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with associated infrastructure and amenities.
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feet, pursuant to Section 27-239.01 of the prior
Prince George’s County Zoning Ordinance.

AC: Alternative compliance from the buffer width
requirement of Section 4.6, Buffering Development
from Streets, of the 2010 Prince George’s County
Landscape Manual.

With the conditions recommended herein:

« APPROVAL of Detailed Site Plan DSP-22017

¢ APPROVAL of Departure from Design Standards
DDS-24003

* APPROVAL of Alternative Compliance AC-25009

e APPROVAL of Type 2 Tree Conservation Plan
TCP2-023-2025

* APPROVAL of a Variance to Section 27-442(c)

Location: On the north side of Ager Road,
approximately 1,500 feet southeast of its
intersection with MD 410 (East West Highway).

Gross Acreage: 9.51
Zone: RSF-65/RSF-A
Prior Zone: R-55/R-35

Reviewed per prior

Zoning Ordinance: Section 27-1704(b)

Dwelling Units: 145
Gross Floor Area: None

Planning Board Date: 09/18/2025
Planning Area: 65
Council District: 02 Planning Board Action Limit: 09/18/2025
Municipality: None Staff Report Date: 09/05/2025
Applicant/Address:
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Attn: Patrick Byrne
1123 Ormond Court Informational Mailing: 05/31/2024
McLean, VA 22101
Staff Reviewer: Meng Sun Acceptance Mailing: 05/06/2025
Phone Number: 301-952-3994 . . .
Email: Meng Sun@ppd.mncppc.org Sign Posting Deadline: 08/19/2025

The Planning Board encourages all interested persons to request to become a person of record for this
application. Requests to become a person of record may be made online at

http://www.mncppca

s.org/planning/Person of Record/.

Please call 301-952-3530 for additional information.
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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Detailed Site Plan DSP-22017
Departure from Design Standards DDS-24003
Alternative Compliance AC-25009
Type 2 Tree Conservation Plan TCP2-023-2025
Variance to Section 27-442(c)
The Herman Apartments

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

EVALUATION CRITERIA

This property is located within the Residential, Single-Family-65 (RSF-65) and Residential,
Single-Family-Attached (RSF-A) Zones. However, this application is being reviewed and evaluated
in accordance with the Prince George’s County Zoning Ordinance effective prior to April 1, 2022
(prior Zoning Ordinance). Pursuant to Section 24-1704(a) of the Prince George’s County
Subdivision Regulations, subdivision approvals of any type remain valid for the period of time
specified in the Subdivision Regulations under which the subdivision was approved. The subject
property received prior development approvals, including Preliminary Plan of Subdivision (PPS)
4-22012 (PGCPB Resolution No. 2024-005), which was reviewed and approved under the
Subdivision Regulations effective prior to April 1, 2022 (prior Subdivision Regulations), and
therefore, remains valid until January 18, 2026. Pursuant to Section 24-1704(b) of the Subdivision
Regulations, until and unless PPS 4-22012 expires, the project may proceed to the next steps in the
approval process (including any zoning steps that may be necessary) and continue to be reviewed
and decided under the prior Subdivision Regulations and prior Zoning Ordinance. Therefore, this
application may proceed to the next steps in the approval process, and continue to be reviewed and
decided under the prior Zoning Ordinance. A next step in this instance is a detailed site plan (DSP).
Accordingly, this DSP application and the companion departure from design standards, alternative
compliance, and variance applications are being reviewed under the prior Zoning Ordinance. Under
the prior Zoning Ordinance, the property is subject to the standards of the One-Family Detached
Residential (R-55) and One-Family Semidetached, and Two-Family Detached, Residential (R-35)
Zones, which applied to this property prior to April 1, 2022. The portion of the property which is to
be developed is entirely within the R-55 Zone. Therefore, staff considered the following in
reviewing this detailed site plan:

a. The prior Prince George’s County Zoning Ordinance for the One-Family Detached
Residential (R-55) Zone;
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b. Preliminary Plan of Subdivision 4-22012;

C. The 2010 Prince George’s County Landscape Manual,

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

f. Referral comments; and

g. Community feedback.

FINDINGS

Based upon the analysis of the subject application, the Urban Design staff recommend the

following findings:

1. Request: This detailed site plan (DSP) is for development of 145 multifamily dwelling units,

with associated infrastructure and amenities.

2. Development Data Summary:
EXISTING EVALUATED
Zone RSF-65/RSF-A R-55/R-35*
Use(s) Vacant Multifamily Residential
Gross Acreage 9.51 9.51
Floodplain Acreage 5.36 5.36
Net Tract Acreage 4.15 4.15
Parcels 1 2
Dwelling Units 0 145
One-Bedroom 0 63
Two-Bedroom 0 77
Three-Bedroom 0 5

Note: *No development is occurring on the portion of the subject property within the
One-Family Semidetached, and Two-Family Detached, Residential (R-35) Zone.

Zoning Regulations (Per Section 27-442 of the prior Prince George’s County Zoning

Ordinance)*
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REQUIRED PROVIDED

Density (max. dwelling units per net acre of
40 35

net lot/tract area)
Building Height (max. in feet) 110 54
Net lot area (min. in sq. ft.) 16,000 180,774
Lot coverage f(_)r multifamily dwellings having 40% 620
4 or more stories (max. % of Net Lot Area)
Green area fc.)r mulFlfamlly dwellings having 4 60% 3804+
or more stories (min. % of Net Tract Area)
Lot width at front building line (min. in feet) 125 431
Lot width at front street line (min. in feet) 125 430
Front Yard Setback (min. in feet) 30 97.1%**
$1de Yard Setback (total of both/min. of each 30/10 97.5/36.1%*+
in feet)
Rear Yard Setback (min. in feet) 30 140.6***

Notes: *Per Footnote 141 in Section 27-441(b) of the prior Zoning Ordinance, all
regulations for the Multifamily Medium Density Residential (R-18) Zone set forth in
Section 27-442 shall apply, except if the multifamily housing is constructed with
low-income housing tax credits, the maximum density shall be 40 dwelling units per
acre and the maximum height shall be 110 feet.

**Two variances are requested with this DSP, as discussed below in Finding 7.e. The
variances seek a 22 percent increase in the maximum percentage of net lot
coverage, from 40 to 62 percent, and a 22 percent decrease in minimum percentage
of green area, from 60 to 38 percent. A green area exhibit was submitted to show
the area that is counted, which contains some technical errors. A condition is
included herein requiring the applicant to revise the green area exhibit to
distinguish floodplain areas from green areas, and to change the legend from
“pervious areas” to “green areas” on the plan.

*#*[n addition to the two regulations from which a variance is requested, the front,
side, and rear yard setbacks provided in the schedule on the plan do not reflect the
actual distances provided. A condition is included herein requiring the applicant to
update the schedule on the cover sheet, to reflect the actual yards provided to

demonstrate conformance, and to remove the note with two asterisks which states
“if the buildings are more than 36 feet high, 4 or more stories, and has an elevator”.

Parking and Loading Data (Per Section 27-568(a) of the prior Zoning Ordinance)

REQUIREMENTS

(If wholly within a one-mile radius of a metro station)
Multifamily, dwelling

1.33 spaces per each dwelling

+0.33 space per bedroom in excess of one per unit

REQUIRED PROVIDED
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g?ggzlﬁg?vﬁﬁzlsa one-mile radius of a metro station) REQUIRED PROVIDED

63 one-bedroom units 84

77 two-bedroom units 128

5 three-bedroom units 10
Total Parking Spaces 222 223
On-site standard spaces (9.0 feet x 18 feet)* - 134
On-site compact spaces (8.0 feet x 16.5 feet)** Up to 74 74
Handicap-accessible (8.0 feet x 18.0 feet)* and ** Atleast 7 10
Electric vehicle spaces (9.0 feet x 18 feet)* - 5

Notes: *Departure from Design Standards DDS-24003 is submitted with this DSP for
approval, which is addressed below in Finding 7.d. DDS-24003 seeks a reduction of
the required parking space size (9.5 feet by 19 feet) to 9 feet by 18 feet. However,
the typical parking space detail still shows a size of 9.5 feet by 19 feet, and the
parking departure application number is incorrect. A condition is included herein
requiring the applicant to remove the typical parking space detail exhibit, which
shows typical parking space size as 9.5 feet by 19 feet, and revise the parking space
detail exhibit by showing the correct parking departure application number.

**0f which up to 74 parking spaces (one third of the requirement) may be compact,
in accordance with Section 27-559(a) of the prior Zoning Ordinance. In addition, of
which at least seven parking spaces shall be handicap-accessible and at least two
handicap-accessible spaces shall be handicap-van accessible, in accordance with
Section 27-566(b) of the prior Zoning Ordinance.

The submitted parking schedule shows the parking requirement is met. However, there is a
technical error in the parking schedule. A condition is included herein requiring the
applicant to revise the parking schedule by placing the electric vehicle spaces row above the
total spaces provided row, ensuring a total of 223 parking spaces.

Loading Spaces (Per Section 27-582(a) of the prior Zoning Ordinance)

REQUIRED PROVIDED
1 -

Multifamily, Dwelling
(between 100 and 300 dwelling units)
Total Loading Spaces (12 feet x 33 feet) 1 1

Bicycle Spaces

This DSP includes six inverted U-shaped bicycle racks for 12 bike parking spaces, located to
the southwest and southeast corners of the proposed building, near the building entrance
and proposed sidewalk. Staff notice the bike rack specifications don’t match the dimensions
and images shown in the bike rack details on the site plan. The two bike rack details are not
consistent in terms of dimensions. A condition is included here requiring the applicant to
remove the bike rack specifications that are not consistent with the proposed bike rack
on-site, and to ensure the two bike rack details are consistent in dimensions or remove
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one detail exhibit that is not applicable. The proposed parking excludes long-term interior
bicycle parking. Staff recommend long-term interior bicycle parking and a condition has
been included herein.

Location: The subject property is located on the north side of Ager Road, approximately
1,500 feet southeast of its intersection with MD 410 (East West Highway), in Planning
Area 65 and Council District 2.

Surrounding Uses: The subject property is bound to the southeast by the wooded area of
Heurich Park in the Reserved Open Space (ROS) Zone, formerly the Reserved Open Space
(R-0-S) Zone, and the Rosa L. Parks Elementary School in the Residential, Single-Family-65
(RSF-65) Zone, formerly the One-Family Detached Residential (R-55) Zone; to the
southwest by Ager Road and single-family detached dwellings beyond in the RSF-65
(formerly R-55) Zone; to the northwest by Ager Road Methodist Church and single-family
detached dwellings beyond in the RSF-65 (formerly R-55) Zone; to the north and northeast
by 23rd Avenue, Rittenhouse Street, 24th Place, and single-family detached dwellings in the
Residential, Single-Family-Attached (RSF-A) Zone, formerly the One-Family Semidetached,
and Two-Family Detached, Residential (R-35) Zone.

Previous Approvals: Preliminary Plan of Subdivision (PPS) 4-04089 was approved by the
Prince George’s County Planning Board on October 7, 2004 (PGCPB Resolution No. 04-235),
for development of one parcel to support a 19,283-square-foot church. The property
subsequently received final plat approval (5-05120) in accordance with the PPS. However,
the church was never constructed.

PPS 4-22012 was approved by the Planning Board on January 18, 2024 (PGCPB Resolution
No. 2024-005), to subdivide the property into two parcels. This PPS supersedes 4-04089.
Parcel 1 is to be developed with a 145-unit multifamily building. Parcel 2 is to be conveyed
to The Maryland-National Capital Park and Planning Commission (M-NCPPC), to add onto
the stream valley parkland located on abutting Heurich Park. Certificate of Adequacy
ADQ-2022-028 was approved by the Prince George’s County Planning Director on

January 8, 2024, subject to two conditions. This ADQ is valid for 12 years from the date of its
approval, and subject to the additional expiration provisions of Section 24-4503(c)(1)(C) of
the Prince George’s County Subdivision Regulations.

Design Features: The DSP proposes development of 145 multifamily dwelling units within
one 5-story building, with one vehicular access driveway from Ager Road. The proposed
multifamily building with associated infrastructure and amenities will be developed on the
proposed Parcel 1. Proposed Parcel 2 will be dedicated to M-NCPPC, to add onto the stream
valley parkland, located on abutting Heurich Park. Due to the existing environmental
features on the northern portion of proposed Parcel 1, the proposed multifamily building on
Parcel 1 will be located south of the 100-year floodplain and its buffer area, facing a parking
area that will occupy the western and southern portions Parcel 1.

The multifamily building is designed in an approximately L-shaped configuration, with two
wings and a central, south-facing main entrance that leads to the parking area. The
periphery of Parcel 1 adjacent to other parcels will be enclosed with a fence. According to
the architectural floor plan, there are stairway entrances at both the west and east sides of
the building, an entrance providing access to the patio area at the rear/north side, and three
entrances to utility rooms. The front and back area of the building will be improved with
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landscaping and internal sidewalks, providing pedestrian access to the parking area and
amenities located at the rear of the building. Striped crosswalks are proposed at the
vehicular entry/exit point and between proposed internal sidewalks and the sidewalks
outside of the parking area for pedestrian connectivity. The dimension of the proposed
sidewalk is not labeled on the DSP. A condition is included herein requiring the applicant to
add dimensions to the proposed sidewalk surrounding the proposed building.

LEGEND

CALL "MISS UTILITY"

M
Uis

Figure 1: Site Plan

Architecture

Section 27-274(a)(10) of the prior Zoning Ordinance requires an analysis of architecture in
terms of building forms, materials, and styles. The architectural design of the proposed
building exemplifies a contemporary mid-rise multifamily residential style. The building's
facade is arranged with multiple vertically articulated bays. The facade is composed of
five-stories, with a tripartite base-middle-top expression. Lighter appearing material,
including vinyl clapboard siding, is used on top of the heavier appearing materials, including
faux stone veneer. The facade design features wall offsets, in the form of projection and
recess in the facade plane, along with facade color alteration. The building fagades will
feature siding and veneer in four distinct colors/materials, thoughtfully arranged to create
visually appealing patterns and prevent monotony in the exterior appearance. The gabled
roof feature above the central section and mansard roof above each projected bay add a
traditional element to the contemporary design, while the flat roof of the building provides
a modern and functional aspect. The main entrance canopy enhances both the aesthetic
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appeal and functionality of the entrance area to provide protection from sun and rain. The
building is finished with a mix of materials including faux stone veneer, vinyl clapboard
siding, fiber cement paneling, aluminum fascia, and glass. These building materials are
proposed across all fagades of the building, to ensure a unified and harmonious use of
materials and style. Staff find the floor plans and the front elevation F6 A-2.1 are not
matching. A condition is included herein requiring the front elevation and floor plan be
revised to match.

R F
. SIDE ELEVAT]ﬂ 2

Figure 2: Front and Side Elevations

Signage

Section 27-436(c)(1) of the prior Zoning Ordinance requires an analysis of signs based on
Part 12 of the prior Zoning Ordinance. This DSP features one gateway sign with two sides,
positioned on the southeast side of the entrance access, north of the proposed sidewalk. The
base will be made of a masonry brick with a pre-cast concrete cap. The cast bronze plaque is
mounted with silicone adhesives to the front of the sign base. The gateway sign is 6 feet in
height and 3.5 feet in width. The plaque, which is the lettering area, is measured 24 inches
in length and 16.5 inches in height. The area of the plaque is calculated as approximately
2.75 square feet. The proposed sign is in conformance with Section 27-624 of the prior
Zoning Ordinance, in terms of area, height, location, materials, and landscaping as shown on
Sheet 17 of the DSP. The materials shown on the sign detail appear to be masonry brick,
however, the sign material is not labeled. A condition is included herein requiring the
applicant to label the sign materials on the sign detail exhibit.

9 DSP-22017, DDS-24003, & AC-25009



Lighting

Section 27-274(a)(3) of the prior Zoning Ordinance requires an analysis of lighting.

A photometric plan was submitted with this application, including lighting specifications
and a luminaire schedule. The DSP proposes to install 21 pole-mounted lights to illuminate
the parking lot and around the multifamily building. The light fixtures are proposed to be
durable and compatible with the scale, architecture, and use of the site. This photometric
plan demonstrates the proposed lighting levels and features for the subject property, which
have been designed to encourage pedestrian safety via durable, full-cut-off appliances. Staff
find that the submitted photometric plan shows adequate lighting for users on-site and is
sufficient for illuminating parking lot, drive aisles, building entryways, and walking paths.
However, the photometric plan shows the proposed lighting fixtures will cause lighting to
spill over onto adjacent properties. A condition is included herein requiring the applicant to
adjust the location of lighting fixtures that are close to the eastern and western property
lines, respectively, to avoid light spilling over to the adjacent properties.

Loading and trash facilities

Section 27-274(a)(2) of the prior Zoning Ordinance requires an analysis of loading, and
Section 27-274(a)(6) of the prior Zoning Ordinance requires an analysis of trash facilities.
One loading space will be located next to the west side of the multifamily building, and one
trash/recycle facility will be located next to the loading space, at the northwest corner of
the multifamily building. The dumpster and loading space are positioned away from

Ager Road, to minimize visibility from public roadways. These facilities are located in areas
conveniently accessible to the building and are directly accessible from the proposed
22-foot-wide drive aisle which connects to Ager Road. However, the loading space is not
clearly marked on the plan. A condition is included herein requiring the applicant to add
strips to clearly mark the proposed loading area.

Per Section 4.4(c)(2) of the 2010 Prince George’s County Landscape Manual (Landscape
Manual), loading spaces, loading docks, and maintenance areas shall be screened from
adjoining existing residential uses, land in any residential zone, and constructed public
streets. The proposed fence, trees, and landscaping along the property periphery and the
proposed trees and landscaping along Ager Road will screen the loading space from the
public street.

Per Section 4.4(c)(4) of the Landscape Manual, all dumpsters, trash pads, and trash
collection or storage areas, including recycling facilities, are required to be screened from
all outdoor recreation areas, retail parking areas, and entrance drives. The submitted plans
show the location of the proposed trash/recycle facility, with the details and dimensions of
the dumpster enclosure that will wholly screen the dumpster from view. The enclosure is
made of materials that will be compatible with the building.

COMPLIANCE WITH EVALUATION CRITERIA

7. Prince George’s County Zoning Ordinance: The subject property is split-zoned, but the
proposed apartment building is only located within the prior R-55 Zone on proposed
Parcel 1. Therefore, the subject DSP has been reviewed for compliance with the
requirements of the R-55 Zone and the site design guidelines of the prior Zoning Ordinance,
as follows:
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Per Section 27-441(b), Uses Permitted, the use of a multifamily dwelling is
permitted in the R-55 Zone, subject to Footnote 141, which reads as follows:

Notwithstanding any other provisions of this Subtitle, multifamily dwellings
are a permitted use in the R-55 Zone provided:

(@)

(b)

)

(d)

The use is located on property that has a minimum of nine (9) acres
and a maximum of twelve (12) acres;

The subject property has a gross tract area of 9.51 acres.

The Property adjoins property owned by the Board of Education of
Prince George's County;

The Rosa L. Parks Elementary School, which adjoins the subject property to
the southeast, is owned by the Board of Education of Prince George’s County.

The use is located on property within one mile radius of a Metro
station platform; and

The property is approximately 0.8 miles from the Hyattsville Crossing Metro
Station platform, and approximately 0.7 miles from the West Hyattsville
Metro Station platform.

A Detailed Site Plan shall be approved in accordance with Part 3,
Division 9, of this Subtitle. Regulations concerning the net lot area, lot
coverage and green area, lot/width frontage, yards, building height,
density, accessory buildings, minimum area for development, and
other requirements of the R-55 Zone shall not apply. All regulations for
the R-18 Zone set forth in Section 27-442 shall apply, except if the
multifamily housing is constructed with Low-Income Housing Tax
Credits, the maximum density shall be forty (40) dwelling units per
acre and the maximum height shall be one hundred ten (110) feet. All
other regulations shall be those approved by the Planning Board or
District Council pursuant to Part 3, Division 9 of this Subtitle.

This submitted DSP demonstrates conformance to all regulations for the
R-18 Zone set forth in Section 27-442, as discussed in Finding 2. However,
two variances are requested with this DSP, including a 22 percent increase
in the maximum percentage of net lot coverage from 40 percent to

62 percent, and a 22 percent decrease in minimum percentage of green area
from 60 percent to 38 percent.

The applicant has submitted a letter and attached exhibits as evidence that
the Herman Apartments will be financed using low-income housing tax
credits, administered through the Maryland Community Development
Administration. The letter and its exhibits show that the applicant is in the
process of seeking low-income housing tax credits approval for the project,
but the project has not been approved for low-income housing tax credits
yet. A condition is included herein requiring the applicant to submit
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b.

evidence that the development has been approved for low-income housing
tax credits, prior to approval of building permits.

Other applicable regulations:

Section 27-420. Fences and walls

(@)

(b)

()

Unless otherwise provided, fences and walls (including retaining walls)
more than six (6) feet high shall not be located in any required yard,
and shall meet the setback requirements for main buildings. (See
Figure 42.)

No fence over 6 feet high is proposed. The submitted DSP shows 6-foot-high
board-on-board fences are proposed along the western and eastern
property lines of proposed Parcel 1, and a 4-foot-high chain-link fence is
proposed along the northern property line. In addition, 6-foot-high solid
board fences are proposed in the required landscape bufferyard along Ager
Road. All proposed fences are in conformance with this regulation. A
condition is included herein requiring the applicant to provide details for the
proposed 6-foot-high solid board fence along Ager Road.

Furthermore, the site plan indicates that six retaining walls are proposed
along the perimeter of the parking lot situated to the west of the multifamily
building. Sheet 18 of the DSP shows the plan and profile of the proposed
retaining walls. The height of all proposed retaining walls is less than 6 feet.
The proposed retaining walls are in conformance with this regulation. Staff
noticed some technical errors with the plan. A condition is included herein
requiring the applicant to revise the name of Wall Detail 7 and 8 on Sheet 19
to be “Wall 6 plan & profile”.

Walls and fences more than four (4) feet high (above the finished
grade, measured from the top of the fence to grade on the side of the
fence where the grade is the lowest) shall be considered structures
requiring building permits.

The proposed fences are four and six feet high, and they shall require
permits.

Except for land used for installation and operation of high-voltage
equipment at substations for electrical generation, transmission, and
distribution in connection with providing public utility service in the
County by a regulated public utility, barbed wire shall be prohibited in
the U-L-I Zone where visible from any street with a right-of-way width
of at least eighty (80) feet, or land in a residential zone (or land
proposed to be used for residential purposes on an approved Basic
Plan for a Comprehensive Design Zone, any approved Conceptual or
Detailed Site Plan, or M-U-TC Zone Development Plan).

No stranded barbed wire and/or razor wire are proposed for this
development.
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(d) Except for fences less than four (4) feet in height, fences not requiring a
permit, and fences on land assessed as agricultural uses, all structural
support (vertical posts and horizontal rails) shall face the interior of
the subject lot. (See Figure 42.1).

The DSP includes board-on-board, chain-link, and solid board fences.
However, the submitted fence details don’t indicate which side shall face the
interior subject lot. A condition is included herein requiring the applicant to
add notes on fence details, indicating that all structural support shall face
the interior of the subject lot.

(e) Electric security fences more than six (6) feet high, but no more than
ten (10) feet high, may be located in any required yard and shall not be
required to meet the setback requirements for main buildings set forth
in (a) above, if the electric security fence is located on the interior side
of a non-electrical fence that is at least six (6) feet high. Any fence
erected on a corner lot shall satisfy the provisions of Section 27-466. A
voltage and shock hazard sign shall be attached to the electric security
fence at intervals along the fence not exceeding thirty (30) feet. Any
electric security fence exceeding twelve (12) volts shall require a
variance from the Chief Electrical inspector or designee pursuant to
Subtitle 9. Notwithstanding the above, an electrical security fence more
than six (6) feet high, but not more than ten (10) feet high shall meet
the setback requirement along any lot line shared with a property that
is residentially or commercially zoned unless a variance is approved by
the Board of Appeals.

This regulation is not applicable because the subject DSP does not include
electric security fences.

Section 27-421.01. - Frontage.

Each lot shall have frontage on, and direct vehicular access to, a public street,
except lots for which private streets or other access rights-of-way have been
authorized pursuant to Subtitle 24 of this Code. Additional provisions are

contained in Sections 27-431(d) and (e) and 27-433(e) and (f).

Proposed Parcel 1 has frontage on and direct vehicular access to Ager Road, a public
street.

The DSP is in conformance with the applicable site design guidelines, as required in
Section 27-283 of the prior Zoning Ordinance, and contained in Section 27-274 of
the prior Zoning Ordinance, as follows:

Section 27-274(a)

(2) Parking, loading, and circulation.
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(A)

Surface parking lots should be located and designed to provide
safe and efficient vehicular and pedestrian circulation within
the site, while minimizing the visual impact of cars. Parking
spaces should be located to provide convenient access to major
destination points on the site. As a means of achieving these
objectives, the following guidelines should be observed:

(i) Parking lots should generally be provided to the rear or
sides of structures;

(ii) Parking spaces should be located as near as possible to
the uses they serve;

(iii) Parking aisles should be oriented to minimize the
number of parking lanes crossed by pedestrians;

(iv) Large, uninterrupted expanses of pavement should be
avoided or substantially mitigated by the location of
green space and plant materials within the parking lot,
in accordance with the Landscape Manual, particularly
in parking areas serving townhouses; and

) Special areas for van pool, car pool, and visitor parking
should be located with convenient pedestrian access to
buildings.

Access to the subject site will be provided by one full movement
driveway along Ager Road. The site layout strategically places
parking at the front and side of the multifamily building, to promote
safe and efficient circulation for residents and vehicles. A single
vehicular access point is located at the front of the building. Placing a
portion of the parking lot at the front of the building enhances
pedestrian accessibility for residents and visitors, especially those
requiring handicap spaces. Green space and planting islands are
located within the parking lot to avoid uninterrupted expanses of
pavement. The buildable area within the parcel is limited due to the
shape of the floodplain, as well as the narrow frontage along Ager
Road. In order to minimize the lot coverage and to efficiently layout
parking aisles, the proposed parking lot location is optimized to
achieve maximum unit count, and project financial feasibility and
efficient vehicular access, particularly for service and emergency
vehicles. Conversely, positioning parking at the rear would intensify
stormwater management (SWM) needs, and negatively affect
outdoor amenities, which are currently shielded from traffic by the
building, to provide a safe and pleasant environment for residents.
Staff find that this configuration generally complies with design
guidelines and mitigates both excessive costs and unnecessary
impacts on the existing floodplain; the proposed surface parking lot
has been located and designed to provide safe and efficient vehicular
and pedestrian circulation within the site, while minimizing the
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(B)

(Y

visual impact of cars; and the parking spaces are located to provide
convenient access to major destination points on the site.

Loading areas should be visually unobtrusive and located to
minimize conflicts with vehicles or pedestrians. To fulfill this
goal, the following guidelines should be observed:

(i) Loading docks should be oriented toward service roads
and away from major streets or public view; and

(ii) Loading areas should be clearly marked and should be
separated from parking areas to the extent possible.

The subject DSP does not include loading docks, but includes one
loading space, which is screened by the proposed landscaping along
the Ager Road frontage and western property line. The loading space
is located internal to the site, adjacent to the multifamily building,
and is separated from the parking area and away from traffic
circulation. The loading circulation exhibit demonstrates that the
movements will be accommodated throughout the site. Staff find that
the location of the loading space is visually unobtrusive and located
to minimize conflicts with vehicles or pedestrians. Staff find the
loading space is appropriate and requirements for the loading area
are met.

Vehicular and pedestrian circulation on a site should be safe,
efficient, and convenient for both pedestrians and drivers. To
fulfill this goal, the following guidelines should be observed:

(i) The location, number and design of driveway entrances
to the site should minimize conflict with off-site traffic,
should provide a safe transition into the parking lot, and
should provide adequate acceleration and deceleration
lanes, if necessary;

(ii) Entrance drives should provide adequate space for
queuing;

(iii) Circulation patterns should be designed so that
vehicular traffic may flow freely through the parking lot
without encouraging higher speeds than can be safely
accommodated;

(iv) Parking areas should be designed to discourage their use
as through-access drives;

) Internal signs such as directional arrows, lane markings,

and other roadway commands should be used to
facilitate safe driving through the parking lot;
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(3)

(vi) Drive-through establishments should be designed with
adequate space for queuing lanes that do not conflict
with circulation traffic patterns or pedestrian access;

(vii) Parcel pick-up areas should be coordinated with other
on-site traffic flows;

(viii) Pedestrian access should be provided into the site and
through parking lots to the major destinations on the
site;

(ix) Pedestrian and vehicular circulation routes should
generally be separated and clearly marked;

(x) Crosswalks for pedestrians that span vehicular lanes
should be identified by the use of signs, stripes on the
pavement, change of paving material, or similar
techniques; and

(xi) Barrier-free pathways to accommodate the handicapped
should be provided.

Access to the subject site will be provided by one full movement
driveway along Ager Road, and internal circulation is proposed via
drive aisles, allowing two-way traffic. The site plan includes a
5-foot-wide sidewalk, ADA curb ramp, and crosswalks providing
connections throughout the site, including within the parking lots.
Stop signs and striped sidewalks are used to facilitate safe
pedestrian and vehicular circulation. Sidewalks are proposed along
the front and rear of the building, connecting to the outdoor
amenities at the rear of the building, and the parking lot on the side
of the building, as well as the sidewalks along Ager Road. Pedestrian
and vehicular circulation routes are generally separated, and striped
crosswalks are marked where they intersect. Staff find vehicular and
pedestrian circulation on-site to be safe, efficient, and convenient for
both pedestrians and drivers.

Lighting.

(A)

For uses permitting nighttime activities, adequate illumination
should be provided. Light fixtures should enhance the site
design’s character. To fulfill this goal, the following guidelines
should be observed:

(i) If the development is used at night, the luminosity,
orientation, and location of exterior light fixtures should
enhance user safety and minimize vehicular/pedestrian
conflicts;
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(4) Views.

(A)

(ii) Lighting should be used to illuminate important on-site
elements such as entrances, pedestrian pathways, public
spaces, and property addresses. Significant natural or
built features may also be illuminated if appropriate to
the site;

(iii) The pattern of light pooling should be directed on-site;

(iv)  Light fixtures fulfilling similar functions should provide
a consistent quality of light;

) Light fixtures should be durable and compatible with the
scale, architecture, and use of the site; and

(vi) Ifavariety of lighting fixtures is needed to serve
different purposes on a site, related fixtures should be
selected. The design and layout of the fixtures should
provide visual continuity throughout the site.

Lighting for this DSP has been discussed in Finding 6, demonstrating
conformance to the regulations, in which adequate illumination is
provided for users and for the site in the evening. The light fixtures
are proposed to be durable and compatible with the scale,
architecture, and use of the site. As conditioned, the pattern of light
pooling is directed on-site, as the applicant proposes full cut-off light
fixtures. Staff find that the submitted photometric plan shows
adequate lighting for users on-site and is sufficient for illuminating
parking lot, drive aisles, building entries, and walking paths
throughout the site.

Site design techniques should be used to preserve, create, or
emphasize scenic views from public areas.

The proposed landscaping along the street frontage and the
perimeter of the subject property creates a scenic view for both
drivers passing by and pedestrians using the sidewalk along the
public streets. In addition, existing on-site woodlands and varied
landscaping proposed within the existing floodplain will enhance the
scenic views from the adjacent public areas, including Heurich Park.
Accordingly, staff find that the proposed site design techniques
preserve, create, and emphasize scenic views from public areas.

(5) Green Area.

