVIRONMENTAL REGULATIONS  
The project is subject to 2024 Woodland and Wildlife Habitat Conservation Ordinance (2024 WCO)
and the environmental regulations contained in Subtitles 24, 25, and 27 because the site does not 
have a previously approved tree conservation plan. 

SITE DESCRIPTION
The subject property is 4.29 acres and is located at 7591 Annapolis Road, approximately 400 feet 
southeast of the Annapolis Road and Veterans Parkway intersection. The site is currently developed 
with a former car dealership. The current zoning for the site is NAC. 

This site is within the Environmental Strategy Area 1 (formerly the Developed Tier) as designated 
by the 2014 Plan Prince George’s 2035 Approved General Plan (Plan 2035). 
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The site does not contain forest interior dwelling species (FIDS) habitat. The property is within 
Brier Ditch of the Anacostia River watershed, which is not a Tier II waterway.  
 
According to available information from the Maryland Department of Natural Resources Natural 
Heritage Program, rare, threatened, and endangered species are not on the site. The site does not 
front on a historic or scenic roadway. The site fronts on Annapolis Road (MD 450), which is 
designated as a master planned arterial roadway.  
 
REVIEW OF PREVIOUSLY APPROVED CONDITIONS 
There are no previously approved conditions of approval for this site. According to the Real 
Property Date Search, the existing building was constructed in 1972. 
  
MASTER PLAN CONFORMANCE 
The District Council cannot approve a basic plan unless it finds that the entire development meets 
the criteria for approval set forth in Section 27-3602(c). With respect to criteria affecting the 
environment, that subsection provides:   
 
27-3602. Planned Development (PD) Zoning Map Amendment 

(c) Planned Development (PD) Decision Standards 
Prior to the approval of the PD zone, the applicant shall demonstrate to the 
satisfaction of the District Council that the entire development: 
(1) Is in conformance with the General Plan, the applicable Area Master 

Plan or Sector Plan, or any applicable Functional Master Plan; 
(2) Meets the purposes of the proposed PD zone; 
(3) Satisfies all applicable standards of the proposed PD zone; and 
(4) Will not adversely impact the surrounding properties. 
 

This application conforms to the specific recommendations of Plan 2035, the 1994 Bladensburg, 
New Carrollton & Vicinity (PA 69) Approved Master Plan and Sectional Map Amendment, and the 
Approved Countywide Green Infrastructure Plan (GI Plan). The principles and guidelines set forth in 
those plans seek to preserve, enhance, and restore the County’s natural and built ecosystems; with 
the rezoning to NAC-PD the application must follow the guidelines of these plans. 
 
The Zoning Ordinance provides guidance regarding the impact and relationship of general plans 
with master plans, and functional master plans. Specifically, Section 27-3502(j) of the Zoning 
Ordinance states the following regarding the approval of a general plan, and its effect on a 
previously approved master plan:  
 
27-3502. General Plan, Functional Master Plans, Area Master Plans, and Sector Plans 
 

(j)  Relationship Between the General Plan, Functional Master Plans, Area Master 
Plans, and Sector Plans 
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(1)  When General Plan amendments and Functional Master Plans (and 
amendments thereof) are approved after the adoption and approval of 
Area Master Plans or Sector Plans, the Area Master Plans or Sector 
Plans shall be amended only to the extent specified by the District 
Council in the resolution of approval. 

(2) Any Functional Master Plan (or amendment), Area Master Plan, or 
Sector Plan shall be an amendment of the General Plan unless 
otherwise stated by the District Council. 

(3) Any Area Master Plan or Sector Plan may designate, delete, or amend 
General Plan center or policy area designations or the County’s growth 
boundary. These actions shall constitute amendments to the General 
Plan unless otherwise stated by the District Council. 

 
PLAN PRINCE GEORGE’S 2035 APPROVED GENERAL PLAN (2014) 
The site is located within the Environmental Strategy Area 1 of the Regulated Environmental 
Protection Areas Map as designated by Plan 2035 and within the Established Communities Area of 
Plan 2035. The project is within the boundaries of the Annapolis Road/Glenridge Neighborhood 
Transit Oriented Center.  
 