(A)

On-site green area should be designed to complement other
site activity areas and should be appropriate in size, shape,
location, and design to fulfill its intended use. To fulfill this
goal, the following guidelines should be observed:
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(i) Green area should be easily accessible in order to
maximize its utility and to simplify its maintenance;

(ii) Green area should link major site destinations such as
buildings and parking areas;

(iii) Green area should be well-defined and appropriately
scaled to meet its intended use;

(iv) Green area designed for the use and enjoyment of
pedestrians should be visible and accessible, and the
location of seating should be protected from excessive
sun, shade, wind, and noise;

) Green area should be designed to define space, provide
screening and privacy, and serve as a focal point;

(vi) Green area should incorporate significant on-site natural
features and woodland conservation requirements that
enhance the physical and visual character of the site; and

(vii) Green area should generally be accented by elements
such as landscaping, pools, fountains, street furniture,
and decorative paving.

Green area is dispersed throughout the development and mainly
consists of areas for landscaping, recreational facilities, and
preservation of the various on-site environmental features. The
landscaping areas are located along the property boundaries, and
throughout the parking lot, creating scenic buffering from adjacent
properties. The connective green areas will be easily accessible for
maintenance and designed to enhance the visual character of the
site.

The subject property totals 9.51 acres, of which 5.36 acres is in the
100-year floodplain. There is an existing stream on-site that is part
of the Northwest Branch Stream Valley. The 3.77 acres proposed for
stream valley parkland dedication encompasses most of the on-site
stream, existing trees along the stream bank, floodplain, and
reforestation area. The parkland dedication, along with the on-site
woodland conservation and reforestation area, will serve the focal
point of the project. The land for dedication is contiguous to Heurich
Park to the east, which is currently developed with several outdoor
recreational amenities, including a football /soccer field, a
playground, a dog park, and a basketball court.

For future residents, recreational amenities for the proposed

multifamily development will consist of a dog park and garden area
complete with garden beds and benches. The proposed green area is
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(B)

well-defined with these amenities and appropriately scaled to meet
its intended use. The green area is accented by landscaping, pergolas,
and benches. Staff find that the green area incorporates significant
on-site natural features and woodland conservation requirements
that enhance the physical and visual character of the site.

The application shall demonstrate the preservation and/or
restoration of the regulated environmental features in a
natural state to the fullest extent possible in accordance with
the requirement of Subtitle 24-130(b)(5).

Section 27-285(b)(5) of the prior Zoning Ordinance states that the
Planning Board may approve a DSP if it finds that the regulated
environmental features (REF) have been preserved and/or restored
in a natural state to the fullest extent possible, in accordance with
the requirements of Section 24-130(b)(5) of the prior Subdivision
Regulations. The on-site REF include streams, wetlands, stream
buffers, and wetland buffers.

Section 24-130(b)(5) states: “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 features shall be placed in a conservation easement
and depicted on the final plat.”

PMA Impacts Associated with 4-22012

Five impacts were approved with the PPS for a total impact of
25,534 square feet. Impacts 2, 3, and 4 are not proposed to be
modified with this DSP; however, this DSP is reliant on that prior
approval. Modified and additional impacts are discussed below.

PMA Impacts Associated with DSP-22017

Two modified impacts and two new impacts to the primary
management area (PMA), identified as Impacts 1, 5, 6, and 7, are
proposed with this application and detailed below. A statement of
justification (SOJ) dated July 25, 2025 was submitted with the
revised material.

Impact 1 - 0.11 acre (4,986 square feet)

Impact 1 was originally approved with the PPS, for 0.12 acre

(5,057 square feet), for the installation of a 36-foot storm drainpipe
and outfall. The DSP proposes to modify this impact due to refined
site design engineering resulting in a decrease of 71 square feet of
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permanent impact, totaling 0.11 acre (4,986 square feet). This
impact is supported as proposed due to the decrease in impact.

Impact 5 - 0.55 acre (24,042 square feet)

Impact 5 was originally approved with the PPS for 0.29 acre

(12,480 square feet), for the removal of two existing outbuildings
and the remaining portion of an existing gravel driveway. The DSP
proposes to modify this impact to expand the disturbance to
floodplain by 0.26 acre, totaling 0.55 acre (24,042 square feet) to
accommodate additional areas of open space and passive recreation.
Over half of the property (5.36 acres) is within the floodplain. In
addition, 3.77 acres of PMA on the site will be dedicated to the Prince
George's County Department of Parks and Recreation (DPR), which
limits space for on-site amenities for residents. The expanded
floodplain area, while impacted, will be incorporated into open space
and on-site recreational areas for development. These areas of
passive recreation will be stabilized and planted with grass, along
with landscaping materials, as shown on the landscape plans. This
impact originally included areas of impact for SWM facilities and
recreational facilities with the floodplain; however, staff requested
that those impacts be separated to differentiate them from Impact 5,
which does not include built facilities. The applicant submitted a
revised impact request and exhibit accordingly, which are discussed
in Impacts 6 and 7below. Modified Impact 5 is supported as
proposed.

Impact 6 - 0.10 acre (4,166 square feet)

The DSP proposes this impact for recreational facilities to be located
in the floodplain, totaling 0.10 acre (4,166 square feet). This includes
a dog park, raised garden planting beds, two sitting areas, and
pathways connecting these features. As mentioned with the
discussion of Impact 5, the area of private recreation for the
proposed development is limited. Over half of the property

(5.36 acres) is within the floodplain. In addition, 3.77 acres of PMA
on-site will be dedicated to DPR, which limits space for on-site
amenities for residents. Due to limited site area outside of the
floodplain, providing recreational amenities while also
accommodating other County Code requirements is unavoidable.
The provision of on-site amenities for residents is reasonable for this
development and this impact ensures orderly and efficient use of the
property. The proposed impact for recreational facilities constitutes
a relatively minor impact that has minimized to the extent
practicable, as the features are mainly pervious features to support
recreational open space on the property. Impact 6, for the location of
these recreational features within the floodplain, is supported as
proposed.

Impact 7 - 0.05 acre (2,308 square feet)

The DSP proposes this impact for stormwater features to be located
in the floodplain, totaling 0.05 acre (2,308 square feet). The
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proposed features include two micro-bioretention areas and a swale.
This impact was initially proposed with the PPS, but was removed so
that it could be evaluated at the time of DSP, when further site design
was complete to evaluate the needs and requirements further. With
a large portion of the property in the floodplain, and an irregular
configuration that limits the viability of the site for development, the
applicant has limited opportunity to provide the SWM facility
outside of the PMA, and still develop the site to the proposed density
required to meet the criteria for affordable housing, while also
meeting the parking requirements. The applicant has worked to
locate most of the stormwater features outside of areas of PMA, but
in compliance with SWM requirements and the necessity for proper
drainage to the stormwater feature to ensure functionality.
Therefore, portions of these features are proposed in the PMA.
Section 32-205(b)(4) of the Prince Geoge’s County Floodplain
Ordinance allows for SWM facilities to be located in the floodplain.
Impact 7 is a necessary impact for orderly development of the
property, and is supported as proposed.

Conclusion

Two modified PMA impacts (Impact 1 and Impact 5) and two new
impacts (Impact 6 and Impact 7) are proposed with this application.
Impacts 1 and 5 were approved with the PPS and are being modified
due to design refinement. Impacts 6 and 7 are new requests with this
DSP. These impacts are supported as proposed.

In conformance with Section 24-130 of the prior Subdivision
Regulations, based on the level of design information currently
available, the limits of disturbance shown on the Type 2 tree
conservation plan (TCP2), and the impact exhibits provided, the REF
on the subject property have been preserved and/or restored to the
fullest extent possible. Staff find that modified PMA Impacts 1 and 5,
and new Impacts 6 and 7 are necessary for construction and are
reasonable for the orderly and efficient redevelopment of the subject
property.

(6) Site and streetscape amenities.

(A)

Site and streetscape amenities should contribute to an
attractive, coordinated development and should enhance the
use and enjoyment of the site. To fulfill this goal, the
following guidelines should be observed:

(i) The design of light fixtures, benches, trash receptacles,
bicycle racks and other street furniture should be
coordinated in order to enhance the visual unity of the
site;
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(ii) The design of amenities should take into consideration
the color, pattern, texture, and scale of structures on the
site, and when known, structures on adjacent sites, and
pedestrian areas;

(iii) Amenities should be clearly visible and accessible, and
should not obstruct pedestrian circulation;

(iv) Amenities should be functional and should be
constructed of durable, low maintenance materials;

) Amenities should be protected from vehicular intrusion
with design elements that are integrated into the overall
streetscape design, such as landscaping, curbs, and
bollards;

(vi) Amenities such as Kiosks, planters, fountains, and public
art should be used as focal points on a site; and

(vii) Amenities should be included which accommodate the
handicapped and should be appropriately scaled for
user comfort.

The proposed site and streetscape amenities will contribute to an
attractive and coordinated development and enhance the use and
enjoyment of the site. Site amenities include light fixtures in the
parking lot, benches, trash receptacles, bicycle racks, ADA parking
spaces, and electric vehicle charging stations. The design of these
amenities has been coordinated to be compatible with the overall
building design, and to enhance the visual unity of the site. The
majority of the amenities are located immediately adjacent to the
sidewalk, providing circulation around the building. The amenities
are designed to be functional and will be constructed of durable,
low-maintenance materials.

The parking lot light fixtures feature a borosilicate glass refractor
coupled with a spun aluminum housing, which is finished with
corrosion resistant super durable powder coat paint for maximum
durability. Benches are made of durable powder-coated metal, with
aluminum frames and recycled plastic planks. Bicycle racks have
stainless-steel finishes, offering both durability and visual appeal.
Electric vehicle charging stations are constructed with rugged
aluminum enclosures, providing both durability and modern and
compact appeal. The fencing around the trash and recycling facility is
made up of a synthetic sight-tight gate and steel bollards, providing
both structural integrity and limited visibility.

The bicycle racks will be located outside of the parking lot,

positioned between the proposed sidewalk and the multifamily
building, to protect them from vehicular intrusion. Light fixtures for
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the parking lot and electric vehicle charging stations will be located
behind curbs or wheel stops wherever feasible. ADA parking spaces
are provided to accommodate disabled visitors and are designed to
be appropriately scaled for user comfort.

(7) Grading.

(A)

Grading should be performed to minimize disruption to
existing topography and other natural and cultural
resources on the site and on adjacent sites. To the extent
practicable, grading should minimize environmental
impacts. To fulfill this goal, the following guidelines should
be observed:

(i) Slopes and berms visible from streets and other public
areas should appear as naturalistic forms. Slope ratios
and the length of slopes should be varied if necessary to
increase visual interest and relate manmade landforms
to the shape of the natural terrain;

(ii) Excessive grading of hilltops and slopes should be
avoided where there are reasonable alternatives that
will preserve a site's natural landformes;

(iii) Grading and other methods should be considered to
buffer incompatible land uses from each other;

(iv) Where steep slopes cannot be avoided, plant materials of
varying forms and densities should be arranged to soften
the appearance of the slope; and

) Drainage devices should be located and designed so as to
minimize the view from public areas.

All grading and landscaping proposed in this DSP will help to soften
the overall appearance of improvements once constructed. To the
fullest extent possible, all grading has been designed to minimize
disruption to the existing topography. In addition, an approved

SWM Concept Plan and Letter (Case No. 27161-2022-00) was
submitted with this DSP. The approved plan shows the use of

12 micro-bioretention areas and an underground facility beneath the
proposed parking lot to meet stormwater quality and quantity
discharge requirements.

(8) Service Areas.

(A)

Service areas should be accessible, but unobtrusive. To fulfill
this goal, the following guidelines should be observed:
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(i) Service areas should be located away from primary
roads, when possible;

(ii) Service areas should be located conveniently to all
buildings served;

(iii) Service areas should be effectively screened or enclosed
with materials compatible with the primary structure;
and

(iv)  Multiple building developments should be designed to
form service courtyards which are devoted to parking
and loading uses and are not visible from public view.

Two service areas are proposed on-site. Staff find that these service
areas will be accessible, but unobtrusive. One service area is to
accommodate a trash/recycle facility, and the other area is to serve
as a loading space. Both areas are positioned away from Ager Road,
to minimize visibility from public roadways. The trash/recycle
facility and loading space are located in areas conveniently
accessible to the building. As shown on the site details sheet, a
6-foot-high sight-tight fence and gate will be provided around the
trash/recycle facility to screen it. The fence is made of materials that
will be compatible with the building. The proposed trees and
landscaping will screen the loading space from Ager Road and
surrounding properties.

(9) Public Spaces.

(A)

A public space system should be provided to enhance a
large-scale commercial, mixed-use, or multifamily
development. To fulfill this goal, the following guidelines
should be observed:

(i) Buildings should be organized and designed to create
public spaces such as plazas, squares, courtyards,
pedestrian malls, or other defined spaces;

(ii) The scale, size, shape, and circulation patterns of the
public spaces should be designed to accommodate
various activities;

(iii) Public spaces should generally incorporate sitting areas,
landscaping, access to the sun, and protection from the

wind;

(iv)  Public spaces should be readily accessible to potential
users; and
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) Pedestrian pathways should be provided to connect
major uses and public spaces within the development
and should be scaled for anticipated circulation.

The 3.77 acres proposed for stream valley parkland dedication
encompasses most of the on-site stream, existing trees along the
stream bank, floodplain, and reforestation area. The parkland
dedication, along with the on-site woodland conservation and
reforestation area, will serve the public spaces of the project. The
land for dedication is contiguous to Heurich Park to the east, which
is currently developed with several outdoor recreational amenities,
including a football/soccer field, a playground, a dog park, and a
basketball court. These amenities will accommodate various
activities for public use.

(10) Architecture.

(A) When architectural considerations are referenced for review,
the Conceptual Site Plan should include a statement as to how
the architecture of the buildings will provide a variety of
building forms, with a unified, harmonious use of materials and
styles.

(B) The guidelines shall only be used in keeping with the character
and purpose of the proposed type of development and the
specific zone in which it is to be located.

Q) These guidelines may be modified in accordance with
Section 27-277.

A detailed discussion regarding architecture has been addressed in
Finding 6. Staff find the architectural design guidelines to be met.

(11) Townhouses and three-family dwellings.

This requirement is not applicable to the subject DSP because it does not
include townhouses or three-story dwellings.

Departure from Design Standards DDS-24003: The applicant has submitted a
departure from design standards (DDS) to allow a reduction of the standard,
nonparallel parking space size from 9.5 feet by 19 feet to 9 feet by 18 feet, pursuant
to Section 27-239.01 of the prior Zoning Ordinance.

In addition, the applicant submitted an SOJ to address the required findings for a
DDS indicated in Section 27-239.01(b)(7)(A) of the prior Zoning Ordinance. Staff’s

analysis of the departure request is as follows:

(A) In order for the Planning Board to grant the departure, it shall make
the following findings:

25 DSP-22017, DDS-24003, & AC-25009



()

(i)

(iii)

The purposes of this Subtitle will be equally well or better
served by the applicant’s proposal;

The purposes set forth in the prior Zoning Ordinance include
protecting the health, safety, and welfare of the residents and
workers in Prince George’s County, and encouraging the
preservation of stream valleys, steep slopes, lands of natural beauty,
dense forests, scenic vistas, and other similar features. This DSP
proposes a nonparallel standard parking space dimension to be

9 feet by 18 feet, to promote the development of a compact
multifamily development by making efficient use of the available
land area, while still allowing for proper on-site circulation. The
reduced parking space size allows for a more compact parking
design, while providing increased attractive landscaping, an efficient
parking layout, safe on-site circulation, parkland dedication, and
SWM techniques that currently do not exist on the property.
Furthermore, pursuant to Section 27-6306 of the current Zoning
Ordinance, the minimum dimensional standard for nonparallel
parking space is 9 feet by 18 feet. This standard set forth in the
current Zoning Ordinance is consistent with the applicant’s proposal.
As such, the purposes of this Subtitle will be equally well or better
served by fulfilling the purposes of this Subtitle.

The departure is the minimum necessary, given the specific
circumstances of the request;

The total gross acreage of the site is 9.51 acres and over half of the
site is encumbered by 100-year floodplain, which is 5.36 acres or
approximately 56 percent. The available land for development is
approximately 4.15 acres, leaving a more compact development area
available for the proposed multifamily building and its parking. The
required number of parking spaces is 222, and the DSP provides

223 parking spaces along with one loading space. Reducing the
dimensions of the nonparallel parking spaces allows for the required
number of parking spaces to be provided without either intruding
into the floodplain or requiring a departure from the number of
parking spaces required. Accordingly, the reduction of the parking
space size to 9 feet by 18 feet is the minimum necessary.

The departure is necessary in order to alleviate circumstances
which are unique to the site or prevalent in areas of the County
developed prior to November 29, 1949;

To adequately provide sufficient parking spaces for 145 multifamily
units, as well as to meet the requirements of Section 4.3(c)(2),
Parking Lot Interior Planting Requirements, in the 2010 Prince
George’s County Landscape Manual (Landscape Manual), a departure
from the standard parking space size is necessary to accommodate
the number of parking spaces required. As discussed above, the need
for the departure arises from the fact that the property’s
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(iv)

environmental features limit the area available to provide parking
for the proposed multifamily building. Ultimately, the approval of the
requested departure is not only to the benefit of the future residents
of the multifamily development, but also to the benefit of the
surrounding neighborhood. Specifically, sufficient on-site parking for
the 145 multifamily units will be provided, which will reduce the
possibility of off-site parking within the adjacent residential
neighborhoods. Staff find that the departure is necessary to alleviate
circumstances specific to the site, particularly its environmental
features.

The departure will not impair the visual, functional, or
environmental quality or integrity of the site or of the
surrounding neighborhood.

The departure to the standard nonparallel parking space size will
not impair the visual, functional, or environmental quality or
integrity of the site or surrounding neighborhood. The reduced
standard parking space size would allow the parking required by the
prior Zoning Ordinance to be entirely located on-site, and no off-site
parking shall be needed within the adjacent residential
neighborhood. Furthermore, the departure ensures that the DSP will
accommodate the parking lot landscape requirements in the
Landscape Manual. Staff find that the departure will not impair the
visual, functional, or environmental quality or integrity of the site or
of the surrounding neighborhood. The departure will allow for a
more efficient and fully functional parking and circulation design
that will serve the needs of the community.

Based on the analysis above, staff support DDS-24003, for a departure to allow
standard, nonparallel parking space sizes of 9 feet in width by 18 feet in length.

Variances from Section 27-442(c) of the prior Zoning Ordinance: The applicant
has submitted two variances to allow a 22 percent increase in the maximum
percentage of net lot coverage from 40 percent to 62 percent, and to allow a

22 percent decrease in minimum percentage of green area from 60 percent to

38 percent.

In addition, the applicant submitted an SOJ to address the required findings for
variances indicated in Section 27-230(a) of the prior Zoning Ordinance.

(@)

A variance may only be granted when the District Council, Zoning
Hearing Examiner, Board of Appeals, or the Planning Board as
applicable, finds that:

(1)

A specific parcel of land is physically unique and unusual in a
manner different from the nature of surrounding properties
with respect to exceptional narrowness, shallowness, shape,
exceptional topographic conditions, or other extraordinary
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conditions peculiar to the specific parcel (such as historical
significance or environmentally sensitive features);

The applicant claims a variance is necessary because the subject
property is physically unique compared to surrounding properties,
due to it being heavily encumbered by environmental features like
floodplain, streams, and wetlands, the extraordinary shape with
limited road access due to the existence of the floodplain, and nature
of split zoning of the property. The applicant defines surrounding
properties as the area bounded by MD 410 (East West Highway) to
the north, Sligo Creek to the south, Northwest Branch Anacostia
River to the east, and Riggs Road to the west. Staff agree with the
definition since the determination considered the nearby geographic
boundaries, and identifying the neighboring natural features like
rivers or hills, or man-made elements like major roads, highways,
and railroad tracks. The selected area is developed with a mix of
residential, commercial, institutional, and open spaces. This area also
includes similarly zoned and situated parcels.

The applicant first claims that the property is encumbered by unique
environmental features, specifically over half the site (55.8 percent
or 5.36 acres) is covered by floodplain, streams, and wetlands. As a
result, the existing environmental features reduce the net lot area
(buildable area) of the site to only 4.15 acres. The applicant provides
two exhibits to demonstrate that out of the approximately 600 tax
accounts in surrounding properties, 32 properties are fully within
the floodplain, and 39 are partially within floodplain; however, of the
surrounding R-55 Zone, only 3 contain partial floodplain. Staff note
that there are at least two other R-55-zoned properties wholly or
partially in the floodplain along Powhatan Road. In addition, there
are several other properties in residential zones, including the R-18
Zone under which this property is being evaluated, that are wholly
or partially within the floodplain. Thus, the amount of floodplain on
the property alone does not make it physically unique.

28 DSP-22017, DDS-24003, & AC-25009



Figure 3: Surrounding Property Figure 4: Surrounding Property

The applicant further provides a graphic showing the area of
floodplain on the subject property (outlined in red), compared to the
floodplain area on neighboring properties (shown in green, blue, and
yellow).
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In addition, the applicant argues that the subject property is
unique because development of surrounding properties did not
have the same regulatory limitations based on floodplain and
stream buffers, due to these flood-impacted properties already
being developed before floodplain regulation was adopted.
Floodplain areas are generally unbuildable under the Federal
Emergency Management Agency (FEMA), state, and local
regulations, which often prohibit construction or impervious
surfaces in these areas. Based on historical aerial images, the
surrounding properties were fully developed circa 1960s. Of the
surrounding properties that are impacted by floodplain, the
subject property is the only property that is not zoned as Reserved
Open Space (R-0-S) and remains undeveloped since the adoption
of the floodplain regulations in 1989, and the enactment of
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CB-15-2011, which established Subtitle 32: Water Resources
Protection and Grading Code. The timing of development of the
subject property and surrounding properties relative to the
enactment of floodplain regulations is not an appropriate
consideration for determining whether a property is physically
unique for the purposes of granting a variance. Accordingly, this
cannot serve as a basis for finding uniqueness.

Thirdly, the applicant claims that the subject property is unique
based upon the extraordinary shape of the property compared to the
surrounding properties. The site is adjacent to roadways on four
sides, but due to REF, access to the development can only be
provided from Ager Road. None of the surrounding properties have
the same condition of having road frontage on four sides. The
applicant does not address how this unique feature contributes to
the lot coverage requirements. Staff find this unique feature is not
applicable to the variance request to the lot coverage and green area
percentage.

Fourth, the applicant claims the split zoning of the property is
another unique attribute - notwithstanding the environmental
features, the applicant has no ability to utilize the non R-55-zoned
portions of the property for development given Prince George’s
County Council Bill CB-69-2020 that limits this use to the R-55 Zone.
The criteria 1 is that a property must be physically unique. Split
zoning is a regulatory rather than a physical feature. Therefore, it
cannot support uniqueness.

While the applicant’s submittal does not establish that the property
is physically unique, staff nevertheless find that it is. Reviewing the
map of the surrounding area provided by the applicant, the property
is the only site with the following combination of physical features:

. Extensive Floodplain: The property is among
11.8 percent of properties within the surrounding
area impacted by floodplain. The property is covered
(55.8 percent or 5.36 acres) by floodplain, streams,
and wetlands, which severely limits the amount of
land that can be utilized toward the calculation of net
lot coverage and green area;

. Irregularly Shaped Floodplain; The floodplain also
features a serpentine shape, which encroaches
substantially into the western portion of the

property;

. Irregular Western Line: The western boundary of the
parcel has been chamfered by the shape of the
adjacent property, resulting in a significantly reduced
front parcel width at the front street line.
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. Additional Regulated Environmental Features: In
addition to the existence of floodplain, the parcel also
contains an existing stream, stream buffers, and
existing structures within the floodplain. It is
required by the prior Zoning Ordinance that the REF
be preserved and/or restored in a natural state to the
fullest extent possible. The applicant proposes to
meet the requirements by removing the existing
structures and fully restoring those natural features.

Together, these features result in a significantly reduced and
irregular buildable area that is almost separated into two parts,
which are connected by a narrow strip. This condition is not present
on the other properties in the surrounding area. Therefore, the
property is physically unique.

The particular uniqueness and peculiarity of the specific
property causes a zoning provision to impact
disproportionately upon that property, such that strict
application of the provision will result in peculiar and unusual
practical difficulties to the owner of the property;

The applicant argues that the required lot coverage and green area
percentages will result in peculiar and unusual practical
difficulties as the site is encumbered by floodplain, streams,
wetlands, and other REF that significantly reduce the buildable
area of the property. Specifically, strict adherence to zoning
regulations for lot coverage and green area on the subject
property would create significant practical difficulties, as over half
(55.8 percent or 5.36 acres) of the land is encumbered by
environmental features that cannot be developed or counted
toward required green space, even though their preservation
fulfills the intent of those rules.

Furthermore, the applicant claims to reduce the footprint of the
proposed building to comply with the regulations fully, however, it is
not feasible due to both site constraints and financial limitations
linked to affordable housing development and funding restrictions.
Specifically, because the proposed development is being constructed
with low-income housing tax credits, alternatives that would reduce
the lot coverage—such as structured parking or building a taller
building—is not economically viable. Structured parking is not a
viable option because the increased cost of building a structured
parking facility cannot be supported by the restricted revenue of an
affordable housing property. Increasing the height of the building to
decrease the lot coverage would also be cost prohibitive, as it would
require a prohibitively expensive construction method, which would
exceed available financing and rendering the project infeasible.
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Based on the above analysis, staff find the required finding is met,
because Footnote 141 to Section 27-441(b) requires the applicant to
both meet the Multifamily Medium Density Residential (R-18) Zone
standards and provide affordable housing units through low-income
housing tax credits in order to construct the multifamily project at a
density of up to 40 dwelling units per acre. The applicant has
provided sufficient information for staff to conclude that
constructing a taller building and/or structured parking, or simply
building fewer units, would result in an inability to provide
low-income housing tax credits units. Accordingly, the applicant
cannot provide low-income housing tax credits units and comply
with the R-18 Zone standards. Therefore, Footnote 141 has a
disproportionate impact on the subject property, which creates
practical challenges for the property owner.

In addition, staff observe that the distinctive physical configuration
of the buildable area, as outlined in Criterion 1, significantly restricts
development layout options, resulting in inevitably increased lot
coverage. The northwestern portion of the buildable area is limited
in size and suitable only for parking. Given the reduced width of the
parcel along the street line, the proposed building cannot be
repositioned along the street frontage, as it would require a
reduction in units, which would compromise the ability to provide
low-income housing tax credits units. Consequently, the parking lot
must be configured to fit in the remainder of the irregular buildable
area, which results in greater lot coverage due to the increased drive
aisles and site circulation. Specifically, rather than utilizing the

most efficient arrangement, such as a central drive aisle with
double-loaded parking stalls, the applicant must provide many
single-loaded parking stalls, acute angled drive aisles, and more
drive aisles and circulation to provide the required minimum
parking spaces and meet emergency vehicular circulation
requirements. Based on the foregoing, the property’s unique physical
features outlined in Finding 1 create a practical difficulty in meeting
the lot coverage and green area requirements of the R-18 Zone.

Such variance is the minimum reasonably necessary to
overcome the exceptional physical conditions;

The applicant claims the variance is the minimum necessary due to
the other Zoning Ordinance regulations that must also be met to
ensure a safe and quality residential development, including
providing the minimum number of parking spaces, on-site
walkways, and recreational amenities. Staff agree with the
applicant’s justification. The applicant has filed a DDS request to
allow a reduction of the standard, nonparallel parking space size
from 9.5 feet by 19 feet to 9 feet by 18 feet, pursuant to

Section 27-239.01. As discussed above, the environmental features
and other site constraints significantly reduce the buildable area on
the site, due to no fault of the applicant. Due to the limited buildable
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area and the irregular shape of the buildable area, the requested
variance is the minimum reasonable to allow sufficient space for
parking areas,on-site walkways, and recreational amenities. In
addition, the applicant has utilized all available regulations to reduce
the parking lot area. Specifically, the applicant has taken advantage
of the reduced parking ratio available to multifamily dwellings
within a one-mile radius of a metro station. The plan also features
the maximum number of compact spaces in order to reduce the
parking footprint. If the applicant were required to remove parking
spaces to meet the net lot area and green area requirements, 139 of
the 223 parking spaces would need to be removed. Finally, as
discussed above, in order to deliver an affordable low-income
housing tax credits project, the applicant is not able to increase the
building’s height, or provide structured parking to reduce lot
coverage. Based on the above analysis, staff find that two variances
to allow a 22 percent increase in the maximum percentage of net lot
coverage and a 22 percent decrease in minimum percentage of green
area are the minimum necessary.

Such variance can be granted without substantial impairment to
the intent, purpose and integrity of the general plan or any area
master plan, sector plan, or transit district development plan
affecting the subject property; and

The applicant claims that the subject property is located in the

1989 Langley Park-College Park-Greenbelt Approved Master Plan and
1990 Adopted Sectional Map Amendment (master plan), which
recommends medium suburban and low urban land uses on the
subject property. The master plan recommends the following
(objectives and guidelines) to help advance the intent and purpose of
the plan.

Environmental Envelope Objectives and Guidelines

. To guide development of the Planning Areas in a manner
that will minimize any adverse impact on the natural
environment, with particular emphasis on the stream
valleys of the Little Paint Branch, Paint Branch,
Beaverdam Creek, Indian Creek, Northeast Branch, Sligo
Creek, Northwest Branch, Bald Hill Branch, their
tributaries, Greenbelt Lake and proposed Lake Metro.

(page 33)

. To encourage the preservation of scenic assets and the
incorporation of aesthetic features into development, in
order to enhance community appearance. (page 33)

. Developers shall be encouraged to capitalize on natural

assets through the retention and protection of trees,
streams, and other ecological features. (page 50).
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The applicant claims the proposed multifamily development ensures
environmental sustainability, which includes minimizing adverse
impacts on the natural environment, and retaining and protecting
trees or other ecological features that are currently on the property
to the maximum extent possible. Furthermore, the proposed
multifamily development aligns with goals and objects of
CB-69-2020, for the purpose of permitting multifamily dwellings in
the prior R-55 Zone, under certain specified circumstances.

Staff agree with the applicant’s justifications. The variance can be
granted without substantially impairment to the intent, purpose and
integrity of the master plan affecting the subject property. Despite
the increased lot coverage and decreased green area, the project has
been designed in alignment with the Environmental Envelope
Objectives and Guidelines. Specifically, the applicant has limited
development to the subject property’s Ager Road frontage with only
minor intrusions into the floodplain and REF. Accordingly, allowing
increased lot coverage and decreased green area will not
substantially impair the master plan. This criterion is met.

Such variance will not substantially impair the use and
enjoyment of adjacent properties.

The subject property is bound to the southeast by the wooded area
of Heurich Park in the Reserved Open Space (ROS) Zone, formerly
the Reserved Open Space (R-0-S) Zone, and the Rosa L. Parks
Elementary School in the Residential, Single-Family-65 (RSF-65)
Zone, formerly the One-Family Detached Residential (R-55) Zone; to
the southwest by Ager Road and single-family detached dwellings
beyond in the RSF-65 (formerly R-55) Zone, to the northwest by
Ager Road Methodist Church and single-family detached dwellings
beyond in the RSF-65 (formerly R-55) Zone; to the northern and
northeastern by 23rd Avenue, Rittenhouse Street, 24th Place,

and single-family detached dwellings in Residential,
Single-Family-Attached (RSF-A) Zone, formerly the One-Family
Semidetached, and Two-Family Detached, Residential (R-35) Zone.

The applicant argues that northern and northeastern portion of the
property are encumbered with environmental features that will be
preserved, and no access to the development will be provided from
these streets. Since the multifamily development is limited to the
southern, R-55 zoned portion of the property, the adjacent
properties will be naturally buffered from the proposed
development and its increased lot coverage. In addition, landscaping
will be provided to buffer the proposed development from the
neighboring properties to the east and west. Based on the foregoing,
staff find that the requested variances will not substantially impair
the use and enjoyment of adjacent properties. The adjacent
properties will be adequately buffered such that the increased lot
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coverage and decreased green area will not be visible. This criterion
is met.

Notwithstanding any other provision of this Section, a variance
may not be granted if the practical difficulty is self-inflicted by
the owner of the property.

The applicant claims that the practical difficulties are not
self-inflicted as the environmental features on the subject property
were naturally formed and naturally exist. The basis for the
requested variances results from the substantial environmental
features that account for approximately 56 percent of the site, will
not be disturbed or be developed, yet cannot be counted toward
meeting the lot coverage or green area requirements, none of which
were caused by the owner/applicant.

Staff find that the property’s irregular shape, extent of the floodplain,
and REF on the subject property cause practical difficulty in meeting
the lot coverage and green area requirements, as discussed in
Finding 2. The floodplain and REF are naturally occurring.
Accordingly, the practical difficulty is not self-inflicted by the owner.
Staff find this criterion is met.

Preliminary Plan of Subdivision PPS 4-22012: PPS 4-22012 was approved by the Prince
George’s County Planning Board on January 18, 2024 (PGCPB Resolution No. 2024-005),
subject to 15 conditions. The conditions relevant to this DSP are listed below, in bold text.
Staff’s analysis of the PPS conditions follows each one, in plain text:

3.

12.

Development of this site shall be in conformance with Stormwater
Management Concept Plan 27161-2022-00 and any subsequent revisions.

The proposed development remains in conformance with the SWM concept plan.

The applicant and the applicant’s heirs, successors, and/or assignees shall
construct the following facilities, and shall show these facilities on the detailed
site plan, prior to its acceptance:

a.

A standard sidewalk along the property’s frontage on 23rd Avenue,
unless modified by the operating agency with written correspondence.

The site plan includes a 5-foot-wide sidewalk along 23rd Avenue.

Prior to acceptance of a detailed site plan, the applicant shall determine
whether the building is impacted by the unmitigated 65 dBA/Ldn noise
contour, as shown on the preliminary plan of subdivision. If the building is
impacted by the 65 dBA/Ldn noise contour, the applicant shall submit a
revised noise study which shows the location of the unmitigated 65 dBA/Leq
noise contour for the hours of 7:00 a.m. to 10:00 p.m. If the building is
impacted by the 65 dBA/Leq noise contour, the noise study shall recommend
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noise mitigation to ensure noise levels within the dwelling units are mitigated
to below 45 dBA.

The submitted site plan shows the location of the unmitigated 65 dBA/Ldn noise
contour, which does not impact the proposed building.

13. If the building is determined to require interior noise mitigation as described
by Condition 12 above, prior to approval of a building permit, a certification
by a professional engineer with competency in acoustical analysis shall be
placed on the building permit, stating that the building shell or structure has
been designed to reduce interior noise levels in the dwellings to 45 dBA or
less.

This condition is not applicable because the proposed building is not impacted by
the 65 dBA/Ldn noise contour.

14. At the time of final plat, in accordance with Section 24-134(a)(4) of the Prince
George's County Subdivision Regulations, approximately 3.65 +/- acres of
parkland, as shown on the preliminary plan of subdivision (Parcel A), shall be
conveyed to The Maryland-National Capital Park and Planning Commission
(M-NCPPC). The land to be conveyed shall be subject to the following
conditions:

h. In general, no stormwater management facilities, tree conservation, or
utility easements shall be located on land owned by, or to be conveyed
to, M-NCPPC. However, the Prince George's County Department of
Parks and Recreation (DPR) recognizes that there may be need for
conservation or utility easements in the dedicated M-NCPPC parkland.
Prior to the granting of any easements, the applicant must obtain
written consent from DPR. DPR shall review and approve the location
and/or design of any needed easements. Should the easement requests
be approved by DPR, a performance bond and/or maintenance and
easement agreement may be required prior to the issuance of any
grading permits.

Woodland reforestation and outfalls are proposed on-site in areas to be dedicated to
The Maryland-National Capital Park and Planning Commission. The applicant has
provided written consent via an email with the Prince George's County Department
of Parks and Recreation (DPR), the Environmental Stewardship Division of DPR,
that demonstrates conformance with this condition. DPR staff have indicated that a
signed memorandum will be provided to Environmental Planning Section staff at
the time of final approval of the Type 2 tree conservation plan (TCP2).

Certificate of Adequacy ADQ-2022-028: The property is the subject of Certificate of
Adequacy ADQ-2022-028, which was approved by the Prince George’s County Planning
Director on January 8, 2024. This ADQ is valid for 12 years from the date of its approval and
subject to the additional expiration provisions of Section 24-4503(c)(1)(C) of the
Subdivision Regulations. ADQ-2022-028 was approved with two conditions, one of which is
relevant to review of this DSP and is listed below, in bold text. Staff’s analysis of the
project’s conformance to the condition follows in plain text:
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10.

1. Total development within the subject property shall be limited to uses which
generate no more than 75 AM peak-hour trips and 87 PM peak-hour vehicle
trips.

The subject application is consistent with the prior approval and does not exceed
the established trip cap.

2010 Prince George’s County Landscape Manual: The DSP is subject to Section 4.1,
Residential Requirements; Section 4.3, Parking Lot Requirements; Section 4.4, Screening
Requirements; Section 4.6, Buffering Development from Streets; Section 4.7, Buffering
Incompatible Uses; and Section 4.9, Sustainable Landscaping, of the Landscape Manual. The
submitted landscape plan demonstrates conformance to the following standards:

. Section 4.3, Parking Lot Requirements

. Section 4.4, Screening Requirements

. Section 4.7, Buffering Incompatible Uses
. Section 4.9, Sustainable Landscaping

Staff find there are a few technical errors, and conditions are included herein to address
those technical errors in the provided schedules, and to demonstrate conformance.

In Schedule 4.1-4, Residential Requirements for Multifamily, of the Landscape Manual, the
green space provided is not consistent with the green space identified in the green space
exhibit. A condition is included herein requiring the applicant to revise Schedule 4.1-4 to
show the green space provided to be consistent with the number in the green space exhibit
and revise the landscape plan accordingly to demonstrate conformance.

Alternative compliance is requested from Section 4.6, Buffering Development from Streets,
of the Landscape Manual.

The applicant requests alternative compliance from Section 4.6, as follows:

REQUIRED: Section 4.6(c)(1)(A)(iii) Buffering Residential Development from
Streets, Major Collector or Arterial Road:

Ager Road
Linear feet of property line adjacent to the street 392 feet
Minimum width of buffer 50 feet
Shade Trees (6 per 100 linear feet) 24
Evergreen Trees (16 per 100 linear feet) 64
Shrubs (30 per 100 linear feet) 120
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PROVIDED: Section 4.6(c)(1)(A)(iii) Buffering Residential Development from
Streets, Major Collector or Arterial Road:

Ager Road
Linear feet of property line adjacent to the street 392
Minimum width of buffer 26 feet
Shade Trees (4 per 100 linear feet) 24
Evergreen Trees (12 per 100 linear feet) 65
Shrubs (20 per 100 linear feet) 129

Justification of Recommendation

The applicant requests alternative compliance from the requirements of Section 4.6, which
requires a minimum buffer width of 50 feet when any yard of a multifamily development in
any zone is oriented toward a street classified as an arterial, such as Ager Road. The
proposed development, which includes parking and drive aisles within this required buffer,
reduces the provided width to 26 feet. The applicant has provided planting units along this
buffer, beyond the requirement, to ensure there is an attractive view of development from
the street, and the yard is buffered. In addition, the applicant has proposed a 6-foot-tall,
board-on-board fence parallel to Ager Road.

Since the required buffer is in the front yard of this development, the Alternative
Compliance Committee evaluated the alternative presented for quality in streetscape design
as an additional consideration. The applicant provided several options for meeting the
requirements of alternative compliance, including multiple variations of fencing or walls
along this buffer (See Alternative Compliance Exhibit 2, included in the backup). The
Committee reviewed these options and determined that Option Type No. 4, which includes a
2- to 4-foot-high curved masonry wall and berm would be equally effective as normal
compliance while providing an attractive and safe streetscape along Ager Road. The
recommended condition below includes revising the submitted plans to include Option
Type No. 4 along this buffer, instead of the currently proposed 6-foot-tall, board-on-board
fence.

Given that the provided plant units exceed the requirement, in addition to a proposed
masonry wall and berm, the Alternative Compliance Committee finds the applicant’s
proposal, as amended with the recommended condition below, equally as effective as
normal compliance with Section 4.6(c)(1), Requirements for Buffering Residential
Development from Streets, of the Landscape Manual.

Recommendation

The Alternative Compliance Committee recommends APPROVAL of Alternative Compliance
AC-25009, from the 2010 Prince George's County Landscape Manual, for Section 4.6,
Buffering Development from Streets, subject to the following condition:

1. Prior to certification, the landscape plans shall be revised as follows:
a. Revise the landscape design along the Ager Road frontage to provide

Option Type No. 4, which includes a combination of berms and sections of
curved 2- to 4-foot-high masonry wall, as shown in the sheet titled Exhibit
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11.

12.

No. 2 Alternative Compliance Options, subject to review by the Urban Design
Section, as a designee of the Prince George’s County Planning Board.

b. Remove the alternative compliance notation from the landscape schedules
that do not require alternative compliance.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance
(WCO): This property is subject to the grandfathering provisions of Subtitle 25, Division 2,
the Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance,
because the property had a tree conservation plan that was accepted for review before
June 30, 2024. Therefore, the property must conform to the environmental regulations of
the 2010 WCO and the 2018 Environmental Technical Manual. The property is also subject
to the environmental regulations in prior Subtitles 24 and 27 because there is a previously
approved PPS.

The 2010 WCO requires a woodland conservation threshold of 20 percent of the 4.15-acre
net tract area, or 0.83 acre. The total woodland conservation requirement of 0.69 acre,
based on the amount of clearing proposed, is designed to be satisfied with 0.74 acre of
on-site afforestation/reforestation. Minor technical revisions to the TCP2 are required and
included herein in the Recommendation section of this technical staff report.

Specimen Trees

Section 25-122(b)(1)(G) of the WCO requires that “Specimen trees, champion trees, and
trees that are part of a historic site or are associated with a historic structure shall be
preserved and the design shall either preserve the critical root zone of each tree in its
entirety or preserve an appropriate percentage of the critical root zone in keeping with the
tree’s condition and the species’ ability to survive construction as provided in the Technical
Manual.” The removal of seven Specimen Trees (ST-1 through ST-6 and ST-14) was
approved by the Planning Board with PPS 4-22012, and the companion Type 1 Tree
Conservation Plan TCP1-015-2023, through PGCPB Resolution No. 2024-005. This DSP is
reliant on that prior approval. No additional specimen trees are requested for removal with
this DSP.

Prince George’s County Tree Canopy Coverage Ordinance: Subtitle 25, Division 3, the
Tree Canopy Coverage Ordinance, requires a minimum percentage of the site to be covered
by tree canopy for any development projects that propose more than 2,500 square feet of
gross floor area, or disturbance, and requires a grading permit. CB-046-2025, amends the
Tree Canopy Coverage Ordinance and , will become effective on September 8, 2025, prior to
the Planning Board hearing date for this DSP. Per CB-046-2025, “landscape plans
demonstrating conformance to this [...] [the Tree Canopy Coverage Ordinance] approved as
part of a permit or an entitlement case subject to the transitional provisions of the Zoning
Ordinance (Section 27-1700), or Subdivision Regulations (Section 24-2700), shall be subject
to the regulations in place at the time of approval of any grandfathered permit or
grandfathered development application”. As detailed above, the subject application is being
reviewed under the prior Zoning Ordinance, based on the transitional provisions of the
Subdivision Regulations (Section 24-1704). The subject property received prior
development approvals, including PPS 4-22012 (PGCPB Resolution No. 2024-005), which
was approved on February 8, 2024. Therefore, this application was reviewed for
conformance with the tree canopy coverage (TCC) requirement subject to the regulations in
place at the time of approval of PPS 4-22012.
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PPS 4-22012 was approved on February 8, 2024. At that time, the minimum TCC for the
RSF-65 and RSF-A Zones was 15 percent of the gross tract area, which is 9.51 acres. Based
on staff’s calculations, the minimum TCC is 1.43 acres, or 62,138 square feet. The TCC
schedule shows the total TCC provided is 112,525 square feet, demonstrating the TCC
requirement is met. A condition is included herein requiring the applicant to update the TCC
schedule to reflect that the TCC requirement is 15 percent of the gross tract area, and to
demonstrate conformance to ensure the figures of total on-site woodland conservation
provided and total area existing trees (non-woodland conservation acres) in TCC are
consistent with those shown in the TCPZ, to ensure the type and number of trees in TCC are
consistent with those shown in the plant list.

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

a. Historic Preservation and Archeological Review—In a memorandum dated
August 12, 2025 (Stabler, Smith, and Chisholm to Sun), the Historic Preservation
Section noted that 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 moderate, as the
subject site is near the Northwest Branch of the Anacostia River. A Phase |
archeology survey was completed and a report was submitted to Historic
Preservation Section staff in December 2022. The report further documented the
Washington, Westminster and Getter Railroad prism (18PR432), and reported the
discovery of a lithic flake scatter (18PR1237). No further archaeological
investigation was recommended, and Historic Preservation Section staff agreed that
no further work needs to be completed. The subject property does not contain and
is not adjacent to any designated Prince George’s County historic sites or resources.

b. Community Planning—In a memorandum dated August 8, 2025 (McCrory to
Huang), the Community Planning Division noted that pursuant to Subtitle 27, Part 3,
Division 9, Subdivision 3 of the prior Zoning Ordinance, master plan conformance is
not required for this application.

C. Transportation Planning—In a memorandum dated August 14, 2025 (Wilson to
Sun), the Transportation Planning Section provided the following comments
regarding this DSP:

Master Plan Recommendations
The 2009 Approved Countywide Master Plan of Transportation (MPOT) and the
master plan contain recommendations that affect the subject site:
Right of Way (ROW)
. Ager Road (A-42): 100-foot ROW

The MPOT recommends the above right-of-way. The site plan identifies a 120-foot
ultimate right-of-way.
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Pedestrian and Bike Facilities
The MPOT recommends the following facilities:

. Ager Road (A-42): Existing bicycle lane

The site plan includes the existing bicycle lane along Ager Road and meets the intent
of the recommendation.

Recommendations, Policies, and Goals
MPOT Complete Streets Policies (page 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.

The site plan includes the existing sidewalk along Ager Road and
Rittenhouse Street. The prior approval, PPS-4-22012, required a 5-foot-wide
sidewalk along 23rd Avenue that is included on the site plan. The site plan
includes the existing bicycle lane along Ager Road. These facilities meet the
intent of the policy.

Policy 3: Small area plans within the Developed and Developing Tiers
should identify sidewalk retrofit opportunities to provide safe routes
to schools, pedestrian access to mass transit, and more walkable
communities.

The prior approval, PPS-4-22012, required a 5-foot-wide sidewalk along
23rd Avenue which is included on the site plan. Both Ager Road and
Rittenhouse Road are currently improved with sidewalk. These facilities
meet the intent of the policy.

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.

The site plan includes the existing bicycle lane along Ager Road and meets
the intent of the policy.

The master plan provides guidance for multi-modal circulation through the planning
area (page 123):

Goal
. To create and maintain a transportation network in the

Planning Areas that is safe, efficient, and provides for all modes
of travel in an integrated manner.
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Objective

. To develop nonvehicular facilities where possible, including
pedestrian/ hiker trails, bicycle ways, and equestrian paths.

The site plan includes sidewalk along the frontage of Ager Road, 23rd Avenue, and
Rittenhouse Road, and the existing bicycle lane along Ager Road. Marked crosswalks
and ADA curb ramps are also provided crossing the access point and through the
site for a direct connection to the building entrance. These facilities meet the intent
of the policy.

Environmental Planning—In a memorandum dated August 15, 2025 (Meoli to
Sun), the Environmental Planning Section offered the following:

Natural Resources Inventory/Existing Conditions Plan

Section 27-282(e)(5) of the prior Zoning Ordinance requires an approved natural
resource inventory (NRI) plan with DSP applications. NRI-193-2021 was approved
on March 25, 2022, and provided with this application. The site contains 100-year
floodplain, wetlands, streams, and their associated buffers comprising the primary
management area (PMA) generally in the middle of the site. One forest stand
covering 0.99 acre within the 100-year floodplain is present on-site. No woodlands
are mapped outside of the 100-year floodplain. There are 12 specimen trees on-site.
This site is not within a Tier II catchment area. The southeast edge of the site is
mapped within a sensitive species review area per PGAtlas. At the time of signature
approval of the PPS and TCP1, the applicant produced a letter from the Maryland
Department of Natural Resources verifying there are no rare, threatened, or
endangered species on-site.

Stormwater Management

Section 27-282(e)(11) of the prior Zoning Ordinance requires a SWM concept
approval prior to acceptance of a DSP. An approved SWM Concept Plan (No.
27161-2022) was submitted with the application, showing the use of
micro-bioretention facilities. This SWM plan was approved on January 30, 2023, and
expires on January 30, 2026. Certain proposed outfalls and SWM devices impact the
PMA and are addressed herein. The DSP and TCP2 depict recreation facilities within
the floodplain which are not shown on the SWM concept plan. These minor changes
will be reflected on the final SWM plan based on guidance from the Prince George’s
County Department of Permitting, Inspections and Enforcement (DPIE), as indicated
in the applicant’s comment response letter dated August 8, 2025.

Soils
In accordance with Section 24-131 of the prior Subdivision Regulations, this
application was reviewed for unsafe land restrictions.

According to the United States Department of Agriculture Natural Resource
Conservation Service Web Soil Survey, soils present include Codorus and Hatboro
soils and Urban land-Woodstown complexes. Marlboro and Christiana clays are not
found to occur on this property.
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Erosion and Sediment Control

Section 27-252 of the prior Zoning Ordinance requires an approved Grading,
Erosion, and Sediment Control Plan. Development shall comply with the
requirements for sedimentation and erosion control in accordance with Subtitle 32,
Division 2, Grading, Drainage and Erosion and Sedimentation Control, of the Prince
George’s County Code. The County requires the approval of an Erosion and
Sediment Control Plan. 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.

Permit Review Section—In a memorandum dated June 25, 2025 (Chaney to
Huang), the Permit Review section had no comments on this application.

Prince George’s County Department of Parks and Recreation (DPR)—In a
memorandum dated August 15, 2025 (Thompson to Sun), DPR provided an
evaluation on the recommendations of area master plans, the Land Preservation,
Parks and Recreational Program for Prince George’s County, Plan 2035, and the
2013 Formula 2040: Functional Master Plan for Parks, Recreation and Open Space as
they pertain to public parks and recreation. DPR provided a list of comments
addressing the applicable conditions from the approved PPS 4-22012. Those
comments will be addressed at the time of final plat and prior to conveyance. DPR
also offers conditions of approval for the subject application, which are included
herein.

Prince George’s County Department of Permitting, Inspections and
Enforcement (DPIE)—In a memorandum dated June 2, 2025 (Branch to Huang),
DPIE provided a list of comments which will be addressed at the time of permitting.

Prince George’s County Fire/EMS Department—At the time of the writing of this
technical staff report, the Fire/EMS Department did not offer comments on the
subject application.

Prince George’s County Police Department—At the time of the writing of this
technical staff report, the Police Department did not offer comments on the subject
application.

Prince George’s County Health Department—At the time of the writing of this
technical staff report, the Health Department did not offer comments on the subject
application.

Washington Suburban Sanitary Commission (WSSC)—In a letter dated

July 26, 2025 (Atencio to Huang), WSSC provided a hydraulic planning analysis and
conditions of approval which will be addressed during the system extension permit
stage.

Public Utilities—The subject DSP application was referred to Verizon, Comcast,
AT&T, Potomac Electric Power Company, and Washington Gas for review and
comments on August 8, 2025. In an email dated August 13, 2025 (Shea to Sun),
AT&T noted that AT&T LNS has no existing utilities at the subject property location.
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14.

15.

16.

17.

18.

Community feedback: At the time of the writing of this technical staff report, staff did not
receive any inquiries from the community regarding the subject application.

Based on the foregoing analysis, and as required by Section 27-285(b)(1) of the prior
Zoning Ordinance, the DSP, if approved with the proposed conditions below, will represent
areasonable alternative for satisfying the site design guidelines of prior Subtitle 27, Part 3,
Division 9, of the County Code, without requiring unreasonable costs and without detracting
substantially from the utility of the proposed development for its intended use.

Section 27-285(b)(2) of the prior Zoning Ordinance does not apply to this DSP because the
subject property is not subject to a conceptual site plan.

Section 27-285(b)(3) of the prior Zoning Ordinance does not apply to this DSP because it is
not a DSP for infrastructure.

As required by Section 27-285(b)(4) of the prior Zoning Ordinance, the Planning Board may
approve a DSP if it finds that the REF have been preserved and/or restored in a natural
state to the fullest extent possible, in accordance with the requirements of

Section 24-130(b)(5) of the prior Subdivision Regulations.

In conformance with Section 24-130 of the prior Subdivision Regulations, based on the level
of design information currently available, the limits of disturbance shown on the TCP2, and
the impact exhibits provided, the REF on the subject property have been preserved and/or
restored to the fullest extent possible. Staff find that modified PMA Impacts 1 and 5 and new
Impacts 6 and 7 are necessary for construction and are reasonable for the orderly and
efficient redevelopment of the subject property.

RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design staff recommend that

the Prince George’s County Planning Board adopt the findings of this report and recommend the
following:

A.

APPROVAL of Departure from Design Standards DDS-24003, for The Herman Apartments,
to allow standard, nonparallel parking space sizes of 9 feet in width by 18 feet in length.

APPROVAL of Detailed Site Plan DSP-22017, Alternative Compliance AC-25009, Type 2 Tree
Conservation Plan TCP2-023-2025, and a Variance to Section 27-442(c) of the prior Prince
George’s County Zoning Ordinance, for The Herman Apartments, subject to the following
conditions:

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

a. Revise the green space exhibit to distinguish floodplain areas from green
areas, and change the legend from “pervious areas” to “green areas” on the
plan, pursuant to Section 27-442(c) of the prior Prince George’s County
Zoning Ordinance.
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Update the regulation schedule on the cover sheet to reflect the actual yards
provided to demonstrate conformance, and remove the note with two
asterisks, pursuant to Section 27-442(e) of the prior Prince George’s County
Zoning Ordinance.

Revise the parking schedule by placing the electric vehicle spaces row above
the total spaces provided row, ensuring a total of 223 parking spaces,
pursuant to Section 27-568 of the prior Prince George’s County Zoning
Ordinance.

Remove the typical parking space detail exhibit which shows typical parking
space size as 9.5 feet by 19 feet and revise the parking space detail exhibit by
showing the correct parking departure application number, pursuant to
Section 27-588 of the prior Prince George’s County Zoning Ordinance.

Revise the bike rack exhibits as follows:

(1) Remove the bike rack specifications that are not consistent with the
proposed bike rack on-site.

(2) Ensure the two bike rack details on Sheet 17 are consistent in
dimensions, or remove one detail exhibit that is not applicable.

Add dimensions to the proposed sidewalk surrounding the proposed
building.

Revise the front elevation and floor plan of the building to match.

Label the sign materials on the sign detail exhibit.

Adjust the location of lighting fixtures that are close to the eastern and
western property lines, respectively, to avoid light spilling over to the
adjacent properties, pursuant to Section 27-274(a)(3) of the prior Prince

George’s County Zoning Ordinance.

Add stripes to clearly mark the proposed loading space, pursuant to
Section 27-274(a)(2) of the prior Prince George’s County Zoning Ordinance.

Update the fence and wall details as follows, pursuant to Section 27-420 of
the prior Prince George’s County Zoning Ordinance:

(1 Provide details for the proposed 6-foot-high solid board fence along
Ager Road.

(2) Revise the name of Wall Detail 7 and 8 on Sheet 19 to be “Wall 6 plan
& profile”.

3) Add notes on fence details indicating that all structural support shall
face the interior of the subject lot.
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Revise the landscape plan and schedules as follows, in accordance with the
2010 Prince George’s County Landscape Manual (Landscape Manual):

(1 Revise Schedule 4.7-1, Buffering Incompatible Uses Requirements—
east, central, and west, to show the minimum required building
setback to be 30 feet, and delineate the provided building setback
and provided landscape yard width on landscape plan, pursuant to
Section 4.7 of the Landscape Manual.

(2) Remove the alternative compliance notation from the landscape
schedules that do not require alternative compliance.

(3) Revise Schedule 4.1-4, Residential Requirements for Multifamily
Dwellings, to show the green space provided to be consistent with
the number shown in the green space exhibit, and revise the
landscape plan accordingly to demonstrate conformance.

(4) Revise the landscape design along the Ager Road frontage to provide
Option Type No. 4, which includes a combination of berms and
sections of curved 2- to 4-foot-high masonry wall, as shown in the
sheet titled Exhibit No. 2 Alternative Compliance Options, subject to
review by the Urban Design Section, as a designee of the Prince
George’s County Planning Board.

Update the tree canopy coverage (TCC) schedule to ensure the TCC
requirement is 15 percent of the gross tract area, and demonstrate
conformance. Ensure the figures of total on-site woodland conservation
provided and total area existing trees (non-woodland conservation acres) in
TCC are consistent with those shown in the Type 2 tree conservation plan.
Ensure the type and number of trees in TCC are consistent with those shown
in the plant list, pursuant to Subtitle 25, Division 3 of the Prince George’s
County Code.

Show the location and details of long-term bicycle parking within the
multifamily building, in accordance with the bicycle facilities of the 2009
Approved Countywide Master Plan of Transportation.

Revise the Type 2 tree conservation plan (TCP2) as follows, in accordance
with Section 25-121(a)(1) of the 2010 Prince George’s County Woodland
and Wildlife Habitat Conservation Ordinance (WCO), and the 2018
Environmental Technical Manual:

(1 Utilize the WCO template worksheet on the Countywide Planning
Division, Environmental Planning Section webpage so that the net
tract area per zone and the reforestation bond amount are calculated
correctly.

(2) Add the application number, TCP2-023-2025, to the approval block
and woodland conservation worksheet.
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Prior to certification of the Type 2 tree conservation plan (TCP2), the applicant and
the applicant’s heirs, successors, and/or assignees shall provide specific
documentation, as follows:

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, in accordance with Section 25-120(c)(1)(E) of the 2010 Prince
George’s County Woodland and Wildlife Habitat Conservation Ordinance
and the 2018 Environmental Technical Manual. 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 recorded in
the Prince George’s County Land Records at Liber ____ Folio___.
Revisions to this TCP2 may require a revision to the recorded
easement.”

Prior to approval of building permits, the applicant and the applicant’s heirs,
successors, and/or assignees shall provide specific documentation, as follows:

a.

Submit evidence that the development has been approved for low-income
housing tax credits, pursuant to Footnote 141 of Section 27-441(b) of the
prior Prince George’s County Zoning Ordinance.

Submit to the Prince George’s County Department of Parks and Recreation
evidence from the Prince George's County Health Department that trash
found on-site and in the stream has been removed and properly stored or
discarded.
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OWNER:

APPLICANT:

ATTORNEY/AGENT:

CIVIL ENGINEER:

REQUEST:

AGENDA ITEM: 6&7
AGENDA DATE: 9/18/2025

AMENDED
STATEMENT OF JUSTIFICATION
DSP-22017
DDS-24003

The Herman Multifamily Apartments

Mount Zion Pentecostal Church of Washington, D.C., Inc.
Attn: Pastor Orin Boyd, Jr.

1112 N Street NW

Washington, DC 20005

(713) 702-2169

Community Housing Initiative
Attn: Patrick Byrne

1123 Ormond Court

McLean, Virginia 22101

(703) 556-9569

Matthew C. Tedesco, Esq.
Dominique A. Lockhart, AICP
McNamee Hosea, P.A.

6404 Ivy Lane, Suite 820
Greenbelt, Maryland 20770
(301) 441-2420 Voice

(301) 982-9450 Fax
Mtedesco@mbhlawyers.com
Dlockhart@mbhlawyers.com

The Landtech Corporation

Attn.: Kimberly Morgan

201 Defense Highway, Suite 200
Annapolis, Maryland 21401
(443) 274-3232 Voice

(443) 274-3233 Fax

Detailed Site Plan for development of approximately 145
multifamily dwelling units pursuant to the prior Zoning
Ordinance and the prior R-55 and R-35 Zones per CB-69-
2020.

Departure from Design Standards to reduce the size of
parking spaces to 9-feet x 18-feet.

L DESCRIPTION OF PROPERTY
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1. Address — 6203 Ager Road, Hyattsville, Maryland 20782.

2. Location — North side of Ager Road, approximately 2,500 feet southeast of its
intersection with MD Route 410 (East-West Highway).

3. Proposed Use — Approximately 145 multifamily dwelling units.
4. Incorporated Area — None.

5. Council District — 2.

6. Election District — 17.

7. Existing Parcel — Parcel A.

8. Total Area—9.51 acres.

0. Tax Map/Grid — 41-D2.

10. Zoned — RSF-65 and RSF-A (R-55 and R-35 Prior ZO).

11. Zoning Map — 208NE02.

II. APPLICANT’S PROPOSAL

Community Housing Initiative (the “Applicant™) is requesting the approval of a Detailed
Site Plan (DSP-22017) for the property located at 6203 Ager Road, Hyattsville, MD. DSP-22017
is proposed to be developed with approximately 145 multifamily dwelling units within one 5-story
building. The Applicant is also requesting a departure from design standards to reduce the size of
non-parallel parking spaces from 9.5’ x 19° to 9° x 18°, which is not only consistent with standard
parking spaces throughout the region, but also the standard in the current Zoning Ordinance.

The property is within the 1989 Approved Master Plan for Langley Park-College Park-
Greenbelt Vicinity (“Master Plan”), where medium-suburban and low-urban land uses are
recommended. The Master Plan identifies three communities and eight subcommunities, in which
the subject property falls within the Chillum-Takoma Park subcommunity. Each subcommunity is
recommended to have access to open space, commercial areas, and public service facilities.
Guidelines for subcommunities further state that the site planning of apartment projects should
provide adequate open space at the perimeter to serve as a buffer between the project and adjacent
lower density residential development (see p. 72). The subject property will be adequately
buffered from adjacent residential per the requirements of the 2010 Prince George’s County
Landscape Manual (Landscape Manual) as depicted on the submitted Landscape Plan as well as
the existing environmental feature(s) that bisect the property and will be preserved. The latter
creates a natural buffer and significant separation from existing single family semi-detached units

2
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to the north. Since the adoption of the Master Plan, in 2014, the County updated a new General
Plan, known as “Plan Prince George’s 2035 (“Plan 2035”), which placed the subject property in
the Established Communities Growth Policy Area. Plan 2035

[c]lassifies 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. Plan 2035
recommends maintaining and enhancing existing public services
(police and fire/EMS), facilities (such as libraries, schools, parks,
and open space), and infrastructure in these areas (such as
sidewalks) to ensure that the needs of existing residents are met.

(Plan 2035 at page 20).

Legally identified as Parcel A (recorded in Plat Book REP 206 at Plat No. 83 among the
Land Records for Prince George’s County), the Property comprises approximately 9.51 acres, with
5.36 acres of the site located within the 100-year floodplain. The Property is split-zoned between
the RSF-65 and RSF-A Zones (formerly the R-55 and R-35 Zones, respectively), and the portion
of the property which is to be developed is entirely within the former R-55 Zone along Ager Road.

The Applicant proposes a development consisting of 145 multifamily dwelling units. With
a net acreage of 4.15 acres, this translates to a density of 35 dwelling units per acre. The Applicant
is also requesting a Departure from Design Standards to reduce the size of parking spaces to 9-feet
x 18-feet.