1994 Bladensburg, New Carrollton & Vicinity (PA 69) Approved Master Plan and Sectional Map 
Amendment 
The site is in the 1994 Bladensburg, New Carrollton & Vicinity (PA 69) Approved Master Plan and 
Sectional Map Amendment which includes applicable goals, objectives, and guidelines for protecting, 
preserving, and restoring regulated environmental features (REF). The text for the goal, objectives, 
and guidelines are in bold, with responses on how the application addresses the master plan goal 
with objectives and guidelines in plain text.  
 
Goal: To protect and enhance the environmental quality of the Planning Area by preserving 
natural environmental assets as an integral part of the community.  
 
In accordance with this Master Plan goal, Subtitles 24-4300, 27-6800, and 25-121(b) of County 
code, the development of the site shall preserve the woodlands located on the southern slope of the 
property as this is a natural environmental asset, as well as the primary management area (PMA) 
located on the northwest part of the property. 
 
Objective(s):  
 
To identify and preserve natural and manmade features that have a significant influence on 
the environmental and aesthetic quality of the Planning Area.  
 
In accordance with this Master Plan objective, Subtitles 24-4300, 27-6800, and 25-121(b) of County 
code, woodlands located on the southern slope of the property as well as the PMA located on the 
northwest part of the property were identified in the approved natural resource inventory (NRI) 
for the site. These areas shall be preserved to the fullest extent practicable with future development 
applications. 
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To maintain the natural character and aesthetic qualities of steam valleys, wetlands and 
associated buffers – properly planning for stormwater management to prevent loss of life, to 
minimize property damage, and avoid interruption of services.  
 
In accordance with this Master Plan objective, Subtitles 24-4300, 27-6800, and 25-121(b) of County 
code, the development of the site shall preserve the PMA and the woodlands located on the 
southern slope of the property as this will maintain the natural character and aesthetic qualities of 
the off-site stream valley in the Lower Beaverdam Creek watershed. The proposed development 
will be subject to current stormwater management requirements and will be reviewed and 
approved by the County’s Department of Permitting, Inspections and Enforcement (DPIE) prior to 
Planning Board approval of future development applications. 
 
Guidelines:  

Developers shall be encouraged to capitalize on natural assets through the retention and 
protection of trees, streams and other ecological features.  

In accordance with this Master Plan guideline and per Subtitle 25-121(b) of County code, 
woodlands located on the southern slope of the property as well as the PMA located on the 
northwest part of the property were identified in the approved NRI for the site. These areas shall be 
preserved to the fullest extent practicable with future development applications. Trees utilized as 
woodland conservation shall be protected by a woodland and wildlife habitat conservation 
easement. 
 
Woodlands associated with floodplains, wetlands, stream corridors and steep slopes shall be 
given priority for preservation. 
 
In accordance with this master plan guideline and per Subtitle 25-121(b) of County code, 
woodlands associated with the off-site stream corridors and steep slopes shall be preserved to the 
fullest extent practicable. 
 
All development proposals shall provide effective means for the preservation and protection 
of Natural Reserve Areas, and development plans for lands containing open space and 
conservation areas should specify how and by whom these areas will be maintained. 
 
The Environmental Feature Map provided with the Master Plan does not show a Natural Reserve 
Area in the location of this site. However, the existing woodlands and PMA shall be preserved to the 
fullest extent practicable and protected by woodland conservation and conservation easements. 
 
CONFORMANCE WITH THE GREEN INFRASTRUCTURE PLAN 
The 2017 Countywide Green Infrastructure Plan (GI Plan) was approved with the adoption of the 
Approved Resource Conservation Plan: A Countywide Functional Master Plan (CR-11-2017) on March 
7, 2017. According to the approved GI Plan, there are mapped Regulated and Evaluation Areas on or 
abutting to this property. 
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Implementation of the Green Infrastructure Plan: Policies and Strategies 
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 2035. 
 
Strategies 
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 landscapes. 
 

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. 
b. Prioritize use of public funds to preserve, enhance, connect, restore, and protect 
critical ecological systems. 

 
The site does not contain any REF, however natural slopes of 15 percent or greater that are 
adjacent to an off-site stream occur on-site. Due to these steep slopes  a small portion of the site 
located on the northwest property line contains PMA. The property is not within a SCA. The 
southern portion of the site consists of wooded steep slopes. In accordance with this master plan 
policy and strategies, Subtitles 24-4300, 27-6800, and 25-121(b) of County code, it is encouraged 
that this area be preserved to protect the green infrastructure that is mapped in this area.  
 