Transitional Provisions

Section 27-1704(a) of the Zoning Ordinance provides, “development approvals or permits
of any type approved under the prior Zoning Ordinance or prior Subdivision Regulations prior to
April 1, 2022 remain valid for the period of time specified in the prior Zoning Ordinance or prior
Subdivision Regulations.” Section 27-1704(b) provides, “Unless the period of time under which
the development approval . . . remains valid expires, the project may proceed to the next steps in
the approval process . . . and continue to be reviewed and decided under the prior Zoning Ordinance
and prior Subdivision Regulations.” Moreover, Section 24-1704(b) of the Subdivision
Regulations provides, “. . . until and unless the period of time under which the subdivision approval
remains valid expires, the project may proceed to the next steps in the approval process (including
any zoning steps that may be necessary) and continue to be reviewed and decided under the
Subdivision Regulations and Zoning Ordinance in effect immediately prior to the effective date of
the County Subdivision Regulations and Zoning Ordinance.” In this instance, Preliminary Plan
of Subdivision (PPS) 4-22012 was approved by the Planning Board on January 18, 2024, and
PGCPB No. 2024-005 was adopted on February 8, 2024. Consequently, PPS 4-22012 remains in
a valid state and is “grandfathered” pursuant to its review and approval under Section 24-1903(b)
of the Subdivision Regulations, which provides, “Once approved, development applications that
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utilize the prior Subdivision Regulations shall be considered ‘grandfathered’ and subject to the
provisions set forth in Section 24-1704 of this Subtitle.”

Thus, both DSP-22017 and DDS-24003 are being filed pursuant to the prior Zoning
Ordinance and prior Subdivision Regulations, and will be reviewed pursuant to the regulations
above. Accordingly, the project and property are subject to the provisions of Council Bill CB-69-
2020, which was adopted by the Prince George’s County Council, Sitting as the District Council,
on November 17, 2020. This council bill amended Section 27-441 of the prior Zoning Ordinance
to permit multifamily dwellings in the prior R-55 Zone subject to certain criteria, which are met
on the subject site.

II1. COMMUNITY

The Herman Multifamily Apartment development site consists of approximately 9.51 total
acres of land in the prior R-55 and R-35 Zones, located on the north side of Ager Road,
approximately 2,500 feet southeast of its intersection with MD 410 (East-West Highway).
Northeast of the site are semidetached dwellings in the prior R-35 Zone, with MD 410 (East-West
Highway) beyond. Southeast of the site is Heurich Park, in the prior R-O-S Zone, and the Rosa L.
Parks Elementary School, in the prior R-55 Zone. Southwest of the site is Ager Road, with single-
family detached dwellings in the prior R-55 Zone beyond. Northwest of the site is the Ager Road
Methodist Church, in the prior R-55 Zone, with single-family detached dwellings fronting on 23
Avenue. Additionally, northern and northeastern portions of the property, formerly within the R-
35 Zone, have frontages on 23" Avenue, Rittenhouse Street, and 24 Place; however, these areas
of the Property are encumbered with environmental features that will be preserved, and no access
to the development will be provided from these streets.

IV. PREVIOUS APPROVALS

Preliminary Plan of Subdivision (PPS) 4-22012 was approved by the Prince George’s
Planning Board on January 18, 2024 (PGCPB No. 2024-005 was adopted on February 8, 2024)
subject to 15 conditions. The applicable conditions are as follows:

3. Development of this site shall be in conformance with Stormwater Management
Concept Plan 27161-2022-00 and any subsequent revisions.

COMMENT: Development of this site is in conformance with approved Stormwater Management
Concept Plan No. 27161-2022-0, which has been submitted with this application.

4. Prior to approval, the final plat of subdivision shall include the following:

a. The granting of public utility easements along the abutting public rights-of-
way, in accordance with preliminary plan of subdivision.
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b. The dedication of right-of-way to 237 Avenue, in accordance with preliminary
plan of subdivision.

COMMENT: Acknowledged. This comment will be addressed prior to approval of the Final Plat.

5. The applicant and the applicant’s heirs, successors, and/or assignees shall construct
the following facilities, and shall show these facilities on the detailed site plan, prior
to its acceptance:

a. A standard sidewalk along the property’s frontage on 23 Avenue, unless
modified by the operating agency with written correspondence.

COMMENT: The DSP includes a minimum 5-foot-wide sidewalk along the property’s frontage
on 23" Avenue, subject to modification by the operating agency.

8. Prior to issuance of any permits which impacts wetlands, wetland buffers, streams or
waters of the United States, the applicant shall submit copies of all federal and state
wetland permits, evidence that approval conditions have been complied with, and
associated mitigation plans.

COMMENT: Acknowledged. Prior to the issuance of any permits, copies of all applicable federal
and state wetland permits will be submitted.

12. Prior to acceptance of a detailed site plan, the applicant shall determine whether the
building is impacted by the unmitigated 65 dBA/Ldn noise contour, as shown on the
preliminary plan of subdivision. If the building is impacted by the 65 dBA/Ldn noise
contour, the applicant shall submit a revised noise study which shows the location of
the unmitigated 65 dBA/Leq noise contour for the hours of 7:00 a.m. to 10:00 p.m. If
the building is impacted by the 65 dBA/Leq noise contour, the noise study shall
recommend noise mitigation to ensure noise levels within the dwelling units are
mitigated to below 45 dBA.

COMMENT: The unmitigated 65 dBA/Ldn noise contour is shown on the DSP and does not
impact the proposed building.

13. If the building is determined to require interior noise mitigation as described by
Condition 12 above, prior to approval of a building permit, a certification by a
professional engineer with competency in acoustical analysis shall be placed on the
building permit, stating that the building shell or structure has been designed to
reduce interior noise levels in the dwellings to 45 dBA or less.

COMMENT: The unmitigated 65 dBA/Ldn noise contour is shown on the DSP and does not

impact the proposed building. Accordingly, and pursuant to condition 12, a revised noise study is
not required.
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15. Prior to issuance of permits for this subdivision, a Type 2 tree conservation plan shall
be approved. The following note shall be placed on the Final Plat of Subdivision.

“This plat is subject to the recordation of a Woodland Conservation Easement
pursuant to Section 25-122(d)(1)(B) with the Liber and folio reflected on the
Type 2 tree conservation plan, when approved.”

COMMENT: A Type 2 Tree Conservation Plan is submitted with this application. It should be
noted that the TCP1-015-2023 was approved by the Planning Board on January 18, 2024 in
accordance with the prior WCO.

Certificate of Adequacy ADQ-2022-028

On January 8, 2024, the Planning Director Approved ADQ-2022-028 with two conditions.
The following is an analysis of the applicable conditions related to DSP-22017.

1. Total development within the subject property shall be limited to uses which generate
no more than 75 AM peak-hour trips and 87 PM peak-hour vehicle trips.

COMMENT: With a maximum of 145 multifamily units, the project will remain within the
approved trip cap of 75 AM and 87 PM peak-hour vehicle trips as depicted in the approved TIA
(adopted with the approval of ADQ-2022-028).

2. Pursuant to Section 24-4510(c) of the Subdivision Regulations, the applicant and the
applicant's heirs successors and/or assignees shall pay the applicable school facilities
surcharge in accordance with the requirements of Section 10-192.01 of the Prince
George's County Code prior to approval of a building permit.

COMMENT: At the time of building permit, and pursuant to Section 10-192.01 (as amended from
time to time), the Applicant will pay the applicable School Facility Surcharge.

V. CRITERIA FOR APPROVAL OF A DETAILED SITE PLAN & DESIGN GUIDELINES

The following Sections of the Prince George’s County Zoning Ordinance are applicable to
this application.

Sec. 27-285. Planning Board procedures.
(b) Required findings.
(1) The Planning Board may approve a Detailed Site Plan if it finds that the plan
represents a reasonable alternative for satisfying the site design guidelines, without

requiring unreasonable costs and without detracting substantially from the utility of
the proposed development for its intended use;
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COMMENT: Based on the points and reasons provided herein, in addition to the evidence filed
in conjunction with this application, the Applicant contends that DSP-22017 represents the most
reasonable alternative for satisfying the site design guidelines without requiring unreasonable costs
and without detracting substantially from the utility of the proposed development for the intended
uses.

(2) The Planning Board shall also find that a Detailed Site Plan is in general
conformance with the approved Conceptual Site Plan (if one was required).

COMMENT: Not applicable. A Conceptual Site Plan was not required.

(3) The Planning Board may approve a Detailed Site Plan for Infrastructure if it finds
that the plan satisfies the site design guidelines as contained in Section 27-274,
prevents offsite property damage, and prevents environmental degradation to
safeguard the public's health, safety, welfare, and economic well-being for grading,
reforestation, woodland conservation, drainage, erosion, and pollution discharge.

COMMENT: Not applicable. The subject application is not a Detailed Site Plan for Infrastructure.

(4) The Planning Board may approve a Detailed Site Plan if it finds that the regulated
environmental features have been preserved and/or restored in a natural state to the
fullest extent possible in accordance with the requirement of Subtitle 24-130(b)(5).

COMMENT: A Natural Resources Inventory (NRI-193-2021) was approved for this property on
March 25, 2022. The NRI covered the entirety of DSP-22017, which consists of 9.51 acres. The
site is associated with regulatory environmental features (REF) as depicted on the approved NRI
and include streams, wetlands, and their associated buffers. Primary Management Areas (PMA)
inclusive of these REF, existing floodplain, and adjacent steep slopes are also mapped for over
half of the site (5.36 acres). The Applicant proposes to convey approximately 3.77 acres of stream
valley parkland for further preservation and protection of the on-site environmental features. The
land to be dedicated encompasses most of the on-site stream, floodplain, and reforestation areas.

Section 27-281. Purpose of Detailed Site Plans
(b) General purposes.
(1) The general purposes of Detailed Site Plans are:
(A) To provide for development in accordance with the principles for
the orderly, planned, efficient, and economical development contained
in the General Plan, Master Plan or other approved plans;

(B) To help fulfill the purposes of the zone in which the land is located;
(C) To provide for development in accordance with the site design
guidelines established in this Division; and (D)To provide approval

procedures that are easy to understand and consistent for all types of
Detailed Site Plans.
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(D) To provide approval procedures that are easy to understand and
consistent for all types of Detailed Site Plans.

COMMENT: The subject property is currently within the RSF-65 and RSF-A Zones. Pursuant to
the Transitional Provisions (Sec. 27-1704) and previously grandfathered approvals, the site is
being developed in accordance with the prior zoning designations of R-55 and R-35. DSP-22017
will provide development that is in accordance with the principles consistent with the orderly,
planned, efficient, and economical development envisioned in the County’s Planning Documents;
fulfills the purposes of the R-55 and R-35 Zones, as applicable; and is in accordance with the
applicable site design guidelines of the prior Zoning Ordinance. Each of these are further addressed
below and depicted on the DSP submitted in conjunction with this application.

(¢) Specific purposes.
(1) The specific purposes of Detailed Site Plans are:
(A) To show the specific location and delineation of buildings and
structures, parking facilities, streets, green areas, and other physical
features and land uses proposed for the site;

(B) To show specific grading, planting, sediment control, woodland
conservation areas, regulated environmental features and storm water
management features proposed for the site;

(C) To locate and describe the specific recreation facilities proposed,
architectural form of buildings, and street furniture (such as lamps,
signs, and benches) proposed for the site; and

(D) To describe any maintenance agreements, covenants, or
construction contract documents that are necessary to assure that the
Plan is implemented in accordance with the requirements of this
Subtitle.

COMMENT: DSP-22017 depicts the specific location of all buildings and structures, parking
facilities, streets, green areas, and other physical features and land uses proposed for the site,
including all recreational facilities. The submitted DSP, Landscape Plan, and Architectural
Elevations demonstrate the necessary infrastructure and building form to be implemented. This
Detailed Site Plan will promote the purposes found in Section 27-281.

Section 27-283. Site Design Guidelines.
(a) The Detailed Site Plan shall be designed in accordance with the same guidelines as
required for a Conceptual Site Plan (Section 27-274).
(b) The guidelines shall only be used in keeping with the character and purpose of the
proposed type of development, and the specific zone in which it is to be located.
(c) These guidelines may be modified in accordance with Section 27-286.

COMMENT: Generally, Section 27-274 provides design guidelines regarding parking, loading
and circulation, lighting, views, green area, site and streetscape amenities, grading, service areas,

8

DSP-22017_Backup 8 of 186



public spaces, and architecture. It is worth noting that every sub-part of Section 27-274(a) uses the
word “should” when describing each of the guidelines. Thus, none of the design guidelines are
mandatory; instead, they are as they appear, guidelines used to promote the purposes of the zone.
The Planning Board is authorized to approve a detailed site plan so long as the plan represents a
reasonable alternative to satisfying the guidelines — without requiring unreasonable costs or
detracting substantially from the utility of the proposed development for its intended (and
permitted) use. The Applicant exercised diligence in developing the design of the proposed
affordable rental community, particularly due to the inherent economic restraints associated with
financing the proposed community through the Low-Income Housing Tax Credit program, and
understanding that the finished units would be subject to rent restrictions, as HUD would limit rent
to households earning no more than 60% of Area Median Income (AMI). Moreover, funding for
the project comes from state and local sources whose mission is to create and preserve affordable
housing. That is, the financial constraints on this affordable housing project is not just a matter of
economic loss, but actually make it impossible to secure a reasonable return or to make reasonable
use of a property that was identified through legislation to not only help incentivize affordable
housing, which is desperately needed in the County. The design of the project was carefully
considered as project revenue is capped by regulation, financing sources are fixed, and the design
and construction budget for this project does not allow for extraordinary costs. With this frame of
reference in mind, there is no question that the detailed site and development proposes a reasonable
alternative for satisfying the site design guidelines without requiring unreasonable costs and
without detracting substantially from the utility of the proposed development for its intended use.

Regarding the application of the recommended design guidelines, the Applicant offers the
following:

Section 27-274. Design Guidelines.

In addition to the purposes set forth in Section 27-281, Section 27-274 further requires the
Applicant demonstrate the following:

(1) General.
(A) The Plan should promote the purposes of the [Detailed] Site Plan.

COMMENT: As described previously, the proposed DSP promotes the purposes of a Detailed
Site Plan as found in Sections 27-281(b) and (c¢).

(2) Parking, loading, and circulation
(A) Surface parking lots should be located and designed to provide safe
and efficient vehicular and pedestrian circulation within the site, while
minimizing the visual impact of cars. Parking spaces should be located
to provide convenient access to major destination points on the site.
(B) Loading areas should be visually unobtrusive and located to
minimize conflicts with vehicles or pedestrians.
(C) Vehicular and pedestrian circulation on a site should be safe,
efficient, and convenient for both pedestrians and drivers.
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COMMENT: As shown on the detailed site plan, there is one point of vehicular access from Ager
Road. The entrance driveway will be 24-feet wide, allowing for full access two-way traffic. An
easily accessible surface parking lot for residents and visitors will be located directly to the front
and side of the proposed multifamily building, providing safe and efficient vehicular and
pedestrian circulation throughout the site.

There are approximately 80 parking spaces located to the front of the building, with the
remaining parking spaces located to the side of the building meeting the spirit of this guideline
while also not requiring unreasonable costs and without detracting substantially from the utility
of the proposed development for its intended use. There are several reasons why these parking
spaces are not able to be relocated to the rear of the building.

The building and required associated infrastructure (parking, loading, and dumpster area)
was intentionally designed to avoid unnecessary impacts to the floodplain. In order to place the
building closer to Ager Road, the parking infrastructure would have to be designed to follow the
shape of the floodplain. Due to the shape of the site, the property becomes narrower closer to Ager
Road, as depicted in the image below — further contributing to the unique characteristics of the

property.

Therefore, the width of the building would need to be reduced to accommodate the
narrower property dimensions closer to the road, and still allow for the required drive aisles
necessary to reach both the rear and side parking areas. These drive aisles would also need to be
wide enough to accommodate loading trucks, trash vehicles, and emergency response vehicles
who would now have to circulate and have unobstructed access around the entire building. The
loading space and dumpster pad would need to be relocated to not interfere with the drive aisles
and revised vehicle circulation pattern. As stated previously, the drive aisles would need to be wide
enough to accommodate the required turning movements for trucks/emergency vehicles. The fire

10
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department would need a second review of this layout to determine any complications with
providing safe access around the building. Accommodation of such would undoubtedly detract
substantially from the utility of the proposed development for its intended use.

Any reduction in the building footprint to accommodate the vehicular circulation would
lead to a loss of units, making the project financially infeasible, which would also, undoubtedly,
detract substantially from the utility of the proposed development for its intended use. The building
footprint was intentionally designed to follow the shape of the floodplain delineation, and still
provide 145 affordable apartment units with the required associated infrastructure, i.e. parking,
loading and dumpster area. (For an explanation on why 145 units are required, see SOJ for the
variance).

Moving some of the parking to the rear would also make it difficult to place the handicap
spaces near the building entrance, which would still face Ager Road. Tenants/visitors would be
required to enter through the side and rear of the building as their primary entrance, or walk around
the building to reach the front entrance. If the handicap spaces remained in the front of the building,
an additional drive aisle would be needed to accommodate those vehicles, while working
seamlessly with the overall vehicle circulation pattern. Additionally, drive aisle intersections
would only increase the likelihood of vehicle and pedestrian conflicts, a concern the current layout
avoids.

Moving the building closer to the road has additional complications which detract
substantially from the utility of the proposed development for its intended use. Ager Road is
classified as an arterial roadway, which requires a 50-foot landscape buffer along the property
frontage pursuant to Section 4.6 of the Landscape Manual. The justification provided by the
Applicant for the requested Alternative Compliance stated that the required 50-foot landscape
buffer would reduce the parking along Ager Road by 38 parking spaces, and lead to a loss of 25
dwelling units, which would make the project economically infeasible and would detract
substantially from the utility of the proposed development for its intended use. Moving the parking
to rear of the building would remove the current justification, and add back the 50-foot landscape
buffer to the design requirements, further reducing the developable area of the site and detracting
from the utility of the proposed development for its intended and permitted use.

With regard to Stormwater Management, moving the parking area to the rear would require
additional water quality facilities for the increased impervious area in the rear that is not proposed
with the existing layout. Having the parking area in front of the building and along the northwest
side of the proposed building would require two additional bioretention areas within the Primary
Management Areas. In other words, moving the building closer to the street would reduce the
number of water quality areas in the front which would need to be provided elsewhere on the site.
The proposed design has been approved as part of the Site Development Concept Plan from PG-
DPIE. Likewise, the current design has been incorporated in the final Storm Drain and
Paving/SWM plans, which are being processed. In addition, PG-SCD has approved the current
design for the first 2 of 3 Erosion and Sediment Control Plans, and a complete Water and Sewer
Plan based on this design is being processed by WSSC. Making a significant—and not required—
change to the DSP at this stage would be cost-prohibitive for the project as the current design has
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been incorporated in many other construction plans that have been completed and processed
through various other review agencies.

Lastly, moving some of the parking to the rear of the building would impact the outdoor
amenities for the new residents. As currently designed, the building acts as a buffer between the
outdoor amenities and vehicular circulation, parking and arterial roadway. To place the outdoor
amenities adjacent to drive aisles and parking areas would become a safety risk for both residents
and drivers and move those areas closer to Ager Road.

As currently designed, there are no large uninterrupted expanses of pavement as the site will be
in conformance with the requirements of Section 4.3 of the Landscape Manual, which contains
landscaping requirements for parking lots, which serves the purpose of enhancing the appearance
of surface parking facilities as viewed from the street and surrounding uses. Sidewalks are also
proposed around the multifamily building creating a safe circulation pattern for pedestrians
accessing the building. Additionally, a sidewalk and bike lane currently exist along the subject
site’s frontage along Ager Road. The sidewalk is 6-feet-wide, which is wider than a standard
sidewalk. The bike lane is 5-feet-wide. The one loading space provided will be located internal
to the site, adjacent to the multifamily building, and away from circulating traffic. The proposed
parking, loading, and circulation meets the intention of this design guideline without detract
substantially from the utility of the proposed development for its intended use.

(3) Lighting
(A) For uses permitting nighttime activities, adequate illumination
should be provided. Light fixtures should enhance the site's design
character.

COMMENT: This DSP, which proposes residential uses, anticipates at least some activities
taking place in the evening and will provide adequate lighting levels for safe vehicular and
pedestrian movements. Lighting is located throughout the parking lot area and around the
multifamily building. Open spaces throughout the site will also contain lighting fixtures. The site
lighting provided will create a bright, safe atmosphere while not causing a glare or have light
bleeding onto adjacent properties, as the Applicant is proposing full cut-off light fixtures. Details
of the light fixtures proposed are included on sheet 18 of the plan set.

(4) Views
(A) Site design techniques should be used to preserve, create, or
emphasize scenic views from public areas.

COMMENT: The proposed multifamily building will be designed to provide a modern, clean,
and strong presence along the road frontage. Other views and public areas will be emphasized
through the use of sidewalks to collectively connect the various components of the project.
Additionally, the development will retain and restore most of the regulated floodplain and
woodlands on-site, the majority of which is to be conveyed to M-NCPPC for preservation. This
will enhance and protect the existing scenic views on the property.

(5) Green Area.
12
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(A) On-site green area should be designed to complement other site
activity areas and should be appropriate in size, shape, location, and
design to fulfill its intended use.

COMMENT: Green area is dispersed throughout the development and mainly consist of areas for
landscaping, recreational facilities, and preservation of the various on-site environmental features.
The landscaping areas are located along the property boundaries and throughout the parking lot
creating scenic buffering from adjacent properties. The connective green areas will be easily
accessible for maintenance and designed to enhance the visual character of the site.

The subject property totals 9.51 acres, in which 5.36 acres is located in the 100-year
floodplain. There is an existing stream on-site that is part of the Northwest Branch Stream Valley.
The 3.77 acres proposed for stream valley parkland dedication encompasses most of the on-site
stream, existing trees along the stream bank, floodplain, and reforestation area. The land for
dedication is contiguous to Heurich Park to the east, which is currently developed with several
outdoor recreational amenities including a football/soccer field, playground, dog park, and a
basketball court. For future residents, recreational amenities for the proposed multifamily
development will consist of a dog park and garden area complete with garden beds and benches.
With these amenities, residents will have access to several recreational options in the area for their
use and enjoyment.

(6) Site and streetscape amenities.
(A) Site and streetscape amenities should contribute to an attractive,
coordinated development and should enhance the use and enjoyment
of the site.

COMMENT: The proposed site and streetscape amenities will contribute to an attractive and
coordinated development. Site amenities include light fixtures, fences, benches, trash receptacles,
and bicycle racks. Details of all amenities are included with this DSP submission. The site fixtures
will be accessible, functional, constructed of durable high-quality material, and attractive, which
will enhance the site for future residents.

(7) Grading.
(A) Grading should be performed to minimize disruption to existing
topography and other natural and cultural resources on the site and on
adjacent sites.

COMMENT: All grading and landscaping proposed will help to soften the overall appearance of
improvements once constructed. To the fullest extent possible, all grading will be designed to
minimize disruption to the existing topography. Additionally, an approved stormwater
management (SWM) concept plan and letter (Case No. 27161-2022-00) was submitted with this
DSP. The approved plan shows the use of 12 micro-bioretention areas and an underground facility
beneath the proposed parking lot to meet stormwater quality and quantity discharge requirements.

(8) Service Areas.
(A) Service areas should be accessible, but unobtrusive.

13
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COMMENT: No service areas are proposed with DSP-22017.

(9) Public Spaces.
(A) A public space system should be provided to enhance a large-scale
commercial, mixed-use, or multifamily development.

COMMENT: The overall building massing and attention to scale for this project, which is
residential in nature, will help create public areas that will be convenient to the residents.
Recreational amenities will be located to the rear of the multifamily building, where the area is
easily accessible to residents while being shielded from circulating vehicular traffic. The proposed
amenities include seating areas, a dog park, and a garden area complete with garden beds and
benches. Sidewalks will be located around the multifamily building to safely circulate residents to
and from the various areas of the site.

(10) Architecture.
(A) When architectural considerations are referenced for review, the
Conceptual Site Plan should include a statement as to how the
architecture of the buildings will provide a variety of building forms,
with a unified, harmonious use of materials and styles.
(B) The guidelines shall only be used in keeping with the character and
purpose of the proposed type of development and the specific zone in
which it is to be located.
(C) These guidelines may be modified in accordance with Section 27-
2717.

COMMENT: The architectural design of the multifamily building is contemporary, with a flat
roof. Architectural features used for the building are comprised of a complementary mix of
materials and colors. The front fagade of the building features a canopy over the main building
entrance, not only reinforcing the building entrance but also providing shelter from the rain and
sun. Additional building articulation is achieved through roof height variations, material changes,
and building recesses. The variety of architectural details, materials, and features are demonstrated
on the submitted elevations.

(11) Townhouses and three-family dwellings.

(A) Open space areas, particularly areas separating the rears of
buildings containing townhouses, should retain, to the extent possible,
single or small groups of mature trees. In areas where trees are not
proposed to be retained, the applicant shall demonstrate to the
satisfaction of the Planning Board or the District Council, as applicable,
that specific site conditions warrant the clearing of the area.
Preservation of individual trees should take into account the viability
of the trees after the development of the site.

(B) Groups of townhouses should not be arranged on curving streets
in long, linear strips. Where feasible, groups of townhouses should be
at right angles to each other, and should facilitate a courtyard design.
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In a more urban environment, consideration should be given to
fronting the units on roadways.

(C) Recreational facilities should be separated from dwelling units
through techniques such as buffering, differences in grade, or
preservation of existing trees. The rears of buildings, in particular,
should be buffered from recreational facilities.

(D) To convey the individuality of each unit, the design of abutting
units should avoid the use of repetitive architectural elements and
should employ a variety of architectural features and designs such as
roofline, window and door treatments, projections, colors, and
materials. In lieu of this individuality guideline, creative or innovative
product design may be utilized.

(E) To the extent feasible, the rears of townhouses should be buffered
from public rights-of-way and parking lots. Each application shall
include a visual mitigation plan that identifies effective buffers between
the rears of townhouses abutting public rights-of-way and parking lots.
Where there are no existing trees, or the retention of existing vegetation
is not practicable, landscaping, berming, fencing, or a combination of
these techniques may be used. Alternatively, the applicant may
consider designing the rears of townhouse buildings such that they have
similar features to the fronts, such as reverse gables, bay windows,
shutters, or trim.

F) Attention should be given to the aesthetic appearance of the offsets
of buildings.

COMMENT: Not applicable. No townhouses or three-family dwellings are proposed.

VL. CB-69-2020 REQUIREMENTS

On November 17, 2020, the District Council approved CB-69-2020 for the purpose of
permitting multifamily dwellings in the prior R-55 Zone under certain specified circumstances,
which are met on the subject site. CB-69-2020 added Footnote 141 to Section 27-441(b) of the
Prior Zoning Ordinance, as depicted below.

Sec. 27-441(b) — Footnote 141
Notwithstanding any other provisions of this Subtitle, multifamily dwellings are a permitted
use in the R-55 Zone provided:
(a) The use is located on property that has a minimum of nine (9) acres and a
maximum of twelve (12) acres;

COMMENT: The subject property has a gross tract area of 9.51 acres. This criterion is met.

(b) The Property adjoins property owned by the Board of Education of Prince
George's County;
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COMMENT: The property adjoins the Rosa L. Parks Elementary school to the southeast (Tax
Map 41 Grid D2 Parcel 55), which is owned by the Board of Education of Prince George’s County.
This criterion is met.

(c) The use is located on property within one mile radius of a Metro station platform;
and

COMMENT: The property is approximately 0.9 mile from the Hyattsville Crossing metro station
and approximately 0.8 mile from the West Hyattsville metro station. This criterion is met.

(d) A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of
this Subtitle. Regulations concerning the net lot area, lot coverage and green area,
lot/width frontage, yards, building height, density, accessory buildings, minimum
area for development, and other requirements of the R-55 Zone shall not apply.
All regulations for the R-18 Zone set forth in Section 27-442 shall apply, except if
the multifamily housing is constructed with Low-Income Housing Tax Credits,
the maximum density shall be forty (40) dwelling units per acre and the maximum
height shall be one hundred ten (110) feet. All other regulations shall be those
approved by the Planning Board or District Council pursuant to Part 3, Division
9 of this Subtitle.

COMMENT: The subject application is being filed in conformance with this requirement. The
multifamily building is to be constructed with low-income housing tax credits. The proposed
density is 35 dwelling units per acre and the proposed maximum height is 55-feet. Additional
regulations are provided in general note nos. 25 and 26 on the coversheet of the Detailed Site Plan.
Specifically, during the October 8, 2020, Committee of the Whole meeting on CB-69-2020, a
proposed Draft-2A was discussed and ultimately unanimously voted out of COW 10-0. Among
other edits to CB-69-2020, language was added to the footnote to ensure that the applicable R-18
Zone regulation would apply “except if the multifamily housing is constructed with Low-Income
Housing Tax Credits,” and since this development is utilizing Low-Income Housing Tax Credits,
the bulk regulations of the R-18 Zone are not applicable. This exception was purposeful to
incentivize affordable housing and redevelopment, as the sponsor of the bill stated, in order to
“allow for a mixed income building to be located near a Metro station and school that will be
transformative for the individuals who reside there and also add value to the entire West Hyattsville
community.”

VII.  PURPOSES OF THE R-55 ZONE

Sec. 27-430. R-55 Zone
(e) Purposes.

1) The purposes of the R-55 Zone are:
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(A) To provide for and encourage variation in the size, shape, and
width of one-family detached residential subdivision lots, in
order to better utilize the natural terrain;

(B) To facilitate the planning of higher density one-family
residential developments with small lots and dwellings of
various sizes and styles;

(C) To encourage the preservation of trees and open spaces; and

(D) To prevent soil erosion and stream valley flooding.

COMMENT: The property is split-zoned between the prior R-55 and R-35 Zones, and the portion
of the property which is to be developed is entirely within the R-55 Zone along Ager Road. There
are no other multifamily developments in the immediate area, and the proposed development will
broaden the range of housing types available in the neighborhood.

The on-site environmental features and additional landscaping will serve as a suitable
buffer between the project and adjacent residential development. There is an existing stream on-
site that is part of the Northwest Branch Stream Valley. The project will retain and restore most of
the regulated floodplain and woodlands on-site, the majority of which is to be conveyed for
preservation and protection. The Applicant is proposing to convey approximately 3.77 acres of
stream valley parkland. Additionally, an approved SWM plan was submitted with this application
demonstrating the project will meet stormwater quality and quantity discharge requirements.
Furthermore, and notwithstanding, it is important to note that the regulations and other
requirements of the R-55 Zone shall not apply.

VIII. GENERAL CRITERIA FOR APPROVAL FOR A DEPARTURE FROM DESIGN
STANDARDS

Section 27-558(a) of the prior Zoning Ordinance requires nonparallel standard parking
spaces to be 9.5-feet by 19.0-feet. A Departure from Design Standards (DDS-24003) is requested
for the Herman Multifamily Apartments development to reduce the size of the standard nonparallel
parking spaces from 9.5-feet by 19.0-feet to 9.0-feet by 18.0-feet. The Applicant is providing a
total of 223 parking spaces to serve the residential multifamily use, consisting of ten (10) handicap
accessible surface parking spaces, seventy-four (74) compact spaces,' and one hundred and thirty-
nine(139) standard parking spaces. For the standard 139 parking spaces, the Applicant is proposing
spaces that measure 9.0-feet by 18.0-feet. It is the Applicant’s experience that spaces of this size
will adequately serve the proposed residential multifamily development. Indeed, this contention is
supported by the fact that other neighboring jurisdictions require parking dimensions similar to
what the Applicant is proposing here. Those jurisdictions include:

. Montgomery County: 8.5 x 18’ for a standard perpendicular parking space (Sec. 5-E-
2.22(b));
. Calvert County: 9.0° x 18’ for a standard parking space (Sec. 6-3.01.C);

! Section 27-559(a) allows up to one-third (1/3) of the required number of parking spaces in any parking lot to be
compact car spaces.
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. Charles County: 9.0’ x 18’ for a standard parking space (Sec. 297-336(A));

. Anne Arundel County: 9.0’ x 16’ for a standard parking space (Sec. 17-6-602);

. Frederick County: 9.0° x 18’ for standard perpendicular parking space (Sec. 1-19-
6.220; and

. St. Mary’s County: 9.0° x 18’ for standard perpendicular parking space (Sec. 64.7).