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.  

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.  
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2.6 Strategically locate off-site mitigation to restore, enhance and/or protect the green 

infrastructure network and protect existing resources while providing mitigation.  
 
As shown on NRI-137-2024, the site does not contain any REF. In accordance with this master plan 
policy, Subtitles 24-4300, 27-6800, and 25-121(b), woodland conservation requirements will be 
evaluated through the review of tree conservation plans associated with future development 
applications.  
 
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.  
 

As shown on NRI-137-2024, the site does not contain REF. The site is currently developed with 
impervious surfaces except for the wooded area along the southern property line. No culverts, 
bridges, or roads are proposed.  
 
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.  

 
As shown on NRI-137-2024, the site does not contain REF. However, the area located in the PMA 
will need to be placed in a conservation easement with future development applications. In 
accordance with this master plan policy, Subtitles 24-4300, 27-6800, and 25-121(b), woodland 
conservation requirements will be evaluated with through the review of tree conservation plans 
associated with future development applications.  
 
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.  

 
As shown on NRI-137-2024, the site does not contain REF. In accordance with this master plan 
policy, Subtitles 24-4303 and 27-6806, the proposed development will be subject to current 
stormwater management requirements which will protect Green Infrastructure areas by improving 
the stormwater runoff into the Anacostia watershed.  
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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.  

 
In accordance with this master plan policy, Subtitles 24-4304, 27-6803, and Subtitle 25 Division 3 
of County Code, tree canopy coverage and other landscape manual requirements will be evaluated 
at the time of detailed site plan.  

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.  

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.  

 
Tree canopy coverage and other landscape manual requirements will be evaluated at the time of 
detailed site plan. In accordance with this master plan policy, Subtitles 24-4304, 27-6803, and 
Subtitle 25 Division 3, it is encouraged to maintain the woodlands found along the southern 
property line that abuts M-NCPPC property. 
 
ENVIRONMENTAL REVIEW 
 
Natural Resources Inventory 
Section 27-6802 of County code requires an approved NRI plan with planned development ZMA 
applications. Approved NRI-137-2024 was included in the application. The plan shows the site is 
mostly developed with a former car dealership. The southern portion of the site contains a wooded 
steep slope. There are no REFs on-site, however a small amount of PMA is located on the northwest 
corner of the site for steep slopes associated with an off-site stream. No further information is 
needed at this time.  
 
Woodland Conservation 
The project is subject to the 2024 Woodland and Wildlife Habitat Conservation Ordinance (2024 
WCO) and the environmental regulations contained in Subtitles 24, 25, and 27 of County code. The 
woodland conservation and afforestation thresholds will remain at 15 percent with the proposed 
NAC-PD Zone.  
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The site does not qualify for a standard letter of exemption from the 2024 WCO because the site is 
greater than 40,000 square feet. All future development applications will require tree conservation 
plans in accordance with the 2024 WCO. Because the project is within the Annapolis 
Road/Glenridge Transit Oriented Neighborhood Center, in accordance with Section 25-
121(c)(1)(B)(ii) of County code, the woodland removed shall be replaced at a ratio of 0.25 acre 
planted for every one acre removed. In accordance with Section 25-121(c)(3) of County code, the 
woodland conservation and afforestation thresholds shall be met on-site, and per Section 25-
121(c)(1)(c) of County code all unforested riparian buffers on-site shall be afforested. 

Specimen Trees
The approved NRI-137-2024 identifies no specimen trees on-site, but two were located off-site.  
 
Regulated Environmental Features 
The approved NRI-137-2024 shows 0.04 acre of PMA for steep slopes adjacent to an off-site stream 
buffer along the northwestern corner of the property. No other regulated environmental features 
are located on-site. 
 
Stormwater Management 
Section 27-3605(c)(5)(F)(x) of the Zoning Ordinance requires an approved stormwater 
management concept plan and approval letter in the Development Review Division application. A 
Site Development Concept is required to be reviewed by DPIE. The concept shall be submitted and 
reviewed with the future preliminary plan of subdivision and detailed site plan and the layout 
consistent with the tree conservation plans.  
 
Soils 
Section 27-6809, Unsafe Lands of the Zoning Ordinance, states that “all applications shall conform 
to the requirements pertaining to unsafe land in Section 24-4300, Environmental Standards, of 
Subtitle 24: Subdivision Regulations”. This application will use the current Subdivision Regulations, 
and Section 24-4101(c) (1) states “The Planning Director or Planning Board, as appropriate, shall 
restrict or prohibit the subdivision of land found to be unsafe for development. The restriction or 
prohibition may be due to a) natural conditions, including but not limited to flooding, erosive 
stream action, high water table, unstable soils, severe slopes or soils that are unstable either 
because they are highly erodible or prone to significant movement or deformation (Factor of Safety 
< 1.5), or b) man-made conditions on the land, including but not limited to unstable fills or slopes.” 

The predominant soil found to occur, according to the U.S. Department of Agriculture Natural 
Resource Conservation Service Web Soil Survey, is Urban land-Russett-Christiana complex. 
Christiana clay is mapped on the site, but no geotechnical issues have been identified at this time.  

The applicant indicated in the statement of justification that the site contains contaminated soils 
from its prior use as a car dealership. The applicant intends to enroll in the Maryland Department of 
the Environment’s Voluntary Cleanup Program to clean up the site. Future development 
applications shall include detailed information regarding the clean-up of the contaminated soils 
found on-site.  
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Erosion and Sediment Control 
Section 27-6805 of the Zoning Ordinance requires an approved Grading, Erosion, and Sediment 
Control Plan. Development shall comply with the requirements for sediment and erosion control in 
accordance with Subtitle 32, Division 2, Grading, Drainage and Erosion and Sediment Control, of the 
Prince George’s County Code.  
 
Erosion and sediment control will be addressed at the time of detailed site plan along with the Type 
2 tree conservation plan (TCP2). The TCP2 must reflect the ultimate limits of disturbance, not only 
for installation of permanent site infrastructure, but also for the installation of all temporary 
infrastructure, including erosion and sediment control measures.  
 
SUMMARY 
If the proposed ZMA is approved to rezone the property from NAC to NAC-PD, the woodland 
conservation and afforestation thresholds will remain at 15 percent. In accordance with Section 25-
121(c)(3) of County code the threshold shall be met on-site, and per Section 25-121(c)(1)(c) of 
County code all unforested riparian buffers on-site shall be afforested. Per the applicable master 
plans and the environmental requirements in Subtitles 24-4300, 27-6800, and 25 Division 2 of 
County code, woodland conservation requirements will be evaluated through the review of tree 
conservation plans associated with future development applications. Because the project is within 
the Annapolis Road/Glenridge Transit Oriented Neighborhood Center, in accordance with Section 
25-121(c)(1)(B)(ii) of County code the woodland removed shall be replaced at a ratio of 0.25 acre 
planted for every one acre removed. 



       

       March 7, 2025

  
MEMORANDUM

TO:  Evan King, Zoning Section, Development Review Division
  
FROM:  Noelle Smith, AICP, Transportation Section, Countywide Planning Division  

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

SUBJECT: ZMA-2024-003, RST New Carrollton  

Proposal
The subject application is a Zoning Map Amendment (ZMA) that proposes to rezone the 
approximate 4.29-acre General Commercial (C-2) property, located in Lanham, to the 
Neighborhood Activity Center – Planned Development (NAC-PD) zone. The Transportation 
Planning Section (TPS) review of the referenced ZMA application was evaluated using the 
standards of Section 27 of the current Zoning Ordinance. 

Background
The property is located at 7591 Annapolis Road and is currently developed with a former Lincoln 
Mercury automobile dealership and operates as a car rental and repair facility. The site has no prior 
approvals that impact the subject application. 

Analysis of Traffic Impacts
The subject property is located within the C-2 with a request to rezone to NAC-PD, within 
Transportation Service Area (TSA) 1, as defined in the Plan Prince George’s 2035 Approved General 
Plan. As such, the subject property is evaluated according to the following standards:  

Links and Signalized Intersections: Level of Service (LOS) E, with signalized intersections 
  

  
Unsignalized Intersections: The procedure for unsignalized intersections is not a true test of 
adequacy but rather an indicator that further   
  
For two-way stop-controlled intersections, a three-part process is employed: (a) vehicle 
delay is computed in all movements using the Highway Capacity Manual (Transportation 
Research Board) procedure; (b) the maximum approach volume on the minor streets is 
computed if the delay exceeds 50 seconds, (c) if the delay exceeds 50 seconds and at least 
one approach volume exceeds 100, the CLV is computed and the standard of CLV is 1,150 or 
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For all-way stop-controlled intersections, a two-part process is employed: (a) vehicle delay 
is computed in all movements using the Highway Capacity Manual (Transportation 
Research Board) procedure; (b) if the delay exceeds 50 seconds, the CLV is computed and 

  
 
 
Comment: The subject application will be followed by a Preliminary Plan of Subdivision (PPS) and 
a Detailed Site Plan (DET). The review of these applications will require a full traffic study analysis.  
 