Additionally, the current Prince George’s County Zoning Ordinance includes parking
dimensions that align with the Applicant’s request. Pursuant to Section 27-6306(a), the minimal
dimensional standards for parking spaces at 90 degrees is 9-feet x 18-feet. By requesting a similar
parking space standard, the Applicant is furthering one of the County’s parking goals which is to
“provide for adequate off-street parking and loading while supporting transit-oriented
development and walkable areas in appropriate locations, and allowing the flexibility needed to
accommodate alternative parking solutions (Sec. 27-6301).”

Sec. 27-587. - Departures from Design Standards.

(a) Authorization.

(1) In order to accomplish the purposes of this Part, the Design Standards
(Division 2, Subdivision 2; and Division 3, Subdivision 2) shall normally be
complied with. A departure from these Design Standards may be permitted by
the Planning Board or Planning Director, or by a municipality if this authority
has been delegated by the District Council to a Municipal Corporation or
through the establishment of a Revitalization Overlay District.

(2) The Planning Board is authorized to approve departures from Design
Standards in this Part, under procedures and requirements in Part 3, Division
5.

COMMENT: Section 27-239.01 of Part 3, Division 5, provides, among other things, the required
findings to approve a Departure from Design Standards.

Section 27-239.01. Departure from Design Standards.

(b) Procedures.
@) Required findings.

(A) In order for the Planning Board to grant the departure, it shall make the
following findings:

(i) The purposes of this Subtitle will be equally well or better served by the
applicant's proposal;

COMMENT: Generally, the purposes set forth in Subtitle 27 are to protect the health, safety and
welfare of the residents and workers in Prince George’s County. The purposes of this Subtitle will
be equally or better served by the Applicant’s proposal to reduce the size of the standard parking
spaces. The site will provide increased and attractive landscaping, an efficient parking design, safe
on-site circulation, parkland dedication, and stormwater management techniques that currently do
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not exist on the property. The departure will not negatively impact adjacent land or uses. The
property is split-zoned between the former R-55 and R-35 Zones, and the Applicant is proposing
to convey approximately 3.77 acres of stream valley parkland, which encompasses majority of the
area zoned R-35. With these elements, the departure from the size of standard parking spaces
promotes the development of a compact multifamily development by making efficient use of the
available land area, while still allowing for proper on-site circulation. Therefore, the Applicant
contends that the purposes of Subtitle 27 will be equally well or better served by the Applicant’s
proposal. Moreover, it is worth noting that with the adoption of the Countywide Map Amendment
(“CMA?”)), the current Zoning Ordinance for Prince George’s County requires 90° angled parking
to be 9.0° x 18”. This adopted standard is consistent with the Applicant’s proposal. In addition,
the Applicant’s request is consistent with the standards required by neighboring jurisdictions as
follows:

e Montgomery County: 8.5° x 18" for a standard perpendicular parking space (Sec. 5-E-
2.22(b));

Calvert County: 9.0° x 18.0° for a standard parking space (Sec. 6-3.01.C.);

Charles County: 9.0’ x 18.0° for a standard parking space (Sec. 297-336(A)); and

Anne Arundel County: 9.0’ x 16.0° for a standard parking space (Sec. 17-6-602).
Frederick County: 9.0° x 18’ for standard perpendicular parking space (Sec. 1-19-6.220;
and

e St. Mary’s County: 9.0° x 18’ for standard perpendicular parking space (Sec. 64.7)

With that said, the specific purposes of Subtitle 27 contained in Section 27-102 of the
Zoning Ordinance are as follows:

(a) The purposes of the Zoning Ordinance are:

1. To protect and promote the health, safety, morals, comfort, convenience, and
welfare of the present and future inhabitants of the County;

COMMENT: The proposed departure will promote the health, safety, morals, comfort,
convenience, and welfare of the present and future inhabitants of the County by ensuring that
current and future residents have a quality development in which to reside. The departure from the
size of standard parking spaces promotes the development of a compact multifamily development
by making efficient use of the available area, while preserving on site natural features. Simply
stated, the strict application of the standard would unnecessarily result in the loss in the total
number of parking spaces offered to future residents and their guests. Granting the requested
departure will in fact protect the health, safety, morals, comfort, convenience, and welfare of the
present and future inhabitants of the County. The spaces which are dimensioned at 9-feet x 18-feet
will be more than sufficient in size to adequately park cars, as demonstrated by the fact that many
surrounding jurisdictions, as well as the Zoning Ordinance, require parking spaces to be 9-feet x
18-feet.

2. To implement the General Plan, Area Master Plans, and Functional Master
Plans;
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COMMENT: The requested departure will ensure that the overall Herman Multifamily project
meets the goals of the applicable Master Plan by promoting a sustainable pattern of development
that encourages context sensitive development. Due to the protection and preservation of on-site
environmental features, the departure allows for the Applicant to maximize the building envelope
within a limited development area, while still providing a sufficient number of parking spaces for
future residents and visitors.

Plan 2035 classifies the property in the Established Communities. The vision for this
community is context-sensitive infill and low-to medium-density development. Plan 2035
recommends maintaining and enhancing existing public services, facilities, and infrastructure to
ensure that the needs of residents are met, which will be accomplished with the proposed
development.

The subject site is within the Northwest Branch of the Anacostia River as identified in the
2017 Green Infrastructure Plan: A Countywide Functional Master Plan (“Green Infrastructure
Plan”). According to the Green Infrastructure Plan, the site contains regulated environmental
features, which are comprised of the existing stream that is centrally located on-site and its
associated 100-year floodplain. The Green Infrastructure Plan contains several goals, in which the
proposed development achieves, such as the following (page 23):

e Preserving, enhancing, and/or restoring an interconnected network of
significant countywide environmental features that retains ecological
functions and improves water quality.

¢ Increasing connectivity of built and natural green spaces.

e Improving overall human health by providing equitable access to connected
open and green spaces throughout the County.

The development will retain and restore most of the regulated floodplain and woodlands
on-site, majority of which is to be conveyed as parkland dedication for protection and preservation.
The existing connectivity of the on-site stream valley habitat to off-site areas will be enhanced
through afforestation and the addition of stormwater management to the site.

Additionally, the project is subject to the provisions of Council Bill CB-69-2020, which
was adopted by the County Council on November 17, 2020. This Council Bill amended Section
27-441 of the prior Zoning Ordinance to permit multifamily dwellings in the prior R-55 Zone
subject to certain criteria, all of which are met by the subject site (see supra).

3. To promote the conservation, creation, and expansion of communities that will
be developed with adequate public facilities;

COMMENT: The Herman Multifamily Apartment project was tested for adequate public facilities
through the approval of PPS 4-22012. The analysis provided with the approved Certificate of
Adequacy ADQ-2022-028 determined that, pursuant to adopted tests and standards, public safety
facilities are adequate to serve the development. Furthermore, Section 24-122.01(b)(1) of the prior
Subdivision Regulations states that the location of the property within the appropriate service area
of the Ten-Year Water and Sewerage Plan is deemed sufficient evidence of the immediate or
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planned availability of public water and sewerage. The 2018 Water and Sewer Plan placed this
property in Water and Sewer Category 3, Community System (PGCPB Resolution No.2024-005
atp. 19).

The site is convenient to public and private service facilities such as the abutting Rosa L.
Parks Elementary School and Heurich Park, and nearby commercial development. Development
of the site will not impact the space available for new or expanding facilities needed to support an
increase in residents to the area. The site is also within immediate proximity of existing bus stops
located along Ager Road.

4. To guide the orderly growth and development of the County, while recognizing
the needs of agriculture, housing, industry, and business;

COMMENT: The departure will assist in the orderly development of the County by ensuring that
the site can be developed in a manner consistent with the purposes and development guidelines of
the R-55 Zone, as amended by CB-69-2020. The reduction to the standard parking space sizes will
ensure that the subject property is developed in a compact and efficient manner as designed with
the submitted Detailed Site Plan.

S. To provide adequate light, air, and privacy;

COMMENT: This proposal complies with this requirement since it calls for compliance with the
2010 Prince George’s County Landscape Manual, in which ample landscape buffering will be
provided throughout the site to provide screening and privacy. Lighting will also be installed
throughout the site to provide residents with a bright, safe atmosphere while not causing a glare
onto adjoining properties. The proposed departure will in no way affect the adequacy of light, air,
or privacy.

6. To promote the most beneficial relationship between the uses of land and
buildings and protect landowners from adverse impacts of adjoining
development;

COMMENT: Northeast of the site are single-family detached dwellings, southeast of the site are
Heurich Park and the Rosa L. Parks Elementary School, and northwest of the site is the Ager Road
Methodist Church. Northern and northeastern portions of the property have frontages on 23rd
Avenue, Rittenhouse Street, and 24th place. However, these areas are encumbered with
environmental features, and no access to the proposed development will be provided from these
streets. The proposed departure will promote the most beneficial relationship between the uses of
land and buildings, while protecting future residents and visitors from adverse impacts of adjoining
developments.

The development of the subject property with a modern multifamily residential
development will have a beneficial impact upon the adjoining land uses by complementing the
residential character of the neighborhood. Moreover, the small reduction to the standard parking
space sizes will facilitate the ability to provide a sufficient number of parking spaces, which will
ensure that the development meets the ultimate parking demand for the site. This in turn will
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ensure that parking associated with the multifamily development will not negatively impact the
surrounding community.

7. To protect the County from fire, flood, panic, and other dangers;

COMMENT: The proposed departure will in no way diminish the County’s ability to protect
against fire, flood, panic, and other dangers.

8. To provide sound, sanitary housing in a suitable and healthy living
environment within the economic reach of all County residents;

COMMENT: The proposed development will be constructed with low-income housing tax credits
creating modern housing that will provide a sound, sanitary, and healthy living environment.
Additionally, there are no other multifamily developments in the immediate area; therefore, the
development will broaden the range of housing types available in the area for County residents.

0. To encourage economic development activities that provide desirable
employment and a broad, protected tax base;

COMMENT: Although this purpose does not specifically apply to the proposed residential use,
the development of the subject property will broaden and protect the County tax base.

10. To prevent the overcrowding of land,;

COMMENT: The detailed site plan and landscape plan submitted in conjunction with this
application, demonstrate that the site has been designed, to the fullest extent practical, to develop
the site with a sufficient number of parking spaces. Ample room for the safe internal flow of
vehicles and pedestrians is provided, while prioritizing the preservation of the natural on-site
environmental features.

11. To lessen the danger and congestion of traffic on the streets, and to insure the
continued usefulness of all elements of the transportation system for their
planned functions;

COMMENT: The proposed departure will in no way contribute to the congestion of traffic on the
streets but will lessen congestion and/or potential off-site impacts by providing a sufficient amount
of on-site parking spaces necessary for the size of the project. That is, instead of the residents and
guests having to park on nearby roads, the site has been designed to accommodate all resident and
guest parking on-site.

Additionally, access to the multifamily building will only be from Ager Road, an arterial
roadway. Ager Road currently features existing sidewalks and bike lanes that will link residents
of the site to nearby community facilities and employment areas. The Northwest Branch trail is
also accessible from the site. The reduction to the standard parking space sizes will ensure that the
subject property is developed in a compact and efficient manner.
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12. To insure the social and economic stability of all parts of the County;

COMMENT: The departure is needed to ensure that the proposed development of this now
undeveloped property can be achieved. This proposal complies with this requirement since the
Applicant’s financial investment in the subject property demonstrates its confidence in this
growing community, and its expertise and experience in facilitating adequate parking for its
residents and guests at the sizes proposed.

13. To protect against undue noise, and air and water pollution, and to encourage
the preservation of stream valleys, steep slopes, lands of natural beauty, dense
forests, scenic vistas, and other similar features;

COMMENT: The departure will not diminish the ability to protect against undue noise, air, and
water pollution. The departure does not impact stream valleys, steep slopes, lands of natural
beauty, dense forests, scenic vistas, or other similar features. The development is designed to
lessen the impact to the regulated environmental features as well as to preserve the forested areas.
The Applicant is proposing to convey approximately 3.77 acres of stream valley parkland. The
land to be dedicated encompasses majority of the on-site stream, existing trees along the stream
bank, majority of the on-site floodplain, and a reforestation area north of the stream.

14. To provide open space to protect scenic beauty and natural features of the
County, as well as to provide recreational space; and

COMMENT: The preserved on-site environmental features and the additional landscaping will
provide privacy, screening, and scenic beauty for the residents while servings as a suitable buffer
between the project and adjacent residential development. Recreational facilities for residents will
be located to the north of the multifamily building to include seating, gathering areas, a dog park,
and a community gardening area. Additionally, the site is contiguous to Heurich Park to the east
which features a variety of recreational amenities for the community.

15. To protect and conserve the agricultural industry and natural resources.
COMMENT: This purpose does not apply.

In addition to the purposes set forth in Section 27-102(a), Section 27-239.01(b)(7)(A) goes
on to require that the Applicant demonstrate the following:

(ii) The departure is the minimum necessary, given the specific circumstances of the
request;

COMMENT: The total gross acreage of the site is 9.51 acres and over half of the site is
encumbered by 100-year floodplain (5.36 acres or approximately 56 percent). Additionally, 3.77
acres of the site is being preserved and protected for stream valley parkland dedication leaving a
more compact development area available for the proposed multifamily building. The reduction to
the parking space size of 9-feet by 18-feet is the minimum necessary to provide sufficient/adequate
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parking to serve the 145 multifamily residential units, while also preserving the environmental
features of the site.

(iii) The departure is necessary in order to alleviate circumstances which are unique
to the site or prevalent in areas of the County developed prior to November 29,
1949;

COMMENT: In order to adequately provide sufficient parking for 145 multifamily units, along
with providing the 4.3 Interior Planting requirements in the Landscape Manual and preserving
approximately 3.77 acres of stream valley parkland dedication area, a departure from the standard
parking space size is necessary to accommodate the number of parking spaces required. The
required number of parking spaces is 222, and the Applicant is providing 223 parking spaces along
with 1 loading space. Ultimately, the approval of the requested departure is not only to the benefit
of the future residents of the multifamily development, but also to the benefit of the surrounding
neighborhood since it will facilitate sufficient parking spaces on-site for the 145 multifamily
residences. This will ensure off-site parking does not occur within the adjacent residential
neighborhoods.

(iv)  The departure will not impair the visual, functional, or environmental quality
or integrity of the site or of the surrounding neighborhood.

COMMENT: The requested departure to the standard parking space size will not impair the
visual, functional, or environmental quality or integrity of the site or surrounding neighborhood.
The reduced standard parking space size would allow the parking required by the prior Zoning
Ordinance to be entirely located on the multifamily parcel. This results in more parking spaces on-
site, which will not be detrimental to the general neighborhood due to the fact that the multifamily
residents and visitors will not need to look for other areas to park, such as on-street parking.
Moreover, the departure ensures that the Applicant is able to accommodate the required planting
requirements in the Landscape Manual.

(B) For a departure from a standard contained in the Landscape Manual, the
Planning Board shall find, in addition to the requirements in paragraph (7)(A),
above, that there is no feasible proposal for alternative compliance, as defined in
the Landscape Manual, which would exhibit equally effective design
characteristics.

COMMENT: DDS-24003 is not for a departure from a standard of the Landscape Manual. This
finding does not apply.

Based on the foregoing, the Applicant contends that the criteria for the requested departure
are met.

IX. PARKLAND DEDICATION/PRIVATE RECREATIONAL FACILITIES
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As stated previously, the Applicant is conveying approximately 3.77 acres of stream valley
parkland, which will encompass majority of the on-site stream and floodplain area.
Additional site amenities include an outdoor recreational site located to the north of the
multifamily building. The recreational area will include benches, pergolas, a garden area
with plant beds, and a fenced dog park complete with a pet waste disposal station.

X. CONCLUSION

Based on the foregoing, as well as all of the development plans filed in conjunction with
this application, the Applicant respectfully requests the approval of DSP-22017 and DDS-24003.

Respectfully submitted,

oy, O e O

Matthew C. Tedesco, Esq.

=1 . i A
Dlsmantyue Faldat—

Dominique A. Lockhart, AICP

By:

Date: August 28, 2025

25

DSP-22017_Backup 25 of 186



i LANDTECH

ORPORATION
April 21, 2025

Maryland-National Capital Park
And Planning Commission
Urban Design Section
Development Review Division
1616 McCormick Drive

Largo, Maryland 20774

RE: Statement of Justification for
Alternative Compliance to Section 4.6
of the Prince George’s County
Landscape Manual, Buffering
Development from Streets

Detailed Site Plan DSP-22017
Landtech Project No. 521040

Dear Reviewer:

The above referenced Detailed Site Plan is currently under review by the Maryland -National
Capital Planning Commission for the property known as The Mount Zion Pentecostal
Church/The Herman Multi-Family Apartments. The Preliminary Plan was approved by the
Prince George’s County Planning Board on January 18, 2024 for the development of 145 100%
affordable apartments and associated infrastructure. The property is located at 6203 Ager Road,
which is on the east side of Ager Road, approximately 625 feet southwest of the intersection of
Ager Road and 23 RD Avenue in Hyattsville, Maryland. It is located within the Developed Tier
of Prince George’s County. The Preliminary Plan 4-22012 and TCP 1-015-2023 for The
Herman Apartments were certified on October 16, 2024.

Ager Road is classified as an arterial roadway which requires a 50-foot landscape buffer along
the adjacent property frontage per Section 4.6 of the Landscape Manual. The Herman
Apartment property has approximately 429.5 linear feet of frontage along Ager Road. In this
area, Ager Road is a 4-lane divided highway with 5-foot bike lanes along both the east and west
travel lanes. The development requires a left turn lane from Ager Road into the entrance of the
site.

The property was originally processed by the Mount Zion Pentecostal Church for the
construction of a church and associated infrastructure. Previous approvals for that project
include a Preliminary Plan 4-04089, a TCP 1/046/02, TCP 2/106/05 and a record Plat 5-05120
recorded on May 31, 2005 in Plat Book REP 206, Book 83.

The applicant of The Herman Apartments development is respectfully requesting Alternative
Compliance from Section 4.6 of the 2010 Prince George’s County Landscape Manual, Buffering
Development from Streets. This letter of Justification provides an explanation demonstrating
how the request satisfies the requirements of Section 1.3, Alternative Compliance of the
Landscape Manual specifically Sections 1.3 (a) (1) topography, soil, vegetation or other site
conditions are such that full compliance with the requirements is impossible or impractical:
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improved environmental quality would result from the alternative compliance and Section 1.3
(a) (2) Space Limitations, unusually shaped lots.

The entire property is 9.51 acres. The net developable outside of the PMA is 4.15 acres. The
rear of the site is encumbered with approximately 5.36 acres of area within the PMA which
includes the floodplain approved by Prince George’s County Department of Permitting,
Inspections and Enforcement, stream and stream buffer and two isolated areas of wetlands.
The property consists of two zoning categories, RSF-A (R-35) and RSF-65 (R-55). This
developer is opting to process the project under the old zoning ordinance therefore the R-35
and R-55 zoning categories. The R-35 is approximately 3.81 acres and is located entirely within
the PMA portion of the site. The R-55 zone is approximately 5.70 acres, of which 1.56 acres of
this zone is located within the PMA.

The proposed density for this project is in accordance with Section 24-441 (b) footnote 141 of
the Prior Zoning Ordinance which states,” All regulations for the R-18 Zone set forth in Section
27-42 shall apply except if the multifamily housing is constructed with low-income housing tax
credits, the maximum density shall be forty (40) dwelling units per acre and the maximum height
shall be 110 feet. All other regulations shall be those approved by the Planning Board or District
Council pursuant to Part 3, Division 9 of this subtitle.

The final approval of the Preliminary Plan included the requirement to dedicate 3.77 acres of the
PMA area to the Maryland National Capital Park and Planning Commission, Parks and
Recreation Division. They have agreed to allow the developer to provide 0.74 acres of
reforestation/afforestation within their dedicated portion of the property. The net developable
area of 4.15 acres and the remaining 5.36 acres included in the environmentally sensitive area
greatly reduce the development potential of this property.

Alternative Compliance for the 50-foot buffer was discussed early on with representatives of
MNCPPC as it was indicated by the developer that in combination of the land encumbered with
the environmental features and the requirement of a 50-foot buffer along the frontage of the
property with Ager Road, approximately 22-25 of the 145 apartment units would be lost due to a
loss in the parking areas along the frontage of Ager Road. The loss of this many units would
make the project not financially feasible and there is a public need for this type of development
in this area.

It was noted that according to 4.7-3 (F) Buffer Yard Types, for properties located in the
Developed Tier and/or a Center or Corridor Node, except for those adjoining existing
residentially developed lots, the requirements may be reduced up to fifty percent (50%)
(including the number of plant units, setback, and landscape yard), if a six (6) foot high, opaque
fence or wall is located within the buffer yard. The wall or fence must provide the maximum
concealment.

Further discussion was held with MNCPPC and it was suggested that if the developer provided
more than 50% of the buffer requirements in plant units plus additional buffering such as a sight
tight board fence and/or masonry wall, it was conceivable that AC could be approved.

The Section 4.6 (c )(B (i) of the Prince George’s County Landscape buffer requirement for
arterial roadways includes 6 shade trees, 16 evergreen trees and 30 scrubs for every 100 linear
feet of road frontage. The linear feet of landscape strip along Ager Road minus the entrance is
approximately 392 feet. A 25-foot-wide landscape buffer has been prepared that includes 24
shade trees, 65 evergreen trees and 129 shrubs. 6 extra plant units, 1 evergreen tree and 9
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additional shrubs, are also included for Alternative Compliance. In addition, 240 linear feet of
sight tight board fence is proposed throughout the landscape buffer as highlighted in green on
Exhibit 1.

As noted, the 50-foot landscape buffer along arterial roadways is also a requirement to help
buffer noise from traffic especially for residential developments. A type | noise study was
reviewed and approved as part of the Preliminary Plan process for this development. The study
was completed by Sullivan Environmental Consulting, Inc., and the Executive Summary states
the following: “The results of all three monitors recording sound for a typical work day and night
with typical weather conditions (recording every 5 seconds) produced average dBA decibel
readings below 50 decibels for both daytime and nighttime which is under the standards for the
residential nighttime standard of 55 decibels in the county that the study took place.”

CONCLUSION:

Based on the reason set forth above, the Applicant, Community Housing Initiative and the
owners of the property, Mt. Zion Pentecostal Church of Washington D.C. Inc, respectfully

request approval of Alternative Compliance to Section 4.6 of the Landscape Manual which
requires a 50-foot landscape buffer along the property frontage with an arterial roadway.

Please review this letter and Exhibit 1 and if you have any questions, please feel free to call or
email me.

(//m( /o oun

erly Morgan
PreSIdent Land Development

201 Defense Highway, Suite 200 « Annapolis, MD 21401
Office (443) 274-3232 »
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SECOND AMENDED STATEMENT OF JUSTIFICATION

APPLICANT:

OWNER:

ATTORNEY/

CORRESPONDENT:

CIVIL ENGINEER:

REQUEST:

Variance
The Herman Multifamily Apartments

Community Housing Initiative
Attn: Patrick Byrne

1123 Ormond Court

McLean, Virginia 22101

(713) 556-9569

Mount Zion Pentecostal Church of Washington, D.C., Inc.
Attn: Pastor Orin Boyd, Jr.

1112 N Street NW

Washington, DC 20005

(713) 702-2169

Matthew C. Tedesco, Esq.
Carly H. Landolfi, Esq.
Dominique Lockhart, AICP
McNamee Hosea, P.A.
6404 Ivy Lane, Suite 820
Greenbelt, Maryland 20770
(301) 441-2420 Voice
(301) 982-9450 Fax
mtedesco@mbhlawyers.com
clandolfi@mhlawyers.com
dlockhart@mbhlawyers.com

The Landtech Corporation

Attn.: Kimberly Morgan

201 Defense Highway, Suite 200
Annapolis, Maryland 21401
(443) 274-3232 Voice

(443) 274-3233 Fax

Variances from Section 27-442(c) of the prior Zoning
Ordinance to permit a 22% increase in the maximum lot
coverage percentage from 40% to 62%, and permit a 22%
decrease in the minimum green area percentage allowed
from 60% to 38%.

L DESCRIPTION OF PROPERTY
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1. Address —6203 Ager Road, Hyattsville, Maryland 20782.

2. Location —North side of Ager Road, approximately 2,500 feet southeast of its
intersection with MD Route 410 (East-West Highway).

3. Proposed Use — Approximately 145 multifamily dwelling units.
4. Incorporated Area — None.

5. Council District — 2.

6. Election District — 17.

7. Existing Parcel — Parcel A.

8. Total Area—9.51 acres.

0. Incorporated Area — None.

10. Tax Map/Grid — 41-D2.

11. Zone(s) — RSF-65 and RSF-A (Prior: R-55 and R-35).

12. Zoning Map —208NEO02.

II. NATURE OF REQUEST

Community Housing Initiative (hereinafter the “Applicant™) is seeking a variance to the lot
coverage and green area regulations in the prior Zoning Ordinance. The utilization of the prior
Zoning Ordinance is provided in this Statement of Justification as well as in the Statement of
Justification in support of Detailed Site Plan DSP-22017 and is further incorporated herein by
reference. The variance will help to facilitate the opportunity for redevelopment of the site for the
proposed affordable multifamily development. The applicant submits this request despite the
applicant’s position that such a variance was not required pursuant to Footnote 141(d) in Section
27-441(b) of the prior Zoning Ordinance, since Draft 2A of CB-069-2020 (adopted by the District
Council on November 17, 2020) was amended in Committee of the Whole to ensure that the
applicable R-18 Zone regulations would apply “except if the multifamily housing is constructed
with Low-Income Housing Tax Credits.”! Since the proposed development intends to be

! As provided in CB-069-2020:

A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of this Subtitle.
Regulations concerning the net lot area, lot coverage, and green area/lot/width frontage, yards,
building height, density, accessory buildings, minimum area for development, and other
requirements of the R-55 Zone shall not apply. All regulations for the R-18 Zone set forth in Section
27-442 shall apply, except if the multifamily housing is constructed with Low-Income Housing Tax

2
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constructed with Low-Income Housing Tax Credits, as the sponsor of CB-069-2020 stated, in
order to “allow for a mixed income building to be located near a Metro station and school that will
be transformative for the individuals who reside there and also add value to the entire West
Hyattsville community[,]” the applicant contends that the R-18 Zone regulations did not apply.
However, since the interpretation of Footnote 141(d) is in dispute, the Applicant requests a
variance from Section 27-442(c), Table II, of the prior Zoning Ordinance. That section provides
that the maximum lot coverage percentage allowed is 40%, and the minimum green area
percentage allowed is 60%. The Applicant is requesting to increase the maximum lot coverage
percentage from 40% to 62%, and decrease the minimum green area percentage allowed from 60%
to 38%. In support of this request, the applicant offers the following.

II1. APPLICANT’S PROPOSAL

Legally identified as Parcel A (recorded in Plat Book REP 206 at Plat No. 83 among the
Land Records for Prince George’s County), the Property is comprised of approximately 9.51 acres.
There is an existing stream on-site that is part of the Northwest Branch Stream Valley, and 5.36
acres of the Subject Property is located in the 100-year floodplain. The site is currently improved
with several barns and sheds which are to be razed. With the companion Detailed Site Plan
application (DSP-22017), the Applicant proposes a residential development consisting of 145
affordable multifamily dwelling units. With a net acreage of 4.15 acres, this translates to a density
of 35 dwelling units per acre.

The Subject Property is split-zoned between the prior R-55 and R-35 Zones, and the portion
of the property which is to be developed is entirely within the R-55 Zone along Ager Road and
pursuant to CB-069-2020, the use is permitted.

Credits, the maximum density shall be forty (40) dwelling units per acre and the maximum height
shall be one hundred ten (110) feet. All other regulations shall be those approved by the Planning
Board or District Council pursuant to Part 3, Division 9 of this Subtitle.

The word “except” introduces a complete exception to the application of R-18 regulations. By its plain language,
once LIHTC financing is involved, the default R-18 standards no longer control. This reading is supported by the
bill’s legislative history, which confirm that the legislation contemplated increasing the maximum density to 40
dwelling units per acre and the maximum height of a multifamily dwelling in the R-55 Zone to 110 feet.

Accordingly, the Applicant maintains the position that a variance is not required under the language and the plain text
of Footnote 141(d), and submission of this application for a variance does not constitute waiver of this argument.

3
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PG Atlas Aerial Image

A Preliminary Plan of Subdivision (PPS) 4-22012 was approved for the Subject Property
by the Prince George’s Planning Board on January 18, 2024 (PGCPB No. 2024-005) subject to 15
conditions. The PPS was approved for two (2) parcels for development of multifamily dwelling
units.

Transitional Provisions

Section 27-1704(a) of the Zoning Ordinance provides, “development approvals or permits
of any type approved under the prior Zoning Ordinance or prior Subdivision Regulations prior to
April 1, 2022 remain valid for the period of time specified in the prior Zoning Ordinance or prior
Subdivision Regulations.” Section 27-1704(b) provides, “Unless the period of time under which
the development approval . . . remains valid expires, the project may proceed to the next steps in
the approval process . . . and continue to be reviewed and decided under the prior Zoning Ordinance
and prior Subdivision Regulations.” Moreover, Section 24-1704(b) of the Subdivision
Regulations provides, . . . until and unless the period of time under which the subdivision approval
remains valid expires, the project may proceed to the next steps in the approval process (including
any zoning steps that may be necessary) and continue to be reviewed and decided under the
Subdivision Regulations and Zoning Ordinance in effect immediately prior to the effective date of
the County Subdivision Regulations and Zoning Ordinance.” In this instance, Preliminary Plan of
Subdivision (PPS) 4-22012 was approved by the Planning Board on January 18, 2024, and PGCPB
No. 2024-005 was adopted on February 8, 2024. Consequently, PPS 4-22012 remains in a valid
state and is “grandfathered” pursuant to its review and approval under Section 24-1903(b) of the
Subdivision Regulations, which provides, “Once approved, development applications that utilize

4
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the prior Subdivision Regulations shall be considered ‘grandfathered’ and subject to the provisions
set forth in Section 24-1704 of this Subtitle.”

Thus, the subject request for a variance and the associated companion applications, DSP-
22017 and DDS-24003, are being filed pursuant to the prior Zoning Ordinance, and will be
reviewed pursuant to the regulations above. Accordingly, the project and property are subject to
the provisions of Council Bill CB-69-2020, which was adopted by the Prince George’s County
Council, Sitting as the District Council, on November 17, 2020. This council bill amended Section
27-441 of the prior Zoning Ordinance to permit multifamily dwellings in the prior R-55 Zone
subject to certain criteria, which are discussed herein.

IV.  COMMUNITY / MASTER PLAN CONFORMANCE

The Herman Multifamily Apartment development site consists of approximately 9.51 total
acres of land in the prior R-55 and R-35 Zones, located on the north side of Ager Road,
approximately 2,500 feet southeast of its intersection with MD 410 (East-West Highway).
Northeast of the site are semidetached dwellings in the prior R-35 Zone, with MD 410 (East-West
Highway) beyond. Southeast of the site is Heurich Park, in the prior R-O-S Zone, and the Rosa L.
Parks Elementary School, in the prior R-55 Zone. Southwest of the site is Ager Road, with single-
family detached dwellings in the prior R-55 Zone beyond. Northwest of the site is the Ager Road
Methodist Church, in the prior R-55 Zone, with single-family detached dwellings fronting on 23rd
Avenue. Additionally, northern and northeastern portions of the property, formerly within the R-
35 Zone, have frontages on 23rd Avenue, Rittenhouse Street, and 24th Place; however, these areas
of the Property are encumbered with environmental features that will be preserved, and no access
to the development will be provided from these streets.

The Subject Property is located in the 1989 Approved Master Plan for Langley Park-
College Park-Greenbelt and Vicinity (Master Plan), which recommends medium suburban and
low urban land uses on the subject property. The Master Plan is silent on a description of medium
suburban and low urban land use. Pursuant to Section 24-121(a)(5) of the prior Subdivision
Regulations, the PPS was not required to conform to the land use recommendations of the Master
Plan, because on November 17, 2020, the District Council approved CB-69-2020 for the purpose
of permitting multifamily dwellings in the prior R-55 Zone under certain specified circumstances.
This renders the relevant land use recommendations, within the Master Plan, no longer appropriate.
Since the adoption of the Master Plan in 2014, the County updated the General Plan known as
“Plan Prince George’s 2035” (Plan 2035), which placed the subject property in the Established
Communities Growth Policy Area and recommended a future land use of Residential Medium.
There are no other multifamily developments in the immediate area, and the proposed development
will broaden the range of housing types available in the neighborhood meeting the goals of the
Master Plan and Plan 2035.

V. CB-69-2020 REQUIREMENTS
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On November 17, 2020, the District Council approved CB-69-2020 for the purpose of
permitting multifamily dwellings in the prior R-55 Zone under certain specified circumstances.
Specifically, during the October 8, 2020, Committee of the Whole meeting on CB-69-2020, a
proposed Draft-2A was discussed and ultimately unanimously voted out of COW 10-0. Among
other edits to CB-69-2020, language was added to the footnote to ensure that the applicable R-18
Zone regulations would apply for multifamily housing unless constructed with low-income
housing tax credits. This exception was purposeful to incentivize affordable housing and
redevelopment, as the sponsor of the bill stated, in order to “allow for a mixed income building to
be located near a Metro station and schools that will be transformative for the individuals who
reside there and also add value to the entire West Hyattsville community.” CB-69-2020 added
Footnote 141 to Section 27-441(b) of the Prior Zoning Ordinance, as excerpted below. The
applicability of the R-18 Zone regulations is now in dispute causing the applicant to request the
variances herein.

Sec. 27-441(b) — Footnote 141

Notwithstanding any other provisions of this Subtitle, multifamily dwellings are a permitted
use in the R-55 Zone provided:
(a) The use is located on property that has a minimum of nine (9) acres and a
maximum of twelve (12) acres;

COMMENT: The subject property has a gross tract area of 9.51 acres. This criterion is met.

(b) The Property adjoins property owned by the Board of Education of Prince
George's County;

COMMENT: The property adjoins the Rosa L. Parks Elementary school to the southeast (Tax
Map 41 Grid D2 Parcel 55), which is owned by the Board of Education of Prince George’s County.
This criterion is met.

(c) The use is located on property within one mile radius of a Metro station platform;
and

COMMENT: The property is approximately 0.9 mile from the Hyattsville Crossing metro station
and approximately 0.8 mile from the West Hyattsville metro station. This criterion is met.

(d) A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of
this Subtitle. Regulations concerning the net lot area, lot coverage and green area,
lot/width frontage, yards, building height, density, accessory buildings, minimum
area for development, and other requirements of the R-55 Zone shall not apply.
All regulations for the R-18 Zone set forth in Section 27-442 shall apply, except if
the multifamily housing is constructed with Low-Income Housing Tax Credits,
the maximum density shall be forty (40) dwelling units per acre and the maximum
height shall be one hundred ten (110) feet. All other regulations shall be those
approved by the Planning Board or District Council pursuant to Part 3, Division
9 of this Subtitle.
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COMMENT: The multifamily building is to be constructed with low-income housing tax credits.
The proposed density is 35 dwelling units per acre and the proposed maximum height is 55-feet,
meeting the above criteria. The Applicant is requesting a variance from Section 27-442(c) of the
prior Zoning Ordinance to increase the maximum lot coverage percentage from 40% to 62%, and
decrease the minimum green area percentage allowed from 60% to 38%. Additional regulations
are provided in general note nos. 25 and 26 on the coversheet of the Detailed Site Plan.

VI.  VARIANCE REQUIREMENTS

The Applicant is requesting a variance from Section 27-442(c), Table II, of the prior
Zoning Ordinance. That section provides that the maximum lot coverage percentage allowed in
the prior R-18 Zone is 40%, and the minimum green area percentage allowed in the prior R-18
Zone 1s 60%. The Applicant is requesting to increase the maximum lot coverage percentage from
40% to 62%, and decrease the minimum green area percentage allowed from 60% to 38%. The
objective of this variance is to facilitate the opportunity for redevelopment of the site to allow
construction of the proposed affordable multifamily development as contemplated with CB-69-
2020 and PPS 4-22012. An area variance—as requested here—generally offers “administrative
relief . . . from the strict application of a particular development limitation in the zoning ordinance”
with regard to “area, height, density, setback, or sideline restrictions.” Maryland Reclamation
Assocs., Inc v. Harford County, 468 Md. 339, 401, n. 15 (2020). Consequently, a variance,
remains an attainable standard for relief. Indeed, the common purpose behind granting variances
is “a ‘safety valve’ to avoid the application of an otherwise valid zoning regulation in a manner
that could create an unconstitutional taking.” Maryland Reclamation Assocs., Inc v. Harford
County, 468 Md. 339, 401 (2020); Belvoir Farms Homeowners Ass’'n v. North, 355 Md. 259, 281
(1999); King v. Helfrich, 263 Md. App. 174 (2024). In other words, if a variance exists to prevent
unconstitutional or otherwise exceptional outcomes, a variance cannot be an illusory form of relief:
it must be obtainable when the facts warrant it. Pursuant to Section 27-230(a) of the prior Zoning
Ordinance, a variance may be granted when the Board of Appeals finds that:

(1) A specific parcel of land is physically unique and unusual in a manner different from
the nature of surrounding properties with respect to exceptional narrowness,
shallowness, shape, exceptional topographic conditions, or other extraordinary
conditions peculiar to the specific parcel (such as historical significance or
environmentally sensitive features);

COMMENT: The Applicant has defined the below area as the surrounding property area
boundary:

North: East-West Highway (MD 410)
South: Sligo Creek

East: Northwest Branch Anacostia River

DSP-22017_Backup 35 of 186



West: Riggs Road

This area was determined by considering the nearby geographic boundaries, and
identifying the neighboring natural features like rivers or hills, or man-made elements like major
roads, highways, and railroad tracks. The eastern and southern boundary is formed by Sligo Creek
and the Northwest Branch Anacostia River. These are two major environmental features which
significantly influence the character of a neighborhood at large. The northern and western
boundary is formed by East-West Highway and Riggs Road, which are both classified as arterial
roadways. The selected area is developed with a mix of residential, commercial, institutional, and
open spaces. This area also includes similarly zoned and situated parcels—R-55 properties along
Ager Road. The ROS property further east is owned by M-NCPPC and the applicant is required —
as a condition of approval to the PPS — to convey over 5 acres to M-NCPPC for parkland
dedication. This project will retain and restore most of the regulated floodplain and woodlands on-
site, the majority of which is to be conveyed to M-NCPPC for further protection and stewardship.
The existing connectivity off the on-site stream valley habitat through the site connecting off-site
areas has been maintained with this development, and will be enhanced through afforestation and
stormwater management.

Within the surrounding area, the Subject Property is the only post-floodplain regulations
property, not zoned ROS, that remains undeveloped. Based on aerial imagery, all other properties
that are flood-impacted were fully developed circa 1960s, prior to the enactment of CB-15-2011,
which established Subtitle 32: Water Resources Protection and Grading Code. Additionally, no
property within the surrounding area carry the same R-55 restrictions while also being encumbered
by a flat, expansive floodplain, and four-sided road frontage. The floodplain’s impact, the topo of
the site, the unique configuration, the limited access due to the existence of the floodplain, and the
requirement to convey the floodplain/R-35 portion all create extraordinary conditions peculiar to
the Subject Property.
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(Approximately 600 tax accounts - 32 fully within the floodplain; 39 partially within
floodplain; Of the surrounding R-55 zones, only 3 contain partial floodplain)

3

S‘ili'ounding Property Area - Aerial
9
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As stated previously, the Subject Property possesses unique circumstances and
extraordinary conditions. A Natural Resources Inventory (NRI-193-2021) was approved for this
property and covered the entire site, which consists of 9.51 acres. The site is associated with
regulatory environmental features (REF) as depicted on the approved NRI and includes streams,
wetlands, and their associated buffers. These environmental features and adjacent steep slopes are
also mapped for over half (5.36 acres or 55.8%) of the site.

“Uniqueness” for purposes of variance law refers to the physical characteristics of a
property which are not generally shared by other properties in the surrounding neighborhood. See
Cromwell v. Ward, 102 Md. App. 691 (1995). In Dan’s Mountain Wind Force, LLC v. Allegany
County Board of Zoning Appeals, 236 Md. App. 483 (2018) the Appellate Court of Maryland
(then, the Maryland Court of Special Appeals) discussed “The Law of Uniqueness” with regard to
zoning variances. According to the Dan’s Mountain Court, “The uniqueness analysis examines
the unusual characteristics of a specific property in relation to the other properties in the area, and
the nexus between those unusual characteristics and the application of the aspect of the zoning law
from which relief is sought.” Id at 494. “Uniqueness” can apply to different elements of the
property, so long as said uniqueness results in an “extraordinary impact” upon the property by the
operation of the statute from which a variance is sought. Id. For example, a property’s
“exceptional narrowness,” “shallowness,” “unusual shape,” or “exceptional topographic
conditions” may “make it exceptionally difficult to comply” with a particular zoning law. North
v. St. Mary’s County, 99 Md. App. 502, 514-15 (1994) (citing Ad + Soil, Inc. v. County
Commissioners of Queen Anne’s County, 307 Md. 307, 339 (1986)). In other words, “uniqueness”
is relative to the general conditions of the neighborhood. See id.

29 13

Defining the “surrounding neighborhood’ must be “precise enough to enable a party . . . to
comprehend the area [] considered when deciding to grant the variance[.]” Attar v. DMS Tollgate,
LLC, 451 Md. 272, 278 (2017). The Maryland Supreme Court, then, the Maryland Court of
Appeals, has explained that the “standards applied to area variances are more relaxed than those
applied to use variances[,]” In that vein, there is flexibility in defining “neighborhood” for
purposes of an area variance, such as the one proposed here. The Court explained that
“neighborhood” “means ‘surrounding properties[,]’”” and will vary according to the geographical
location involved. Attar, 451 Md. at 280 (citing Montgomery County v. Butler, 417 Md. 271, 305
(2010) (considering surrounding properties for purposes of “neighborhood” in zoning context));
Montgomery v. Bd. of Cnty. Comm rs for Prince George’s Cnty., 263 Md. 1, 5 (1971) (in rezoning
context, “[tlhe concept of a neighborhood is a flexible one and will vary according to the
geographical location involved|[.]”); Woodlawn Area Citizens Ass'n v. Bd. of Cnty. Comm’rs of
Prince George’s Cnty., 241 MD. 187, 198 (1966) (in the rezoning context, “what constitutes a
neighborhood . . . is not and should not be precisely and rigidly defined[.]”)). Accordingly, Courts
have found that a description of a neighborhood for purposes of granting a variance was sufficient
when the description was precise enough to enable a party or reviewing body to comprehend the
area considered. Alvianiv. Dixon, 365 Md. 95, 117 (2001).

Here, the Property is encumbered by unique environmental features, and as a result, the
strict application of the lot coverage and green area requirements are problematic as it would

10
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impose practical difficulties and prevent reasonable use of the property for it intended (and
permitted) development. The existing environmental features reduce the net lot area (buildable
area) to only 4.15 acres. This severely limits the amount of land that can be utilized toward the
calculations of lot coverage and green space areas. Although no development or impervious
surfaces will be located on 5.36 acres of the site, this space cannot be used to count toward
achieving the lot coverage and green space requirements, despite achieving the intended result of
the aforementioned provisions, which aim to preserve and protect the County's important natural
resources and environmentally sensitive lands. Simply, these factors strongly influence the areas
of the site which can be counted toward the requirements. This creates conditions that are unique
to the Property and not generally applicable to other properties.

Survey of Property Showing Existing Environmental Features

Additionally, since the Subject Property is mainly surrounded by existing development, the
environmental features that are located on the Subject Property are not shared by neighboring
properties. Of the surrounding properties that are located partially or entirely within the floodplain,
the Subject Property is the only property that remains undeveloped since the adoption of the
floodplain regulations in 1989. The surrounding neighborhoods were fully developed circa
1960’s. For example, the Lewisdale Neighborhood to the northwest was developed in the 1950’s,
the Green Meadows Neighborhood to the west was developed in the 1940°s, and the Rosa L. Parks
School property to the southeast was developed in the 1960°s. This further adds to the uniqueness
of the Subject Property in the sense that surrounding properties do not have the same limitations
based on floodplain and stream buffers, due to these properties already being developed. For
example, much of the Herman’s site is encumbered by a flat, expansive floodplain, which is more
impactful than the narrower, less restrictive floodplain behind nearby Rosa Parks Elementary
School to the southeast. Floodplain areas are generally unbuildable under FEMA, state, and local
regulations, which often prohibit construction or impervious surfaces in these areas.  See

11
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generally, Prince George’s County Code § 32-205(a). The presence of the floodplain eliminates
the ability to use the land for parking or open space, further constraining site layout options.

Below is a graphic showing the area of floodplain on the subject property (outlined in red),
compared to the floodplain area on neighboring properties (shown in green, blue, and yellow). The
floodplain on the Subject Property is 5.36 acres, more than double the amount of floodplain area
on adjacent properties.

LOT OR PARCEL SQUARE FOOTAGE +/- ACRES +/-

LOT11 2,493 0.06

PARCEL 51 1,998 0.05

L4
sty i =

PARCEL 56 107,801 247

EX. PARCELA/PR.
PARCEL 1

233,482 5.36

e
AMMARARTARERRARRARS

In addition to the environmental factors, the Subject Property is unique based upon the
extraordinary shape of the property compared to the surrounding properties. The site is adjacent to
roadways on four (4) sides. Access to the property is from the frontage of Ager Road. Additionally,
the northern and northeastern portions of the property have frontages on 23rd Avenue, Rittenhouse
Street, and 24th Place; however, these areas of the Property are encumbered with environmental
features that will be preserved, and no access to the development will be provided from these
streets. None of the adjacent properties, or properties in the nearby general vicinity have these
same site conditions of having road frontages on four (4) sides.

12
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The split zoning of the property is also another unique attribute — notwithstanding the
environmental features, the applicant has no ability to utilize the non- R-55 zoned portions of the
property for development given CB-69-2020 that limits this use to the R-55 Zone.? Due to these

2 The R-35 portion of the Subject Property is currently covered by floodplain, restricting all development on that
portion of the split-zoned lot. Although the split zoning limits proposed development to the portion of the Property
designated as R-55, absent the floodplain, the R-35 portion of the Subject Property would be used to calculate net lot
area.

The Zoning Ordinance defines “net lot area” as the total contiguous area included within the lines of a lot, subject to
certain exceptions, including land lying within a 100-year floodplain. 27-2500. Under the prior Zoning Ordinance
(Section 27-107.01(a)(161). Net Lot Area is defined as:
“(A)  The total contiguous area included within the ‘Lot Lines’ of a ‘Lot,” excluding:
(i) “‘Alleys,” ‘Streets, and other public ways; and
(i1) Land lying within a "One Hundred (100) Year Floodplain," except as follows. In the R-A, O-S,
V-M, and V-L Zones, any part of the "Lot" exceeding forty thousand (40,000) contiguous square
feet may be within the "One Hundred (100) Year Floodplain." In the R-E Zone, any area of the
"Lot" in excess of twenty thousand (20,000) contiguous square feet may be within the "One Hundred
(100) Year Floodplain," provided that the "Lot" is served by a public water and sewerage system
and is in water and sewer service area category one (1), two (2), or three (3) at the time the "Final
Plat" of "Subdivision" is approved.
(B) Unless otherwise specified, ‘Lot Area’ means ‘Net Lot Area.
©) In a conservation subdivision developed in conformance with Section 24-152 the net lot area is the
contiguous lot area located outside of the 100-year floodplain, and regulated environmental features
as defined by Section 24-101.

For purposes of calculating net lot area, the Zoning Ordinance provides:

Net lot area shall be determined by measuring the total horizontal land area (in acres or square feet)
within the lot lines of the lot, excluding public street or alley rights-of way and private street or alley
easements, and land lying within the 100=year floodplain. For purposes of determining net density,
floor area ratio, or lot coverage, any part of the net lot area dedicated as right-of way for which no
more than nominal consideration was received, recreation area, park, greenway, or other public open
space in conjunction with a development approval in accordance with this Ordinance shall continue
to be considered part of the net lot area of the development site.

27-2201(a).

13
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site constraints and unique factors, this criterion is met.

(2) The particular uniqueness and peculiarity of the specific property causes a zoning
provision to impact disproportionately upon that property, such that strict
application of the provision will result in peculiar and unusual practical difficulties
to the owner of the property;

COMMENT: The required lot coverage and green area percentages will result in peculiar and
unusual practical difficulties as the site is encumbered by floodplain, streams, wetlands, and other
regulated environmental features that significantly reduce the buildable area of the property —
notwithstanding that the purpose of lot coverage and green area regulations are otherwise being
met since more than half of the property is not proposed for development. The Applicant contends
that practical difficulties® # exist because compliance with the strict letter of the Zoning Ordinance
would render conformity with the prior Ordinance unnecessarily burdensome. Based on utilizing
net lot area (4.15 acres) per the zoning ordinance requirements, the maximum lot coverage
percentage allowed is 40% (or 1.66 acres), and the Applicant is requesting 62% (or 2.57 acres). In
order to achieve the maximum allowed lot coverage, the Applicant would need to further reduce
impervious surfaces by another 0.91 acres on that area of the property that is buildable. The
minimum green area percentage allowed is 60% (or 2.49 acres). The Applicant is requesting to
decrease the minimum green area percentage allowed to 38% (or 1.58 acres). Similar to lot
coverage, 0.91 acres of green area on that portion of the property that is buildable is needed to
meet the requirement.

The Subject Property is unique with respect to the surrounding properties because it is
surrounded by development on all sides:

Northeast of the site are semidetached dwellings in the prior R-35 Zone, with MD 410
(East-West Highway) beyond.

Pursuant to the Ordinance, split zoning of a property has no bearing on this calculation. Compare with XX, which
explicitly considers split zoning for purposes of meeting zoning requirements: “Where a property is split zoned by a
boundary of the MIO Zone, only that portion of the property within the MIO Zone shall be required to meet the
provisions of this Subsection 27-4402(c).” If the intent of the Zoning Ordinance was to exclude split zoned portions
of the property for purposes of calculating net lot area, this would have been specifically stated in the definition or
calculation.

3 The variance requested in this matter is commonly referred to as a “dimensional” variance, distinguishable from a
“use” variance. See Easter v. Mayor of Baltimore, 195 Md. 395, 401, 73 A.2d 491, 493 (1950) (“Use variances are
doubtless more serious than dimensional changes.”).

4 “The determination of which standard to apply, ‘practical difficulties’ or [unnecessary] hardship,’ rests on which of
two types of variances is being requested: ‘area variances’ or ‘use variances.”” Montgomery County v. Rotwein, 169
Md. App. 716, 728 (2006). The “less stringent ‘practical difficulties’ standard applies to area variances, while the
‘[unnecessary] hardship’ standard applies to use variances.” Dan’s Mountain Wind Force, LLC v. Allegany County
board of Zoning Appeals, 236 Md. App. 483, 501 (2018); Friends of the Ridge v. Baltimore Gas and Electric Co.,
352 Md. 645, 651, 724 A.2d 34, 37 (1999); see also Zengerle v. Board of County Commissioners, 262 Md. 1, 21, 276
A.2d 646, 656 (1971) (“a use variance is customarily concerned with unusual [unwarranted] hardship where the land
cannot yield a reasonable return without a variance whereas an area variance is primarily concerned with practical
difficulties.”).
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Southeast of the site is Heurich Park, in the prior R-O-S Zone, and the Rosa L. Parks
Elementary School, in the prior R-55 Zone.

Southwest of the site is Ager Road, with single-family detached dwellings in the prior R-
55 Zone beyond.

Northwest of the site is the Ager Road Methodist Church, in the prior R-55 Zone, with
single-family detached dwellings fronting on 23rd Avenue.

As stated previously, these surrounding properties are developed, and are not encumbered
by the same environmental features or substantial floodplain lot coverage as the Subject Property.

A strict application of the zoning Ordinance in this instance would be an unreasonable and
practical difficulty to the property owner given existing regulated environmental features
significantly limit the land area available that can count toward the lot coverage and green area
requirements, which results in a disproportionate impact. Strict compliance would unreasonably
prevent redevelopment of the property for permitted purposes. The REF takes up approximately
5.36 acres of the site (more than half), and will not otherwise be disturbed or developed. Thus, the
intent of the regulations will be met notwithstanding the requested variance.

Moreover, there exist other practical difficulties which are “peculiar to the situation of the
applicant[,]” and strict application of the zoning ordinance is “not necessary to carry out the spirit
of the ordinance.” McLean v. Soley, 270 Md. 208, 121-13 (1973). For example, because the
proposed development is being constructed with Low-Income Housing Tax Credits, alternatives
that would reduce the lot coverage—such as structured parking or building a taller building—is
not economically viable. While “[e]conomic loss alone does not necessarily satisfy the ‘practical
difficulties’ test[,]” the Appellate Court of Maryland has held that “[f]inancial concerns are not
entirely irrelevant.” Indeed, “[t]he pertinent inquiry with respect to economic loss is whether “it
is impossible to secure a reasonable return from or to make reasonable use of such property.”
Montgomery County v. Rotwein, 169 Md. App. 716, 732-33 (2006)

The Applicant exercised diligence in developing the design of the proposed affordable
renting community, particularly due to the inherent economic restraints associated with financing
the proposed community through the Low-Income Housing Tax Credit program, and
understanding that the finished units would be subject to rent restrictions, as HUD would limit rent
to households earning no more than 60% of Area Median Income (AMI). Moreover, funding for
the project comes from state and local sources whose mission is to create and preserve affordable
housing.

Structured parking is not a viable option because structured parking costs a minimum of
$45,000 per space, which would add over $6.5 million to the project budget. This cost cannot be
supported by the restricted revenue of an affordable housing property. Regionally, few affordable
housing developments include structured parking for this reason. As shown below, structured
parking increases per-unit costs by $45,000—adding $6,525,000 to the total project cost:

15
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Qurrent Plan Structured Parking
Construction Costs $ 30,450,000 | $ 36,975,000
Cost Per Unit $ 210,000 | $ 255,000
Overall Cost Difference $ (6,525,000)

A parking garage would also require a structural engineer to make a determination of the
viability for construction of an above ground parking garage in order to limit any harmful
environmental/soil impacts due to the proximity of the floodplain.

Likewise, increasing the height of the building to decrease the lot coverage would be cost
prohibitive as it would require prohibitively expensive construction methods. Affordable housing
developments are typically limited to Type 3a (wood-frame) construction, which is cost-effective
and feasible within LIHTC budgets. Increasing the building height above five stories would
require steel and/or concrete construction, increasing total building costs by approximately 20%-
30% for the same square footage. This cost escalation would exceed available financing and render
the project infeasible. In addition, a building taller than five stories would be out of character with
the area and could have unforeseen negative impacts on the nearby single-family detached units.
The Applicant also considered reducing the number of units to reduce the size of the building, but
the minimum unit count is necessary for operational viability. Affordable housing communities
must maintain a minimum number of units to support on-site management, services, maintenance,
and compliance functions. At the current proposed number of units, The Herman is already near
the lower threshold of operational viability. Any reduction in units to avoid a variance would
increase per-unit costs, reduce operating income, and make the project unsustainable.

Unlike market-rate apartments that evaluate returns using metrics such as IRR or equity
multiples, ground up new construction LIHTC projects are typically assessed as feasible or
infeasible. The Applicant has already maximized all available county and state funding sources,
so any additional cost from changing the design plans to reduce lot coverage would make the
project infeasible. This is precisely why tax credit/affordable housing is so challenging and why
the County — which desperately needs more affordable options — struggles to see more of it
proposed. The strict application of the ordinance in this instance creates undeniable practical
difficulties for the viability of the project as a whole — let alone the impact it would have on any
return on investment.

That is, the financial constraints on this affordable housing project is not just a matter of
economic loss, but actually make it impossible to secure a reasonable return or to make reasonable
use of a property that was identified through legislation to be developed to provide the affordable
housing not only proposed, but also desperately needed in the County.> Because project revenue
is capped by regulation, and financing sources are fixed, the design and construction budget for
this project does not allow for extraordinary costs, thus, rendering an actual practical difficulty to
the applicant if strict application of these provisions are enforced.

Finally, the Applicant contends that relief can be granted in such a fashion that the spirit of
the these regulations and the Zoning Ordinance will still be observed and the County’s important

5 See CB-69-2020.
16

DSP-22017_Backup 44 of 186



natural resources still preserved and protected. This is especially true given the fact that the
Applicant also proposes to convey approximately 3.77 acres of stream valley parkland to the
Commission for further preservation and protection of the on-site environmental features. The land
to be conveyed (as required by PPS 4-22012) encompasses most of the on-site stream, floodplain,
and reforestation areas.

(3) Such variance is the minimum reasonably necessary to overcome the exceptional
physical conditions.

COMMENT: The Applicant is requesting a variance to increase the maximum lot coverage
percentage from 40% to 62%, and decrease the minimum green area percentage allowed from 60%
to 38%. This is the minimum necessary as due to the other Zoning Ordinance regulations that must
also be met to ensure a safe and quality residential development. Parking regulations require a total
of 222 parking spaces be provided for the 145 unit multifamily building. Along with the associated
detailed site plan, the Applicant has also requested a departure to reduce the size of the standard
nonparallel parking spaces from 9.5-feet by 19.0-feet to 9.0-feet by 18.0-feet in order to reduce the
impact. It is the Applicant’s experience that spaces of this size will adequately serve the proposed
residential multifamily development, while reducing the parking area footprint — and are consistent
with parking dimensions provided in the current Zoning Ordinance. Walkways are also proposed
that lead to the parking areas and to the proposed recreational amenities. Although minor, the
walkways take up green area that could be used toward the aforementioned requirements, but are
necessary to facilitate safe pedestrian circulation throughout the property. Due to the space
constraints, the requested variance is the minimum reasonable while allowing space for the parking
areas and walkways. Additionally, the Applicant has taken advantage of the reduced parking ratio
available to multifamily dwellings within a one (1) mile radius of a metro station. The plan also
features the maximum number of compact spaces in order to reduce the parking footprint.
Notwithstanding, the amount of parking provided is supported by the neighborhood for the
proposed use. To meet the requirement utilizing net lot area, 139 parking spaces would need to be
removed.
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As discussed above, the Subject Property possesses unique circumstances and
extraordinary conditions. The entire 9.51 acre property is associated with REF and includes
streams, wetlands, and their associated buffers. Over half of the site—5.36 acres—is designated
as having REF and adjacent steep slopes. The environmental features significantly reduce the
buildable area on the site due to no fault of the Applicant. The requested variance would relieve
the practical difficulty and would enable reasonable use of the Property.
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In addition to the unique environmental features on the property, and as discussed above,
because the proposed development on the Subject Property is to create affordable housing, in
accordance with the intent of CB-69-2020, the project has unique financial constraints that affect
the options for reducing lot coverage, such as increasing the height or providing structured parking.
Affordable housing is not only a reasonable use of the property—it is the desired use for the
property. Strict application of the lot coverage and green area provisions of the prior zoning
ordinance would deny the Applicant reasonable and desirable use of the property.

(4) Such variance can be granted without substantial impairment to the intent, purpose
and integrity of the general plan or any area master plan, sector plan, or transit
district development plan affecting the subject property; and

COMMENT: The Subject Property is located in the 1989 Approved Master Plan for Langley
Park-College Park-Greenbelt and Vicinity (Master Plan), which recommends medium suburban
and low urban land uses on the subject property. The Master Plan recommends the following
(objectives and guidelines) to help advance the intent and purpose of the plan.

Environmental Envelope Objectives and Guidelines
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e “To guide development of the Planning Areas in a manner that will minimize any adverse
impact on the natural environment, with particular emphasis on the stream valleys of the
Little Paint Branch, Paint Branch, Beaverdam Creck, Indian Creek, Northeast Branch,
Sligo Creek, Northwest Branch, Bald Hill Branch, their tributaries, Greenbelt Lake and
proposed Lake Metro.” (pg. 33)

e “To encourage the preservation of scenic assets and the incorporation of aesthetic features
into development, in order to enhance community appearance.” (pg. 33)

e “Developers shall be encouraged to capitalize on natural assets through the retention and
protection of trees, streams, and other ecological features.” (pg. 50).

The proposed multifamily development ensures environmental sustainability, which
includes minimizing adverse impacts on the natural environment, and retaining and protecting
trees or other ecological features that are currently on the property to the maximum extent possible.
The request for a variance to permit increased lot coverage and decreased green area would be
consistent with the intent, purpose, and integrity of the Master Plan, which, as stated above, is
focused on minimizing adverse impact on the natural environment, encouraging preservation of
scenic assets and aesthetic features in order to enhance community appearance, and encourage
capitalization on natural assets. The proposed development of the Subject Property would retain
the natural features occurring on 5.36 acres of the subject property, and buildable area would be
limited to 4.15 acres. It is noted that the application proposes to maintain 3.77 acres of stream
valley parkland for preservation and protection of on-site stream valley habitat on the northern
section of the property, although this area is not counted towards the lot coverage and green area
requirement calculations. This preservation of the naturally occurring features by reducing the
buildable area is consistent with the intent and purpose stated in the Master Plan. Even with the
requested increased lot coverage and reduced green area, The Herman—as proposed—would be
surrounded to the north by natural features and a stream on the Subject Property, and to the
Southeast would have access to the Rosa Parks Elementary School green spaces and recreational
facilities. Simply stated, the environmental goals as outlined in the Master Plan will be met despite
the variances requested being granted.

In alignment with the Master Plan goals and objectives, on November 17, 2020, the District
Council approved CB-69-2020 for the purpose of permitting multifamily dwellings in the prior R-
55 Zone under certain specified circumstances. Among other edits to CB-69-2020, language was
added to the footnote to ensure that the applicable R-18 Zone regulation would not apply for
multifamily housing constructed with low-income housing tax credits. This exception was
purposeful to incentivize affordable housing and redevelopment, as the sponsor of the bill stated,
in order to “allow for a mixed income building to be located near a Metro station and schools that
will be transformative for the individuals who reside there and also add value to the entire West
Hyattsville community.” The proposed multifamily development was designed to promote the
goals of this Council Bill.

If granted, the requested variances will not substantially impair the intent, purpose and
integrity of the Master Plan.
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(5) Such variance will not substantially impair the use and enjoyment of adjacent
properties.

COMMENT: The Herman Multifamily Apartment development site consists of approximately
9.51 total acres of land in the prior R-55 and R-35 Zones, located on the north side of Ager Road,
approximately 2,500 feet southeast of its intersection with MD 410 (East-West Highway).

Northeast of the site are semidetached dwellings in the prior R-35 Zone, with MD 410
(East-West Highway) beyond.