Master Plan Compliance  
This application is subject to the 2009 Approved Countywide Master Plan of Transportation (MPOT) 
and the 1994 Approved Master Plan for Bladensburg, New Carrollton and Vicinity.  
 
Master Plan Right of Way  
The subject property fronts along Annapolis Road (MD 450), an arterial roadway with a 120-foot 
right-of-way. The site also has limited frontage along 77th Avenue, which is not identified as a 
master planned facility. All right-of-way and/or dedication requirements will be addressed at the 
time of PPS.  
 
Master Plan Pedestrian and Bike Facilities  
The MPOT recommends a wide sidewalk and on-road bicycle facilities along MD 450. The Complete 
Streets element of the MPOT reinforces the need for multimodal transportation and includes the 
following policies regarding the accommodation of pedestrians and bicyclists (MPOT, p. 9-10): 
  

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. 

 
The 1994 Approved Master Plan for Bladensburg, New Carrollton and Vicinity recommends the 
following goals related to multimodal transportation: 

Goal (pg.125): to provide a safe, efficient and effective circulation and transportation 
system which will maximize accessibility and the movement of people and goods in 
the Planning Area region.  
 

Comment: The development will utilize the existing MD 450 roadway for site access. The 
implementation of the master planned bicycle and pedestrian facilities will be evaluated with 
subsequent applications. Staff recommend extensive and comprehensive connections, facilities and 
amenities throughout the site to meet the intent of both the master and area sector plans. Amenities 
such as long- and short-term bicycle parking, crosswalks, convenient pathways, wayfinding signage 
to the nearby transit stops, etc., will be evaluated with the development.  
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Zoning Ordinance 
Section 27-3602 of the zoning ordinance provides guidance on the procedure for developments 
within the Planned Development (PD) zone. Section 27-4300 provides the general purposes and 
provisions of PD and Transit Oriented zones. The elements of this section which are specific to 
transportation have been provided below:
 
Section 27-4301(d), General Standards for All Planned Development Zones  

(1) PD Basic Plan 
(I) Identify the general on-site pedestrian circulation system, including any 
existing on-site and adjacent pedestrian circulation systems (pedestrian and 
bicycle pathways, and trails), and how it will connect to off-site pedestrian 
systems in ways that are consistent with the purposes of the individual PD 
zone, and the requirements of this Ordinance; 
(J) Identify the general design and layout of the on-site transportation 
circulation system, including the general location of all public and private 
streets, existing or projected transit corridors, and how they interface with 
the pedestrian circulation system, and connect to existing and planned County 
and regional systems in a manner consistent with the purposes of the 
individual PD zone, and the requirements of this Ordinance; 

 
Comment: The submitted site plans include the general pedestrian, bicycle, and vehicular 
circulation on site. The development proposes two vehicular access points along MD 450. The final 
configuration of the access points will be determined with subsequent applications. The site has an 
existing sidewalk along the frontage of MD 450, connecting the site to adjacent properties and 
nearby Purple Line station.  The development also proposes pedestrian connections within the site, 
connecting the building entrances to the roadway frontage.  No new public or private streets are 
proposed with this application.  
 
 (3) Public Benefits  
  (C) Public benefits may be exhibited in one or more of the following ways: 
   (xii) Enhanced streetscape design and maintenance provisions; 

(xiv) Multimodal transportation improvements, including, but not 
limited to, electric vehicle charging stations, the location, and funding 
of bike share stations, commuter services (such as guaranteed ride 
home services or information on bicycle and car share programs), the 
construction and maintenance of buffered/separated bike lanes, 
provision of comprehensive wayfinding signage, provision and 
maintenance of bus shelters and smart signage, etc.; and 
(xv) Other public benefits and project amenities that substantially 
advance the policies, goals, and objectives of the General Plan or the 
applicable Area Master Plan, Sector Plan, or Functional Master Plans.  