Southeast of the site is Heurich Park, in the prior R-O-S Zone, and the Rosa L. Parks
Elementary School, in the prior R-55 Zone.

Southwest of the site is Ager Road, with single-family detached dwellings in the prior R-
55 Zone beyond.

Northwest of the site is the Ager Road Methodist Church, in the prior R-55 Zone, with
single-family detached dwellings fronting on 23rd Avenue.

Additionally, northern and northeastern portions of the property, formerly within the R-35
Zone, have frontages on 23rd Avenue, Rittenhouse Street, and 24th Place; however, these areas of
the Property are encumbered with environmental features that will be preserved, and no access to
the development will be provided from these streets.
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Since the multifamily development is limited to the R-55 southern portion of the site, the
adjacent properties to the north will not be affected. Landscaping will also be provided to buffer
the proposed development from the neighboring properties to the east and west. Therefore, the
requested variances will not substantially impair the use and enjoyment of adjacent properties.

(6) Notwithstanding any other provision of this Section, a variance may not be granted
if the practical difficulty is self-inflicted by the owner of the property.

COMMENT: The practical difficulties are not self-inflicted as the environmental features on
the subject property were naturally formed and naturally exist. The basis for the requested
variances result from the substantial environmental features that account for approximately 56%
of the site, will not be disturbed or be developed, yet cannot be counted toward meeting the lot
coverage or green area requirements, none of which were caused by the owner/applicant.

VII. CONCLUSION

Based on the foregoing, the owner and Applicant respectfully request the approval of the
requested variances from Section 27-442(c) of the prior Zoning Ordinance to permit a 22%
increase in the maximum lot coverage percentage from 40% to 62%, and permit a 22% decrease
in the minimum green area percentage allowed from 60% to 38%.
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Respectfully submitted,
MCNAMEE HOSEA, P.A.

oy, e O

Matthew C. Tedesco, Esq.

By:
Dominique Lockhart, AICP

Date: August 25, 2025
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MNCP&PC

Environmental Planning Division
Development Review Division
1616 McCormick Drive

Largo, Maryland 20774

SUBJECT: Statement of Justification for Impacts to
Regulated Environmental Features (Subtitles 24 and 27)
Detailed Site Plan DSP-22017
NRI-193-2021
TCP 2- 023-2025
The Herman Multi-Family Apartments
LT Project Number 521040

Dear Reviewer:

The Applicant proposes impacts to Regulated Environmental Features related to the approval of the
Detailed Site Plan application referenced above. Section 24-130(b)(5) of the Subdivision Ordinance
regulates disturbance to nontidal wetlands, streams, and their associated buffers. It also regulates
100-Year Floodplain areas. This request to approve impacts is being submitted pursuant to Part C of
the Environmental Technical Manual which was approved by the Planning Board on July 26, 2018.

THE PROPERTY AND DEVELOPMENT PROPOSAL

The property is located at 6203 Ager Road in Hyattsville, Maryland. It is further identified on Tax Map
41, Grid D2. It is bounded to the southwest by Ager Road, a Historic Road; to the northwest by 23 RD
Ave; to the northeast by residential neighborhoods and to the east by property owned by MNCPPC,
The Department of Parks and Recreation and the Board of Education for the Rosa L. Parks
Elementary School.

The Applicant is proposing the approval of 145 100% affordable apartments and associated
infrastructure. The property is 9.51 acres in size. The net developable area outside of the PMA is
4.15 acres. The rear of the site is encumbered with approximately 5.36 acres of area within the PMA
which includes the floodplain approved by Prince George’s County Department of Permitting,
Inspections and Enforcement. (FP approval Letter attached) The property consists of two zoning
categories, RSF-A (R-35) and RSF-65 (R-55). This developer is opting to process the project under
the old zoning ordinance therefore the R-35 and R-55 zoning categories. The R-35 is approximately
3.78 acres and is located entirely within the PMA portion of the site. The R-55 zone is approximately
5.73 acres, of which 1.56 acres of this zone is located within the PMA.

The property was originally processed by the Mount Zion Pentecostal Church for the construction of a
church and associated infrastructure. Previous approvals for that project include a Preliminary Plan 4-
04089, a TCP 1/046/02, TCP 2/106/05 and a record Plat 5-05120 recorded on May 31, 2005 in Plat
Book REP 206, Book 83. The recorded record plat includes an “Expanded stream buffer conservation
easement and 100-year floodplain easement.” The expanded stream buffer conservation easement
encompasses the northwest tributary to the Anacostia watershed, the 100-year floodplain and
floodplain buffer and two isolated wetland areas. The isolated wetland areas will not be disturbed with
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this development. The PMA within the conservation easement includes the perennial stream with a
mixture of hardwoods and invasive species. This environmental area was approved in 2005. Since
the recording of that “environmental easement” Prince George’s County approved a revised floodplain
study FPS 202131, case #43232-2021-0 on December 2, 2021.

The current approvals for The Herman Apartments project include Preliminary Plan 4-22012 and TCP
1-015-2023. Environmental Impacts to the PMA were approved as part of the processing of those
current plans. Due to timing constraints in the review process several of the impacts that were
proposed initially were removed from the plans in order to be heard by the Planning Board prior to the
140-day deadline. The findings in the Preliminary Plan staff report indicate that MNCPPC
Environmental Planning was anticipating that additional or different impacts would be proposed with
the processing of this Detailed Site Plan and Tree Conservation 2 Plans.

APPLICABLE STATUTES, ORDINANCES AND REGULATIONS

Section 24-130(b)(5) of the Prince George’s County Subdivision Ordinance requires that all plans
associated with a development 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.” Part C of the
Environmental Technical Manual deals with Preservation, Restoration, and Enhancement of
Regulated Environmental Features. Part C, Section 2.0 of the Environmental Technical Manual is
titted Regulations Regarding Impacts to Regulated Environmental Features.

There, it is stated that the Regulated Features such as streams, nontidal wetlands, isolated nontidal
wetlands and all of their associated buffers are required to be preserved or restored “to a natural state
to the fullest extent possible.”

A determination of what constitutes “the fullest extent possible” involves a three-step process. The
first step analyzes the extent to which impacts may be avoided. If in fact impacts are unavoidable and
necessary in order to develop a property, the next step involves an analysis of how the impacts may
be minimized. Finally, if impacts are necessary and even after being minimized are above the
designated threshold, the third step involves required mitigation for impacts. Section 2.0 expressly
recognizes that certain impacts are necessary. “Necessary impacts are those that are directly
attributable to infrastructure required for the reasonable use and orderly and efficient development of
the subject property or are those that are required by County Code for reasons of health, safety or
welfare.” In this regard, necessary impacts have been found to include but not be limited to sewer
and water lines, road crossings for required street connections, and outfalls for stormwater
management. Mitigation is required when necessary and minimized impacts exceed the threshold.
The threshold of impacts is defined as “the disturbance on one site of 200 or more linear feet of
stream beds or one- half acre of wetland and wetland buffer area”.

In this instance, mitigation should not be required in that the disturbance proposed includes two storm
drain outfalls, the location of recreation facilities and water quality features required and approved by
the Prince George’s Department of Permitting Inspections and Enforcement and also by Prince
George’s County Soil Conservation District. Both of these agencies, one State and one County allow
stormwater management facilities to be located within floodplains as the floodplain is the low point of
the property. The disturbances are mainly to the stream buffer and floodplain areas. No wetland or
wetland buffers are impacted with the disturbances.

The Site Development Concept Plan Case # 27161-2022-00 approval letter has been revised to

delete the requirement for a floodplain waiver. A copy of the letter is provided in the submittal package
to MNCPPC as Exhibit 1.
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DESCRIPTION OF IMPACTS TO ENVIRONMENTAL FEATURES

This application includes a request for approval of impacts to regulated environmental features as
follows:

Stream Disturbance = 64 SF (0.00 acres)

Total Stream Buffer Disturbance = 4,563 SF (0.10 acres)
Total Floodplain Disturbance = 38,872 SF (0.89 acres)
Total PMA Disturbance = 43,499 SF (1.0 acre)

NOTE: In response to pre-review comments to show the difference between the impacts
approved with the TCP 1 Plan and the impacts proposed with the TCP 2 Plan, Page 2 of 10 of
the Impact Exhibits includes a chart that provides the approved SF and acreage of each
impact, the proposed SF and acreage of each impact and a column that includes the difference
between the two areas, approved and proposed.

The request includes the construction of a 36-inch storm drain outfall that will require disturbance to
the 100-year floodplain, the stream buffer, and the perennial stream to provide drainage from the
northwest portion of the site. We are also proposing a second 24-inch storm drain outfall that will
require disturbance to the same environmental features. This 24-inch storm drain outfall is required to
provide drainage from the southwest portion of the site. Due to the configuration of the site with the
proposed development, i.e., building and parking, it was not possible to combine the storm drain
outfall systems into one system. These disturbances are considered permanent by MNCPPC.

IMPACT #1 36 INCH STORM DRAIN CREATES STREAM, STREAM BUFFER, FLOOD PLAIN

IMPACTS:

The PMA extends into the developable area creating a unique configuration. This provided some
difficulty in designing the area for the building, SWM ESD facilities, and associated infrastructure. The
proposed multi-family building has been designed to parallel the PMA encroachment into the
developable area. As a result, the drainage pattern for the site has been designed so that there is a
high point in the center of the parking area along the front of the building and drainage flows to either
side of the proposed building. This storm drain outfall will convey the drainage from the northwest side
of the site. The proposed construction of this storm drain outfall will require the disturbance of 3,509
SF (0.08 acres) of 100-year floodplain, 1,419 SF (0.03 acres) of stream buffer and 58 SF (0.00 acres)
of stream. The total PMA impact is 4,986 SF (0.11 acres). This impact will be a permanent impact
and cannot be avoided.

IMPACT #2 24 INCH STORM DRAIN CREATES STREAM, STREAM BUFFER, AND FLOOD PLAIN

IMPACTS:

As indicated in Impact #1, the PMA extends into the developable area creating a unique configuration.
This provided some difficulty in creating the area for the building, SWM ESD facilities, and associated
infrastructure. The proposed multi-family building has been designed to parallel the PMA
encroachment. As a result, the drainage pattern for the site has been designed so that there is a high
point in the center of the parking area along the front of the building and drainage flows to either side
of the proposed building. This storm drain outfall will convey the drainage from the southwest side of
the site. The proposed construction of this storm drain outfall will require the disturbance of 378 SF
(0.01 acres) of floodplain, 6 SF (0.00 acres) of stream, and 1,380 SF (0.03 acres) of stream buffer.
The total PMA impact is 1,764 SF (0.04 acres). This impact will be a permanent impact and cannot be
avoided. There is no change to this impact from the previously approved impact.
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IMPACT #3 FLOODPLAIN IMPACT:

Impact 3 is a temporary disturbance to create an access road from 24" Place to remove an existing
shed located in the floodplain. The shed is an eyesore and could be a potential safety hazard. Once
this area is stabilized it will be planted as part of the afforestation/reforestation area. The disturbance
for this impact includes 4,469 SF (0.10 acres) of 100-year floodplain. . The total PMA impact is 4,469
SF (0.10 acres). This impact will be a temporary impact. The area will be planted and counted as
reforestation/afforestation area to fulfill the Tree Conservation requirements of this project. This area
will be part of the area to be dedicated to MNCPPC-DPR in response to the mandatory recreation
requirements. There is no change to this impact from the previously approved impact.

IMPACT #4 STREAM BUFFER DISTURBANCE:

Impact 4 is required to remove an existing outbuilding and a portion of the existing gravel driveway
that connects several outbuildings that are located within the existing conservation easement. The
disturbance for this impact includes 1,764 SF (0.04 acres) of stream buffer. Once the building and
gravel driveway have been removed the area will be graded and planted with grass. The total PMA
impact is 1,764 SF (0.04 acres). There is no change to this impact from the previously approved
impact.

IMPACT #5 FLOODPLAIN IMPACT:

Impact 5 is also required to remove two outbuildings and the remaining portion of the gravel driveway
that connects the buildings located within the existing conservation easement. The disturbance for
this impact includes 24,042 SF (0.55 acres). The total PMA impact is 24,042 SF (0.55 acres). Once
the buildings and gravel driveway have been removed, the area will be graded and planted with grass.

As part of the MNCPPC review process, the Environmental Department requested that we
revise the floodplain impacts to differentiate between the proposed demolition of this area by
removing outbuilding and the gravel driveway and the proposed construction of water quality
devices and recreation facilities.

IMPACT #6 FLOODPLAIN IMPACT

Impact 6 includes the proposed construction a dog park, raised planting beds so that the residence
can grow vegetables, and two sitting areas within pergolas. There will be a mulch trail to the dog park
and a sidewalk to connect the pergolas and the planting area. The entire disturbed area outside of
these amenities will be stabilized and planted with grass. There will be a water source to the dog park
and the planting area which can also be used to water and maintain the grass area connecting these
amenities. Even though the developer has fulfilled their mandatory park dedication by the ultimate
conveyance of the 3.77 acres of PMA area of the site to MNCPPC-DPR, these recreation facilities are
to be provided solely for the occupants of the apartment building. The disturbance for this impact
includes 4,166 SF (0.10 acres). The total PMA impact is 4,166 SF (0.10 acres).

IMPACT #7 FLOODPLAIN IMPACT

Impact 7 is for the construction of three water quality features. These features are required to provide
water quality for a portion of the impervious area proposed for this development. As the site only has
a developable area of 4.15 acres, which is 43% of the total site, we have attempted to be as
respectful of the environmental features and still complete a plan that will be financially feasible. MDE
requires the design of water quality features to the maximum extent practicable to filter drainage from
all impervious areas. These areas must be located in the low point of the site. The proposed
ESD/SWM facilities include two bioretention areas and a bioswale that will be planted as shown on
the proposed landscape plans and as Exhibit 2 to this letter of justification. The disturbance for this
impact includes 2,308 SF (0.05 acres). The total PMA impact is 2,308 SF (0.05 acres).
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According to Prince George's County Floodplain Ordinance, Section 32-205 Development
Regulations, (b )( 4) the location of stormwater management facilities is allowed within the floodplain.
The configuration of these water quality areas is included in the Fine Grade Site Development Permit
#11556-2023-SDFG currently being reviewed by PG-DPIE and the approved Erosion and Sediment
Control Plans #95-23 (CSC) and (SSC) by PG-SCD. The Final Erosion and Sediment Control Plan is
currently under review by SCD.

The Site Development Concept Plan #27161-2022-0 was approved by the Prince Georges’ County
Department of Permitting, Inspections and Enforcement January 30, 2023 and expires on January 30,
2026. The stormwater management design for the site meets the Maryland Department of
Environment SWM and the Prince George’s County Design Manual regulations. All impervious areas
are treated in an environmental site design facility for water quality requirements prior to draining into
the PMA.

The applicant respectfully submits that each of the proposed impacts would be deemed justified by
Part C, Section 2 of the Environmental Technical Manual. As described above, they deal with grading
the site, providing 100-year storm water management quantity control, stormwater management to
provide the water quality requirements and the construction of the two main storm drain outfalls from
the site. These are "necessary impacts" as defined in the Environmental Technical Manual.

CONCLUSION:
Upon review we would respectfully request approval of the proposed impacts.

If you have any questions or comments regarding the information in this letter, please feel free to call
(443-995-6232) or email me at kmorgan@techgroupinc.net

Sincergly,

y Mﬁa@m&@m

erly Morgan
President, Land Development

CC:  Patrick Byrne
Joseph Byrne
Rob Byrne
Matthew Tedesco

201 DEFENSE HIGHWAY, SUITE 200
ANNAPOLIS, MARYLAND 21401
443-274-3230, 443-995-6232

DSP-22017_Backup 58 of 186



VICINITY MAP

SCALE: 1" = 2000
ADC PG. CO. MAP 5409, GRID E 6
200" SHEET 207 NE 8
PRINCE GEORGE'S COUNTY
TAX MAP 41 GRID D-2

SHEET INDEX

1- VICINITY MAP

2 - REQUIRED IMPACT SUMMARY COMPARISON awng
3 - REQUIRED IMPACT SUMMARY %gﬁ.[v.\.A./? &
4 - OVERALL PROPERTY - PLAN VIEW - IMPACT LOCATIONS <0 {F“OLH 47/4
5 - IMPACT #1 :

6 - IMPACT #1 PROFILE

7 - IMPACT #2

8 - IMPACT #2 PROFILE
9 - IMPACT #3
10 - IMPACT #4 A SIS TER NG
11 - IMPACT #5 2 ,//6; SIONAL gt«\\\\\\\

- II PR \\

12 - IMPACT #6 HET P

13 - IMPACT #7 T»
JOHN NICHOLAS MENARD
PROFESSIONAL CERTIFICATION: | HEREBY CERTIFY THAT THESE
DOCUMENTS WERE PREPARED OR APPROVED BY ME, AND THAT
| AM A DULY LICENSED PROFESSIONAL ENGINEER UNDER THE
LAWS OF THE STATE OF MARYLAND. LICENSE No. 16516 EXP.
DATE 06-08-2027

VICINITY MAP AND SHEET INDEX
201 Defense Highway

Suite 200
LAN o L, THE HERMAN APARTMENTS
PORAT | ON Ph. (443) 274-3232 TAX MAP 41,
Sl 17TH ELECTION DISTRICT, PRINCE GEORGE'S COUNTY, MARYLAND

Copyright © 2015 by The Tech Group, Inc.
SCALE: N.T.S. DATE: JULY 2025P-220 BHEBdckup HF of 386




REQUIRED IMPACT SUMMARY COMPARISON:

CURRENT : |  APPROVED: DIFFERENCE:
IMPACT #1 (36" STORM DRAIN OUTFALL PIPE) FROM THE APPROVED
- STREAM - 58 SF OR 0 AC. - 43 SF. OR 0 AC. +15 SF. ADDED

- STREAM BUFFER - 1,419 SF. OR 0.03 AC.| - 1,403 SF. OR 0.03 AC. | +16 SF. ADDED

- FLOODPLAIN - 3,509 SF. OR 0.08 AC. - 3,611 SF.OR0.08 AC. | - 102 SF. LESS

- PMA IMPACT = 4,986 SF. OR 0.11 AC. - 5,057 SF. OR 0.11 AC. | - 71 SF. LESS

IMPACT #2 (24" STORM DRAIN OUTFALL PIPE)

- STREAM - 6 SF. OR 0 AC. - SAME AREA NO CHANGES

- STREAM BUFFER - 1,380 SF. OR 0.03 AC. | - SAME AREA

- FLOODPLAIN - 378 SF. OR 0.01 AC. - SAME AREA

- PMA IMPACT = 1,764 SF. OR 0.04 AC. - SAME AREA

IMPACT #3

- FLOODPLAIN - 4,469 SF. OR 0.10 AC. - SAME AREA NO CHANGES

- PMA IMPACT = 4,469 SF. OR 0.10 AC. - SAME AREA

IMPACT #4

- STREAM BUFFER - 1,764 SF. OR 0.04 AC.| - SAME AREA NO CHANGES

- PMA IMPACT = 1,764 SF. OR 0.04 AC. - SAME AREA

IMPACT #5

- FLOODPLAIN - 24,042 SF. OR 0.55 AC. - 12,480 SF OR 0.29 AC. | + 0.26 AC. ADDED
- PMA IMPACT = 24,042 SF. OR 0.55 AC. - 12,480 SF OR 0.29 AC. | + 0.26 AC. ADDED
IMPACT #6

- FLOODPLAIN - 4,166 SF. OR 0.10 AC.
- PMA IMPACT = 4,166 SF. OR 0.10 AC.

IMPACT #7
- FLOODPLAIN - 2,308 SF. OR 0.05 AC.
- PMA IMPACT = 2,308 SF. OR 0.05 AC.

.......................... + 0.10 AC. ADDED
.......................... + 0.10 AC. ADDED

.......................... + 0.05 AC. ADDED
.......................... + 0.05 AC. ADDED

201 Defense Highway

Suite 200
Annapohs MD 21401
P ORATION Ph. (443) 274-3232

A FALCON COMPANY

Copyright © 2015 by The Tech Group, Inc.
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REQUIRED IMPACT SUMMARY:

IMPACT #1 (36" STORM DRAIN OUTFALL PIPE)

- STREAM - 58 SF OR 0 ACRES

- STREAM BUFFER - 1,419 SF OR 0.03 ACRES

- FLOODPLAIN - 3,509 SF OR 0.08 ACRES
- PMA IMPACT = 4,986 SF OR 0.11 ACRES

IMPACT #2 (24" STORM DRAIN OUTFALL PIPE)

- STREAM - 6 SF OR 0 ACRES

- STREAM BUFFER - 1,380 SF OR 0.03 ACRES

- FLOODPLAIN - 378 SF OR 0.01 ACRES
- PMA IMPACT = 1,764 SF OR 0.04 ACRES

IMPACT #3
- FLOODPLAIN - 4,469 SF OR 0.10 ACRES
- PMA IMPACT = 4,469 SF OR 0.10 ACRES

IMPACT #4

- STREAM BUFFER - 1,764 SF OR 0.04 ACRES

- PMA IMPACT = 1,764 SF OR 0.04 ACRES

IMPACT #5

- FLOODPLAIN - 24,042 SF OR 0.55 ACRES
- PMA IMPACT = 24,042 SF OR 0.55 ACRES

IMPACT #6
- FLOODPLAIN - 4,166 SF OR 0.10 ACRES
- PMA IMPACT = 4,166 SF OR 0.10 ACRES

IMPACT #7
- FLOODPLAIN - 2,308 SF OR 0.05 ACRES
- PMA IMPACT = 2,308 SF OR 0.05 ACRES

201 Defense Highway
= Suite 200
| Annapolis, MD 21401

PORATION Ph, (443) 274-3232

A FALCON COMPANY

Copyright © 2015 by The Tech Group, Inc.
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THE PRINCE GEORGE'S COUNTY GOVERNMENT

Department of Permitting, Inspections L

and Enforcement ;@’
Site/Road Plan Review Division DPI I-
9400 Peppercorn Place, Suite 420
DEPARTMENT OF PERMITTING.

Largo, Maryland 20774 INSPECTIONS AND ENFORCEMENT
(301) 883-5710

o
P
=

ALNDOOD

STORMWATER MANAGEMENT CONCEPT APPROVAL

CASE NAME: MT. ZION PNT. CHURCH - THE HERMAN Apt. Bldg. ( FPS No. CASE #: 27161-2022-00
202131)
APPLICANT'S NAME: Community Housing Initie
ENGINEER : Landtech
REQUIREMENTS:

Technical Review is required for PUBLIC/PRIVATE Storm Drain/SWM Construction.
Type of Storm Drainage/SWM Construction is PRIVATE.

These additional approvals are required: None.

These fees apply: REVIEW.

These bonds apply: None.

Required water quality controls: MICRO-BIORETENTION.

Required water quantity controls: 100 YEAR ATTENUATION(S).

A maintenance agreement is required.

No special conditions apply.

Required easements: FLOOD PLAIN, STORM DRAIN. EXHIBIT

L

Storm Water Management fee payment of none in lieu of providing on-site attenuation/quality control measures.

(Fee-In-Lieu subject to change during technical review. )

CONDITIONS OF APPROVAL:

1. CONSTRUCTION OF A FIVE-STORY MULTI-FAMILY APARTMENT BUILDING AND PARKING LOT.
2. LANDSCAPE PLANS ARE REQUIRED AT TECHNICAL REVIEW.

3. SITE DEVELOPMENT PERMIT REQUIRED TO INCLUDE ULTIMATE R/W FRONTAGE IMPROVEMENTS,
INCLUDING STORM DRAINAGE, STREET TREES AND STREET LIGHTING AND ON-SITE GRADING.

4. RESTORATION BOND IS REQUIRED FOR THE EXISTING IMPROVEMENTS WITHIN THE PUBLIC
RIGHTSOF-WAY ALONG FRONTAGE OF THE SITE.

5. THIS PROJECT WILL REQUIRE A SITE DEVELOPMENT FINE GRADING PERMIT.

6. THIS PROJECT WILL REQUIRE A STREET CONSTRUCTION PERMIT.

7. PROJECT NEEDS TO BE ADA COMPLIANT.

8. FPS 202131 GOVERNS. FLOODPLAIN EASEMENT REQUIRED.

9. PROPOSED GRADING TO BE REVISED TO REDUCE FLOODPLAIN IMPACT AND PROVIDE
COMPENSATORY STORAGE CALCULATIONS, WAIVER REQUEST LETTER AND HYDRAULIC ANALYSIS TO
JUSTIFY NO RISE CONDITION ON PRIVATE PROPERTY .

10. THE PROPOSED BUILDING NEED TO BE AT FLOODPLAIN PROTECTION ELEVATION (FPE) 51° NAVD88
OR HIGHER.

11. PROPOSED BUILDING HAS TO BE 25° AWAY FROM APPROVED FLOODPLAIN TO SATISFY FLOODPLAIN
SETBACK REQUIREMENT.
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CASE NAME: MT. ZION PNT. CHURCH - THE HERMAN Apt. Bldg. ( FPS No. CASE #: 27161-2022-00

202131)
APPROVED BY:
Rey De Guzman
APPROVAL DATE: January 30, 2023

EXPIRATION DATE: January 30. 2026

CC: APPLICANT, SCD, PERMITS
P.G.C. FORM #3693 (REV 04/93)

ADC MAP:
STREET NAME:
WATERSHED:

NUMBER OF DU'S:

FOR OFFICE USE ONLY

5409 E-6 200" SHEET: 208NEO02
AGERRD

13-Northwest Branch
0 COST PER DWELLING: 0
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PLANTING NOTES:
g
GENERAL i
planting shol conform to currenty opproved horicutral practics.  Sse PLANTING DETALS.  Plonting shall take place e
between Morch 15 — June 1 or September 15 mber
AT it chfoiui)o (D NS oA met e e by the American Nurseryman's Association and each shall be
clearly tagged with its botanical name. No substitutions shall be permitted after bid is accepted. No plants shall be pruned
other than to remove a damaged branch. No plant with o dead, domaged or pruned out central leader will be accepted.
3. Al plants shall be certified by the Contractor to be free of pests, fungi and diseases and/or deformities or domage.
14. If any conflicts are found between the information on the Landscpae PLan and that shown on the plant lists, notify the
landsape architect prior tp submission of bid,
5.Landscape_architect shall be notified in writing five work doys in advance for inspection and approval of all plants prior to
any instalato
LANTING

LA 1IN PARLEL A

s Plam ng beds and pits shall h= rendma free of all rocks over 2" and any debris found during (he m\mg and preparation
process. All plants spaced at 6' on center (0.c.) or less shall be planted in hand-edged planting b
7. Planting beds shall be tiled w o minimum depth of 8". If any unsuitable condmcns. BT e compaction or high

A minimum of 2" depth 'Leaf—Gro' o equivalent and 2" clean loamy (up!m\ [ P P ——
and incorporated by tiling. In compacted or clay conditions, a minimum of 1" depth of sand shall lso be
suitable slow-release fertilizer shall be used in accordance with the manufacturer's recommendations and based on soil

samples taken on-site after grading has been completed. Submit fertiizer information to the Landscape Architect for
approval prior to commencing plonting operations. Composted cow manure may be substituted for slow-released fertilzer,
applied ot o minimum depth of 1/2" and tiled in with other soil amendments.
10, Soil mix for planting pits shall consist of 3 parts by volume of existing on-site soil, one part 'Leaf Gro', or equivalent
ond slow-relecse fertizer combined per manufocturer’s recommondtons. In compacted conditons or oy, sise add 1 port
clean sand. This mix shall be prepared prior to use os bockfill Plo

1. If ony underground ubstmc(xons or Gl site conditons ore. sncoontared that confict with the planned plantings, notity
the Landscape Architect immediatel
12, Al plonting beds shall be neatly hand edged uniess otherwise specified.
13. Al planing bads ond pits shall be provided with a 2 minimum, S'maximum depth of compssc, oged. shredded bork
mulch, spread evenly, unless otherwise specified. In addition, planting pits shall hove o 6" ucer' provided. No
mulch shall be placed on the crown of a plant or on the rool flare ‘of trunk of o tree or shru
14. Any plantings to occur in formerly paved or compacted areas shall be in conformance with planting detail entitied

Londscape Islond Planting Bed.

WATERING
13. A wotar source for planing and maintenance operations wil be provided by the Owner / Clent, If o source is not
available_on-site, Contractor will include a water supply cost in his / her bid. ‘Gotor-bags’ or equivalent slow drip watering

Gevices ore recammended Tor trees In times of low ronfal. Ao, metal sooker hose it conmecions ot uncovered for ease
or watering plant beds. Loop hose around any trees that do not have watering bags installed. A minimum of 1" depth of

water shall be applied any week where that amount of rainfall has not occurred ofter a 2 month period of installation. During
the first two months ol plants shall bo watered daly for two. wasks, 3 times o week for 4 weeks ond 2 times o week for 2

WM PLANTE!

coNVRAchR / WARRANTY REQUIREMENTS
16, Ay lawn, pavieg or cther wirfoces domagd y.the, Controctors cpsrations!shall-be- repared In Kind before:the project
will be accoptad for final approval and paym
he Owner's property and any affected nbunmg property shall be left clean ond free of any debris or excess moterials
Tasuling from ary mwess of ihe andscape operatans
18. The Contractor is responsible for repairing o replacing as necessary. any property of the Owner / Client or any affected
abutting property that is damaged by the Contractors operations, equipment or crew. Any such repair or replacement shall
take place in a timely fashion and in o manner that meets with the approval of the Owner / Ciient.
S Conoctoefal inoH Vi) andacope AFelactfoe Olvar/fcSant 3 i conelalod ] i pnetolationsfor o roject
acceptance inspection.  All plants must be in accordance with specifications and be in healthy, vigorous conditions
acceptance.
20. All_plont material shall be warronted for one year starting form the date of installation acceptance. This shall include
one replacement to match the original. If the Contractor is of the opinion that a specified plant will not survive its planned
location, the Landscape Architect shall be notified prior to bid. A tree shall be replaced if the main leader has died back or
if the canopy greater dead. A shrub shall be replaced if the crown is 25% or greater dead.
1 oot mlianorshs foneNimiakianancaXion X threstmonthinenss following project acceptance. Maintenance shall
include but not be limited to watering, herbicide, pesticide, fungicide or fertiizer applications, patching or reapplying muich to
maintain depth, pruning, adjusting stakes, weeding and repairing bed edges. This shall be included as o separate bid item.
ocringYe] el Worranyparioc  haY Gontroetaed{ eapanitieforf checea i peojeat { and fmakiog meiotaoncel siagestons
e Owner / Client.
STORMWATER, NANAGEMENT PLANTING
22.Stormwater management plans shall be built in accordance with plans by others. A soil sample with lab results shall be
submitted to the landscape architect prior to installation. No planting shall be done until the site has been stabilized. The
landscape architect shall be notified one week py nstallation to inspect the plontings for approval. New plantings shall
be protected form flooding conditions for two weeks minimum for establishment. Within two days ofter the first rain event,
the plantings shall be inspected by the contractor. Any dislodged plants shall be replonted. Any silt, sediment or debris
which may have entered the stormwater planting area shall be removed. Redistribute mulch, if needed

MICRO-BIORETENTION AREA M8-1
SWM PLANTING PLANS

GRAPHIC SCALE
0 £ “© 0

MICRO-BIORETENTION AREAS M6-5
PLANT LIST — MICRO BIORETENTION PLANTING

[Kev [ M6-1 | M6-2 | M6-3 | Me-4 | M6-5 | M6-6 | M6-7 | M6-8 | Me-5 | ms-1 | Tor. BOTANICAL COMMON MIN. ROOT | SPCG
NAME NAME size
PLANT LIST -SWM PLANTERS [fea10 720 14 [ 0 0 o[ oo 2 Clethra alnifolia ‘Rosea” 24", 2gal | Cont. 3
XEY QY. BOTANICAL COMMON wiN. | RooT | spCe | 0 | 0 | o0 |0 C3 I I N Eupatorium dubium ‘Little Joe' | Little Joe Pye Weed Lgal Cont 2
NAME Size 16 19 |20 [12 [ 7 4 |77 "6 | 7 | 0 | 85 |ilexgiabra ‘Shamrock’ 24",2gal | Cont. |

EXSTING VEGETATION Cah | 19| Clethra alnifolia ird” i 5%, 1gal | Cont. | 26" W 9 | 5 | 9 |17 0 [0 [0 [0 |7 | a7 [llexverticilata Winterberry 30", 2¢al | Cont 3

ANY IWASVE SPECIES LOCATED ON SITE IN AREAS T 16| 15 | llex glabra ‘Shamrock’ hamrock Inkberry 24°,2gal | Cont. I3 the | 22 | 11 [ 6 | 5 4 |10 [ 4 | 4 | 25 | 94 |iteavirginica Henry's Garnet’ | Henry's ire | 24", 2gal | Cont. | %
ReAn %g;vmﬂ RE 10 BE REUOVED USG \rv_|_as [ irisversicolor ative IRis Tgal Cont. | 1 | M| 2 [ a4 2 |0 0o | 0 0| 0 o[ 8 |Magnolavsnana Sweetbay Magnolia |G Cont | 12
'ACCORDANGE. WITH SECTION 161 CERTIICATION OF iih | 25 | tea irginica Littic Henry’ Little Henry Sweetspire 5, 1ga | Cont | 26 PV [ a6 |68 | 40 | 57 | 11 | 15 | 27 | 27 | 14 | 95 | 400 | Panicum virgatum Shenandoah Switch Grass | 1gal | Cont. | 256"

BSEAPE S uareiALs | " ‘Shenandoah’
oEsoe 05 12/2024 REVISIONS STORMWATER MANAGEMENT PLANTING

ot | ey DESCRETIONS

DEBORAH_SCHWAB LANDSCAPE & LIGHTING PLAN
TeEEAPE TR 123 ORKND GO 2 % Ry 1 6203 AGER ROAD ' E}um

o3 P MLEAN VA 22101 WASHNGTON, D.C. 20005 ATSWLE, WD 20782
. g L SOREQRATION [ L — PHOE: 703-556-0580 CONTACT: OFN BOYD . T A i

CONTAGT: PATRIK BYRNE PHONE: 713-702-2169 -
Ak ) the T, D 0. T . o

) ser_s o3|

APPROVED _ns_‘% P




McNamee Hosea
6 eS8

McNamee Hosea

Attorneys & Advisors

mhlawyers.com

Matthew Tedesco E-mail: MTedesco@mblawyers.com
Admitted in Maryland Direct Dial: Extension 222

July 15, 2025

Via Electronic Delivery

Hyojung Garland

Supervisor, Urban Design Section

Development Review Division

Maryland-National Capital Park and Planning Commission
1616 McCormick Drive

Largo, Maryland 20772

Re:  DSP-22017; The Herman Apartments
Request for a 70-Day Waiver

Dear Hyojung:

Pursuant to Section 27-285(¢)(2) of the prior Zoning Ordinance, please accept this letter,
on behalf of the applicant, Community Housing Initiative, as formal consent to extend the 70-Day
Action Period for DSP-22017. Specifically, Community Housing Initiative, hereby agrees to
extend the action period for DSP-22017 to accommodate a Planning Board hearing on or around
September 18, 2025.