 
Comment: The applicant proposes the following improvements as the public benefit for the site: 

1. Incorporating transparent facades to engage pedestrian interaction with the retail 
spaces along the frontage of MD 450.  

2. Providing a courtyard and plaza areas adjacent to the pedestrian pathway to serve 
passing by and resident patrons.  
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3. Concealing parking to the center of the site.  
4. Building setbacks.  
5. Sustainable building materials.  
6. Affordable housing.  
7. Dedicated building space for non-profit organizations and use.  
8. Electric vehicular parking.  
 

Staff recommend an additional connection to the adjacent 77th Avenue to enhance connectivity to 
the neighborhood and nearby transit. However, the grading and slopes of the property along that 
portion of the property will not accommodate an ADA accessible connection.  
 
Section 27-4303(a) provides additional guidance for the purpose and standards of NAC-PD, as it 
relates to circulation and connectivity. 
 
Comment: The development proposes utilizing existing roadways, with no new streets proposed.  
Sidewalks currently exist along the roadway frontage of MD 450. Widened sidewalks are proposed, 
however, the development will be subject to the streetscape design of the permitting agency. The 
site plan includes multiple pedestrian connections through the site, connecting to the roadway 
frontage and proposed streetscape amenities. The existing and proposed infrastructure will also 
provide connections to the adjacent properties and nearby transit stops. Lastly, the majority of 
parking is proposed within a garage at the center of the site, with limited surface parking proposed 
for access to the rental office.  
 
Transportation Staff Conclusions 
Based on the findings presented above, staff find that transportation facilities as well as pedestrian 
and bicycle facilities within the proposed application are consistent with Section 27-3602. The 
proposed re-zoning of the property will not impair the ability to make transportation-related 
recommendations that are supported by an approved Master Plan or Functional Master Plan or 
included in the subdivision regulations and zoning ordinance, with the following condition: 
 

1. Prior to the acceptance of a preliminary plan of subdivision, the applicant, and the 
applicant’s heirs, successors, and/or assigns shall: 

a. Submit a Traffic Impact Analysis (TIA) to evaluate transportation adequacy and a 
Bicycle and Pedestrian Impact Statement (BPIS) to evaluate bicycle and pedestrian 
adequacy as part of the Preliminary Plan of Subdivision application. 
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February 12, 2025

MEMORANDUM

TO: Evan King, Planner II, Zoning Section

VIA: Mridula Gupta, Acting Planning Supervisor, Subdivision Section

FROM: Jason Bartlett, Planner II, Subdivision Section

SUBJECT: ZMA-2024-003; RST New Carrollton

The subject 4.29-acre property consists of 
Records in Plat Book NLP 99, plat no. 94 dated March 21, 1978. The property is located within the 
Neighborhood Activity Center (NAC) Zone. The applicant has requested to rezone the subject 
property from NAC Zone to the Neighborhood Activity Center Planned Development (NAC-PD) 
Zone, pursuant to Sections 27-3601 and 27-3602 , 
for development of up to 300 multifamily dwelling units with a maximum density of 69 dwelling 
units per net lot area and up to 3,000 square feet of commercial space.

This case was accepted for review on January 31, 2025. Comments were previously provided at the 
SDRC meeting held on January 14, 2025, and this referral memo is based on plans received on 
January 31, 2025.

The property is subject to a previous Preliminary Plan of Subdivision (PPS) 4-77292. The property 
is currently improved with a vehicle rental and repair facility, which is to be razed. A PPS and a 
certificate of adequacy will be required for the proposed development and division of land 
following approval of this application per Section 24-3402(b) of the Subdivision Regulations. The 
new PPS will supersede the prior PPS 4-77292.  The proposed site layout and lotting pattern will be 
further evaluated with the PPS and must comply with all design standards contained in Subdivision 
Regulations. A final plat of subdivision is required subsequent to approval of this zoning map 
amendment and following the approval of the PPS before any permits may be approved for 
development of this site. 

Additional Comments

1. identify the proposed public benefits 
with this application. These include the following:
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The public benefits proposed for the planned development zone in accordance with Section 
27-4301(d)(3) of the Zoning Ordinance, should be over and above what would be required 
to meet the subdivision standards of Part 24-4 of Subdivision Regulations at the time of the 
PPS such as public facilities adequacy, master plan conformance, and mandatory dedication 
of parkland. The applicant should demonstrate how the proposed public benefits exceed the 
improvements required for Section 24-4402, Section 24-4500, and Section 24-4600 of the 
Subdivision Regulations. 
 

2. Section 27-6206(d) of the Zoning Ordinance restrict direct access to an arterial road. The 
zoning map amendment plan shows two points of direct access to MD 450, a master 
planned arterial road. The access points and their location will be further evaluated at the 
time of PPS.  

 
3. The subject property is adjacent to MD 450, a master planned arterial road. A Phase I noise 

study will be required at the time of PPS, to establish noise levels on the property in 
accordance with Section 27-6104 of the Zoning Ordinance.   

 
 
Recommended Conditions 
 
None. 
 
 
This referral is provided for the purpose 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 zoning map amendment plan and must be consistent with the legal 
descriptions of the property. There are no other subdivision issues at this time.  



MEMORANDUM 
 
DATE:  March 3, 2025  
 
TO: Evan King, Planner II 
 Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Division Chief SE 
 Dominic Quattrocchi, Planning Supervisor DQ 
 Park Planning and Environmental Stewardship  
 Department of Parks and Recreation 
  
FROM: Ivy Thompson, AICP, Planner III IRT 
 Land Acquisition/Management & Development Review Section 
 Park Planning and Environmental Stewardship 
 Department of Parks and Recreation 
 
SUBJECT: ZMA-2024-003 RST NEW CARROLLTON 
 
The Department of Parks and Recreation (DPR) staff reviewed and evaluated this application as it 
pertains to public parks and recreational facilities. 
 
PROPOSAL 
This application is a petition to rezone the subject site from NAC to NAC-PD to allow the 
development of multifamily residential development with up to 275 affordable dwelling units and 
up to 3,000 sq ft of retail/ non-profit space.  
 
BACKGROUND: 
Located on the south side of Annapolis Road (MD 450) approximately 400 feet east of its 
intersection with MD 410, the subject site is adjacent to MNCPPC land at the southern property 
boundary. This rezoning application for mixed use commercial retail development is subject to 
Zoning Ordinance Section 27-4301(d)(1) subsection F-I, M are specific to DPR staff evaluation. The 
application is also subject to Subdivision Regulation 24-4600 Mandatory Parkland Dedication, 
which is separate from any public benefits provided as part of the ZMA. The site is subject to the 
1994 Approved Bladensburg, New Carrollton and Vicinity (PA 69) Approved Master Plan and SMA, the 
2022 Land Preservation, Parks and Recreation Plan for Prince George’s County, and Formula 2040, 
Functional Master Plan for Parks, Recreation, and Open Space.  
 
DISCUSSION  
Park and recreation amenities serving the subject property include Glenridge Park and the West 
Lanham Neighborhood Park, both are within a mile of the development site. Outdoor community 
areas and connections to the West Lanham Neighborhood Park are recommended for this 
development proposal, which is for a mix of multifamily dwellings, with a density of approximately 
10 to 70 dwellings per acre and 3,000 square feet of retail/non-profit space.  The Basic Plan 



illustrates Open Space along the property frontage and the southern property line that abuts 
MNCPPC owned land. The applicant is preserving the onsite woodlands as passive recreation space. 
The pedestrian circulation shown connects to Annapolis Road. Per the Statement of Justification, 
the slopes along the southern boundary impede the opportunity to create pedestrian access to the 
West Lanham Park via 77th Avenue. This should be further analyzed as part of future development 
applications. The Statement of Justification states that the public space will be designed as a public 
courtyard adjacent to bicycle path and sidewalk. At the time of the evaluation of the Preliminary 
Plan of Subdivision, DPR staff will review the recommendations and requirements of the NAC-PD 
zone, relevant Master Plans, and the Subdivision Regulations as they pertain to the provision of 
public parks and recreation facilities. 
 
RECOMMENDATIONS: 
The Department of Parks and Recreation (DPR) recommends approval of the zoning change request 
with the following conditions: 

1. The applicant shall develop a path/trail extension to connect to West Lanham Park as a 
public benefit. 

cc: Leonard Pettiford 
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