Please do not hesitate to contact me if you should have any questions or need additional
information. As always, thank you for your consideration of this request

Respectfully submitted,

e O

Matthew C. Tedesco
Attorney for the Applicant

cc (via E-Mail): Meng Sun

Kimberly Morgan
Community Housing Initiative
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Cl\l COMMUNITY HOUSING

INITIATIVE, INC.

The Herman

To Whom it May Concern

Please accept this letter and the attached exhibits as evidence that the referenced property will be
financed using Low Income Housing Tax Credits (LIHTC), administered through the Maryland
Community Development Administration (CDA). The project has already submitted its
application for tax credits, as demonstrated by the attached exhibits, which include:

e The CDA Kick-Off Agenda

e The CDA Financing Schedule

e A Letter of Intent from Prince George’s County Department of Housing and Community
Development (DHCD) confirming capital support for the LIHTC project

Should you have any questions or require additional information, please do not hesitate to reach
out.

Sincerely,

Very Respectfully,

Jesepts Byrue

Joe Byrne

Vice President

Community Housing Initiative, inc.
703-407-1626

jbyrne@chidc.org

Exhibits:
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M\
[:Hl COMMUNITY HOUSING
INITIATIVE, INC.

Exhibit A — CDA Kick Off Agenda
Exhibit B — CDA Financing
Exhibit C — LOI from Prince George’s County DHCD
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Exhibit A

KICKOFF MEETING
July 14, 2025
AGENDA
PROJECT: The Herman
DEVELOPER: Community Housing Initiative, Inc.
DEVELOPER: -
CONSULTANT: -
GENERAL

CONTRACTOR: Morgan Keller
ARCHITECT: Studio K

PROPERTY
MANAGEMENT: Habitat America

1. Introductions
CDA staff - Andrea Loreg
Development Team members — Community Housing Initiative representative
2. Project Update — Development Team
3. Overview of Project Scoring — Andrea Loreg
4. Submission Packages and Processing Schedule — Andrea Loreg

5. Construction Monitoring — Gaurav Kapoor

6. Fair Practices — EEO
Allegra Hollins (allegra.hollins@maryland.gov)

7. Tax Credit Allocation/Compliance Process
Cheri Curley (cheri.curley@maryland.gov)

8. Construction Finance
9. Asset Management

10. MEEHA EmPOWER

11. Questions
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Exhibit B

Processing Schedule_REVISED
The Herman

Award Phase

Initial Application September 30, 2024
Kick-Off (KO) Meeting July 14, 2025

Fast Track
Due Date With Ext*

Viability Submission - Developer submits within 90 days of kick off meeting

Viability Report - CDA completes within 60 days of Viability Submission
Commitment Submission - Developer submits within 90 days of Viability Report
(30 days)

Commitment Report - CDA completes within 70 days of receipt of Commitment
Submission

Viability/Commitment Submission - Developer submits within 90 days of kick off

meeting 10/12/2025 11/11/2025
Viability/Commitment Report - CDA completes within 70 days of receipt of

Commitment Submission 12/21/2025  1/20/2026

Closing - 120 days from Commitment (or Viab/Commitment) Report/HFRC
Approval 4/20/2026  5/20/2026

* With approved 30 day extension
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Exhibit C

Prince
George'’s 0
County

Department of Housing &
Community Development Tara H. Jackson
; o R ildinall Acting County Executive

l»)
=}
=
Z
=
-

May 5, 2025

Joseph Byrne

Community Housing Initiative, Inc.
1123 Ormond Court

McLean, VA 22101
jbyrne@chidc.org

RE: The Herman Apartments — 145 Units
Hyattsville, Prince George’s County

Dear Joseph Byrne:

On behalf of Prince George’s County, I hereby express my support of The Herman
Apartments Project (the “Project”) to be developed by Community Housing Initiative, Inc. (the
“Developer”). Upon completion, the Project will consist of 145 new units of affordable family
housing. The development is located at 6203 Ager Road, Hyattsville, Prince George's County,
Maryland.

The County recognizes that there is a significant need for decent, safe, and sanitary
housing within Prince George’s County for families with low or limited incomes. Pursuant to
mapping data available from the State of Maryland Department of Housing and Community
Development ("MD DHCD"), it is understood that the prospective site of the development is
within the State of Maryland Priority Funding Area.

It is my understanding that you plan to submit this project to MD DHCD for 4% Low-
Income Housing Tax Credits (“LIHTC”) and bond financing. I support you in those efforts.

In furtherance of the application for financing from MD DHCD, the County hereby
provides its preliminary approval of your request for a Payment in Lieu of Taxes (“PILOT”)
agreement and up to $2,500,000 of capital financing support in the form of either a County HOME
Investment Partnerships Program or Housing Investment Trust Fund loan (“County Subordinate
Loan”) for the Development. It is projected that the PILOT will be structured to have a value of
at least $600 per affordable unit per year for at least 15 years. Please note that final approval,
terms, and conditions of the PILOT are subject to review and underwriting by the Prince

9200 Basil Court | Suite 306 | Largo, Maryland 20774 "

@ 301.883.6511 | 301.883.3397 fax | Maryland Relay 711 6
SRS www.princegeorgescountymd.gov/departments-offices/housing-community-development
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Joseph Byrne
Page 2
May 5, 2025

George’s County Department of Housing and Community Development, the availability of
funding, and final approval by the Prince George’s County Council. Please also note that the
County’s support will trigger the requirement that the Developer comply with the terms of the
County’s Diversity and Equity Policy for Publicly Subsidized Development Projects.

This letter of support is indicative of the County’s strong support for the Development
and the importance placed on providing quality, affordable housing for our citizens. This letter of
support will terminate within 15 months of the date hereof, unless the County, in its sole
discretion, chooses to extend this letter by giving written notice of such extension to the
Developer. Should you have any questions or require further information, please contact Pamela
Wilson, Chief Housing Development Manager of the County’s Department of Housing and
Community Development at pawilson(@co.pg.md.us.

Sincerely,
Aspasia Xypolia
Director
cc: Pamela Wilson, Chief Housing Development Manager
9200 Basil Court | Suite 306 | Largo, Maryland 20774 "
@ 301.883.6511 | 301.883.3397 fax | Maryland Relay 711 6
SRR www.princegeorgescountymd.gov/departments-offices/housing-community-development

DSP-22017_Backup 81 of 186



Prince
George'’s 0
County

Department of Housing &
Community Development Tara H. Jackson
; o R ildinall Acting County Executive

l»)
=}
=
Z
=
-

May 5, 2025

Joseph Byrne

Community Housing Initiative, Inc.
1123 Ormond Court

McLean, VA 22101
jbyrne@chidc.org

RE: The Herman Apartments — 145 Units
Hyattsville, Prince George’s County

Dear Joseph Byrne:

On behalf of Prince George’s County, I hereby express my support of The Herman
Apartments Project (the “Project”) to be developed by Community Housing Initiative, Inc. (the
“Developer”). Upon completion, the Project will consist of 145 new units of affordable family
housing. The development is located at 6203 Ager Road, Hyattsville, Prince George's County,
Maryland.

The County recognizes that there is a significant need for decent, safe, and sanitary
housing within Prince George’s County for families with low or limited incomes. Pursuant to
mapping data available from the State of Maryland Department of Housing and Community
Development ("MD DHCD"), it is understood that the prospective site of the development is
within the State of Maryland Priority Funding Area.

It is my understanding that you plan to submit this project to MD DHCD for 4% Low-
Income Housing Tax Credits (“LIHTC”) and bond financing. I support you in those efforts.

In furtherance of the application for financing from MD DHCD, the County hereby
provides its preliminary approval of your request for a Payment in Lieu of Taxes (“PILOT”)
agreement and up to $2,500,000 of capital financing support in the form of either a County HOME
Investment Partnerships Program or Housing Investment Trust Fund loan (“County Subordinate
Loan”) for the Development. It is projected that the PILOT will be structured to have a value of
at least $600 per affordable unit per year for at least 15 years. Please note that final approval,
terms, and conditions of the PILOT are subject to review and underwriting by the Prince

9200 Basil Court | Suite 306 | Largo, Maryland 20774 "

@ 301.883.6511 | 301.883.3397 fax | Maryland Relay 711 6
SRS www.princegeorgescountymd.gov/departments-offices/housing-community-development
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Joseph Byrne
Page 2
May 5, 2025

George’s County Department of Housing and Community Development, the availability of
funding, and final approval by the Prince George’s County Council. Please also note that the
County’s support will trigger the requirement that the Developer comply with the terms of the
County’s Diversity and Equity Policy for Publicly Subsidized Development Projects.

This letter of support is indicative of the County’s strong support for the Development
and the importance placed on providing quality, affordable housing for our citizens. This letter of
support will terminate within 15 months of the date hereof, unless the County, in its sole
discretion, chooses to extend this letter by giving written notice of such extension to the
Developer. Should you have any questions or require further information, please contact Pamela
Wilson, Chief Housing Development Manager of the County’s Department of Housing and
Community Development at pawilson(@co.pg.md.us.

Sincerely,
Aspasia Xypolia
Director
cc: Pamela Wilson, Chief Housing Development Manager
9200 Basil Court | Suite 306 | Largo, Maryland 20774 "
@ 301.883.6511 | 301.883.3397 fax | Maryland Relay 711 6
SRR www.princegeorgescountymd.gov/departments-offices/housing-community-development
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The Maryland-National Capital Park and Planning Commission

" PRINCE GEORGE'S COUNTY
Planning Department

1616 McCormick Drive, Largo, MD 20774 = pgplanning.org « Maryland Relay 7-1-1

Countywide Planning Division 301-952-3680
Historic Preservation Section

August 12, 2025

MEMORANDUM

TO: Meng Sun, Urban Design Section, Development Review Division

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

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

Tyler Smith, Historic Preservation Section, Countywide Planning Division 7AS
Amelia Chisholm, Historic Preservation Section, Countywide Planning Division AG€

SUBJECT: DSP-22017,DDS-24033, and AC-25009 The Herman Apartments

The subject property comprises 9.50 acres and is located on the north side of Ager Road,
approximately 2,500 feet southeast of its intersection with East West Highway (MD 410), in
Hyattsville. The subject property was zoned One-Family Detached Residential (R-55) and One-Family
Semidetached, and Two-Family Detached, Residential (R-35), per the Prior Zoning Ordinance, and is
located within the 1989 Approved Master Plan for Langley Park-College Park-Greenbelt and Vicinity
area. The subject application proposes the development of approximately 145 multi-family dwelling
units with a proposed departure from design standards to reduce the size of the parking spaces for the
development.

The 1989 Approved Master Plan for Langley Park-College Park-Greenbelt and Vicinity contains goals and
policies related to historic preservation (pages 51-60). 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 moderate, as the subject site is near the
Northwest Branch of the Anacostia River. A Phase [ archeology survey was completed, and a report
was submitted to Historic Preservation Section staff in December 2022. The report further
documented the Washington, Westminster & Getter Railroad prism (18PR432), and reported the
discovery of a lithic flake scatter (18PR1237). No further archaeological investigation was
recommended, and Historic Preservation Section staff agreed that no further work needs to be
completed. 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 of DSP-22017, DDS-24033, and AC-25009,
The Herman Apartments, with no conditions.

DSP-22017_Backup 84 of 186



The Maryland-National Capital Park and Planning Commission

" PRINCE GEORGE'S COUNTY
Planning Department

1616 McCormick Drive, Largo, MD 20774 « pgplanning.org = Maryland Relay 7-1-1

8/8/2025

MEMORANDUM

TO: Te-sheng (Emery) Huang, Planner IV, Urban Design Section, Development
Review Division

VIA: N. Andrew Bishop, Planner IV, Long-Range Planning Section, Community /1/,45
Planning Division

VIA: Adam Dodgshon, Supervisor, Placemaking Section, Community Planning
Division

FROM: Sam McCrory, Planner II, Placemaking Section, Community Planning Division

SUBJECT: DSP-22017 The Herman Apartments

FINDINGS

Community Planning Division staff finds that, pursuant to 27-3605 (e) Detailed Site Plan
Decision Standards of the Zoning Ordinance, this detailed site plan to construct
approximately 145 multifamily dwelling units is not required to conform to the Master or
Sector Plan.

BACKGROUND

Application Type: Detailed Site Plan (DET)

Planning Area/Community: 65/Langley Park-College Park-Greenbelt and Vicinity
Location: 6203 Ager Road, Hyattsville, Maryland 20782, which is located on the north side of
Ager Road approximately 2500 feet from the intersection of Maryland Route 410 (East-West
Highway) and Ager Road.

Size: 9.51 Acres

Existing Use: Residential - Single Family

Future Land Use: Medium Suburban

Proposal: Construction of approximately 145 multifamily dwelling units.
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Zoning: RSF-A (Residential, Single-Family-Attached) and RSF-65 (Residential, Single-Family-
65)

Prior Zoning: R-55 (One Family Detached Residential) and R-35 (One-Family Semidetached,
and Two-Family Detached, Residential)

Applicable Zoning Ordinance: Prior Zoning Ordinance

GENERAL PLAN, MASTER PLAN, AND SMA

General Plan: This application is located in the Established Communities. Established
Communities are most appropriate for context-sensitive infill and low-to medium density
development. The General Plan (Plan 2035) recommends maintaining and enhancing existing
public services (police and fire/EMS), facilities (such as libraries, schools, parks, and open
space), and infrastructure in these areas (such as sidewalks) to ensure that the needs of existing
residents are met (p. 20).

This application is also consistent with Plan 2035’s urban design principles, policies and
strategies, as it demonstrates thoughtful, high-quality, sustainable design within proximity of
two metro rail stations and is near public transportation options. These options will provide
connections to surrounding retail and civic uses and enhance the local economy. The building
has been designed with careful attention given to the architectural design by using building
materials such as vinyl, cement panels, and stone. (see Strategies HD 9.3, 9.4, 9.6, 9.7 and urban
design principles pp. 204-207).

Master Plan: The 1989 Approved Master Plan for Langley Park-College Park-Greenbelt and
Vicinity (Master Plan) recommends medium suburban on the southern section (R-55 zoned
section) and low urban land use on the northern section (R-35 zoned section) of the
subject property. The Sector Plan is silent on a description of medium suburban and low urban
land use. The generalized future land use for the northern section recommends Residential-
Medium High, and Residential Medium on the southern section of the property. The 2014 Plan
Prince George’s 2035 Approved General Plan (Plan 2035) defines Residential-Medium as areas
between 3.5 and less than or equal to 8 dwelling units per acre and Residential Low as areas
between greater than 0.5 dwelling units per acre and less than or equal to 3.5 dwelling units per
acre. (Plan 2035, p. 100).

The applicant is proposing 145 multifamily dwelling units on this property, which translates to
approximately 35 dwellings per acre. This exceeds the recommended number of dwelling units
per acres and does not conform to the original vision of the Master Plan.

However, it is noted that this project is subject to the provisions of Council Bill CB-69-2020,
which was adopted by the Prince George’s County Council, Sitting as the District Council, on
November 17, 2020. This council bill amended Section 27-441 of the prior Zoning Ordinance to
permit multifamily dwellings in the prior R-55 Zone subject to certain criteria, which this
application meets.
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In addition, the Sector Plan also makes the following recommendations that affect the subject
property:

Environmental Envelope Objectives & Guidelines
e “To guide development of the Planning Areas in a manner that will minimize any

adverse impact on the natural environment, with particular emphasis on the stream
valleys of the Little Paint Branch, Paint Branch, Beaverdam Creek, Indian Creek,
Northeast Branch, Sligo Creek, Northwest Branch, Bald Hill Branch, their tributaries,
Greenbelt Lake and proposed Lake Metro.” (pg. 33)

e “To encourage the preservation of scenic assets and the incorporation of aesthetic
features into development, in order to enhance community appearance.” (pg. 33)

“To ensure the provision of adequate open space within each community”. (pg. 33)

e “To encourage the use of careful site planning and construction techniques in order to
minimize the impact of noise, vibrations, fumes, and visual intrusion on the human
environment.” (pg. 33).

o “Developers shall be encouraged to capitalize on natural assets through the retention
and protection of trees, streams, and other ecological features.” (pg. 50).

e “Developers shall be encouraged to include careful site planning and construction
techniques which are designed to reduce the adverse impact of point and non-point
source noise the exceeds the State’s current maximum allowable levels for receiving
land uses.” (pg. 50).

Analysis: To meet objectives and guidelines identified by the Master Plan, the proposed
development is encouraged to ensure environmental sustainability throughout the development
and construction process. This includes minimizing adverse impacts on the natural environment,
particularly the Northwest Branch stream, retaining and protecting trees or other ecological
features that are currently on the property to the maximum extent possible. In addition, during the
development of the site the applicant is encouraged to implement construction techniques that
reduce negative impacts (noise and air pollution) on surrounding properties and right-of-way.

The applicant is proposing a dog park and passive garden area to meet the master plan
recommendation for adequate open space in the community. In addition, it is noted that the
application proposes to maintain 3.77 acres of stream valley parkland for preservation and
protection of on-site stream valley habitat on the northern section of the property. To further meet
the goals of the Master Plan, the applicant is encouraged to add additional recreational facilities
to the site. The site plan provides space for additional passive or active recreational facilities
residents can use on the northeast portion of the property. In addition, it is noted that the property
is adjacent to M-NCPPC park property and is in proximity to the Northwest Branch Trail. The
applicant should explore opportunities to connect the site to this region's trail system.

Living Areas Plan Objectives & Guidelines
In addition, the Master Plan recommends the following strategies (objectives and guidelines), to

help advance the intent and purpose of the plan. The subject property falls within the Chillum-
Takoma Park subcommunity.
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e “To provide for an effective transition between residential uses and adjoining
nonresidential uses through the imaginative use of urban design and the development
of effective buffering techniques and standards.” (pg. 61)

e “To encourage the design of housing and living areas that create safe spaces, which will
in turn minimize vulnerability to crime and facilitate unobstructed access for
emergency vehicles”. (pg. 61)

e “To assure that future housing and neighborhoods are designed and located to provide
protection from floods, stormwater damage, erosion, unstable soil conditions, noise,
vibrations, aircraft accidents, and other incompatible uses, and place a high priority on
correcting and preventing these deficiencies.” (pg. 62)

e “Abroad range of housing types and designs should be provided to meet the needs of
different household ages, sizes and income levels.” (pg. 72)

e “The site planning of apartment projects should provide adequate open space at the
perimeter to serve as a buffer between the project and adjacent lower density
residential development.” (pg. 72)

e “Multifamily development should have direct access to arterial or collector roads and
should not have primary access through single-family residential streets.” (pg. 72)

e “Wherever possible, living areas should be linked to community facilities,
transportation facilities, employment areas, and other living areas by a continuous
system of pedestrian walkways and bike trails utilizing the open space and conservation
network.” (pg. 72)

e “Future apartment development should be located within walking distance (usually a
1,500-foot radius) of public transportation access points.” (pg. 73)

e “Aliving area design proposal should include an analysis of internal traffic circulation,
as well as an examination of the development's potential impact on the local
transportation system.” (pg. 73)

e “Buffering in the form of landscaping, open space, attractive fencing, and/or other
creative site planning techniques should be utilized to protect residential areas from
commercial industrial, and other incompatible uses.” (pg. 73)

o “Developers should be encouraged to preserve natural amenities (streams, floodplains,
wooded areas) and to incorporate these natural features into the environmental
patterns of residential areas to serve as open space and to define and/or link together
the living areas.” (pg. 73)

e “Visual attractiveness and recreational amenities for residential areas should be
increased through the provision of open space, public and private maintenance
programs, and other private actions to ensure interesting, varied, and harmonious
appearance.” (pg. 74)

Analysis: Many of the strategies (objectives and guidelines) recommended in the Master Plan are
met in the applicant’s Detailed Site Plan. There are several strategies that are pertinent to this
application and the applicant should follow the strategies highlighted above, specifically strategies
related to open space, preservation of natural amenities, and transportation connections.
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The Master Plan includes several strategies that address the importance of the natural
environment in Living Areas. Due to the development's adjoining property line with two non-
residential uses (place of worship and an educational institution), the applicant is encouraged to
add attractive fencing, landscaping, or other elements to buffer the proposed development from
the surrounding properties. Due to the applications proximity to the Northwest Branch creek, the
application should consider design considerations to enhance protection from floods, stormwater
damage, erosion, unstable soil conditions, and other potential negative environmental impacts.
Development of this site should preserve natural amenities and incorporate these natural features
into the environmental patterns of residential areas to serve as open space and to define and/or
link together the living areas.

In addition, the Master Plan provides guidance on how open space should be implemented in
Living Areas. This application provides open space areas that would satisfy this strategy by
providing a dog park and garden area with garden beds and benches for residents. It is
recommended that the applicant create these open spaces with visual attractiveness and
recreational amenities for the residents. In addition, open spaces on the property should also have
public and private maintenance programs, to ensure these spaces are adequately maintained and
continue to provide an interesting, and harmonious appearance that is maintained, clean, and
usable for property residents.

The application proposes its primary access from Ager Road and does not propose access through
single-family residential streets. The Master Plan recommends that living areas should be linked to
community facilities, transportation facilities, employment areas, and other living areas by a
continuous system of pedestrian walkways and bike trails utilizing the open space and
conservation network. Additions like bus stop amenities along Ager Road and bicycle/pedestrian
infrastructure and signage to the nearby Anacostia Tributary Trail System should be considered as
a part of this project.

Circulation and Transportation Plan Guidelines
e ‘“Intersection should be located to facilitate safe vehicular and pedestrian access to

employment sites, shopping facilities, multi-family developments, and other large traffic
generators.” (pg. 137)

e ‘“Development adjacent to major thoroughfares should, where possible, preserve and
provide landscaped open space between structures and the highway.” (pg. 137)

e “Asystem of trails and walks for pedestrians, bicyclists and equestrians should be
developed to connect neighborhoods, recreation areas, commercial areas, employment
areas, and Metro stations.” (pg. 137)

Analysis: As mentioned above, the applicant should preserve and provide landscaped open space
between structures and major thoroughfares, in this case, Ager Road. Additionally, the applicant
should consider intersection improvements at the entrance of the development and Ager Road.
This could include ADA ramps, painted or textured crosswalks to signify pedestrian crossing in
front of the development, and dashed bicycle markings (like those at the entrance/exit of the
adjacent Rosa L. Parks Elementary School) to signify to cyclist where vehicles cross the Ager Road
bike lane. A development of this nature will introduce movements of new vehicles, pedestrians,
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bicyclists, and other transportation modes and to ensure safe conditions in and out of the site.
Intersection improvements should be considered, and the applicant should work with the
Transportation Planning Section and operating agencies as appropriate to ensure safe pedestrian
and vehicular movement in the area.

Aviation/MIOZ: This application is not located within an Aviation Policy Area or the Military
Installation Overlay Zone

SMA/Zoning: On November 29, 2021, the District Council approved CR-136-2021, the
Countywide Map Amendment (CMA) which reclassified the subject property from R-55 (One-
Family Detached Residential) to RSF-65 (Residential, Single-Family - 65) and R-35 (One-Family
Semidetached, and Two-Family Detached, Residential) to RSF-A (Residential, Single-Family-
Attached) respectively, effective April 1, 2022.

MASTER PLAN CONFORMANCE ISSUES: None

ADDITIONAL INFORMATION: None

MASTER PLAN CONFORMANCE ANALYSIS: Several of the analysis comments above speak to
the improvements that need to be considered on this application. Primarily, the applicant will
need to ensure environmental compliance as it relates to the proximity to the Northwest
Branch stream. Additionally, transportation improvements, specifically at the entrance of the
development and Ager Road are crucial to improve connectivity and safety for future users of
the complex and others who pass by the proposed project.

OVERLAY ZONE CONFORMANCE ANALYSIS: None

cc: Long-Range Agenda Notebook
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August 14, 2025

MEMORANDUM
TO: Meng Sun, Development Review Division
FROM: Jon Wilson, Transportation Planning Section, Countywide Planning Division

VIA: A5 Noelle Smith, AICP, Transportation Planning Section, Countywide Planning Division

SUBJECT: DSP-22017 Herman Apartments

Prior Conditions of Approval
This site is subject to the previously approved Preliminary of Subdivision (PPS) 4-22012, Certificate

of Adequacy ADQ-2022-028 and Final Plat of Subdivision 5-05120. The relevant conditions of
approval are provided below.

4-22012

5. The applicant and the applicant’s heirs, successors, and/or assignees shall construct the
following facilities, and shall show these facilities on the detailed site plan, prior to its
acceptance:

a. A standard sidewalk along the property’s frontage on 23rd Avenue, unless modified
by the operating agency with written correspondence.

Comment: The site plan includes a five-foot-wide sidewalk along 23rd Avenue.

ADQ-2022-028
1. Total development within the subject property shall be limited to uses that would generate
no more than 75 AM and 87 PM peak-hour vehicle trips. Any development generating an
impact greater than that identified herein above shall require a new preliminary plan of
subdivision (PPS) with a new determination of the adequacy of transportation facilities

Comment: The subject application is consistent with the prior approval and does not exceed the
established trip cap.

Master Plan Compliance
The site is subject to the 2009 Countywide Master Plan of Transportation (MPOT) and the 1989

Approved Langley Park-College Park-Greenbelt and Vicinity Sector Plan and Sectional Map
Amendment.
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Right of Way (ROW)
Ager Road (A-42): 100-foot ROW

Comment: The MPOT recommends the above ROW. The site plan identifies a 120-foot ultimate
ROW.

Pedestrian and Bike Facilities
The MPOT recommends the following facilities:

Ager Road (A-42): Existing bicycle lane

Comment: The site plan includes the existing bicycle lane along Ager Road and meets the intent of
the recommendation.

Recommendations, Policies, and Goals
MPOT Complete Streets Policies (p. 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.

Comment: The site plan includes the existing sidewalk along Ager Road and Rittenhouse. The prior
approval required a five-foot-wide sidewalk along 234 Avenue that is included on site plan. The site
plan includes the existing bicycle lane along Ager Road. These facilities meet the intent of the policy.

Policy 3: Small area plans within the Developed and Developing Tiers should identify
sidewalk retrofit opportunities to provide safe routes to schools, pedestrian access to
mass transit, and more walkable communities.

Comment: The prior approval required a five-foot-wide sidewalk along 2314 Avenue and is
included on the site plan. Both Ager Road and Rittenhouse Road are currently improved with
sidewalk. These facilities meet the intent of the policy.

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.

Comment: The site plan includes the existing bicycle lane along Ager Road and meet the intent of
the policy.

1989 Approved Langley Park-College Park-Greenbelt and Vicinity Sector Plan and Sectional Map
Amendment provides guidance for multi-modal circulation through the planning area (p.123):

Goal: To create and maintain a transportation network in the Planning Areas that is
safe, efficient, and provides for all modes of travel in an integrated manner.
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Objective: To develop nonvehicular facilities where possible, including pedestrian/
hiker trails, bicycle ways, and equestrian paths.

Comment: The site plan includes sidewalk along the frontage of Ager Road, 23rd Avenue, and
Rittenhouse Road, and the existing bicycle lane along Ager Road. Marked crosswalks and ADA curb
ramps are also provided crossing the access point and through the site for a direct connection to
the building entrance. These facilities meet the intent of the policy.

Transportation Planning Review
Zoning Ordinance Compliance

Section 27-283 of the Prince George’s County Zoning Ordinance (Ordinance) provides guidance for
DSP review. The section references the following design guidelines described in Section 27-274(a):

(2) Parking, loading, and circulation

A) Surface parking lots should be located and designed to provide safe and
efficient vehicular and pedestrian circulation within the site, while
minimizing the visual impact of cars. Parking spaces should be located to
provide convenient access to major destination points on the site.

Comment: Access to the subject site will be provided by one full movement driveway along Ager
Road. The development requires 222 parking spaces, of which 218 are provided to include 134
standard, 74 compact, and 10 ADA accessible parking spaces. In addition, the development
proposes 5 electric vehicle spaces, totaling 223 vehicular parking spaces to meet the requirement.
One loading space is provided on site, and designated space for bicycle parking is proposed in two
locations, including 3 spaces, accommodating 6 bicycles each and 12 bicycles total for the site. The
proposed parking excludes long-term interior bicycle parking. Staff reccommend long-term interior
bicycle parking. The proposed development allows for adequate circulation through the site.

B) Loading areas should be visually unobtrusive and located to minimize
conflicts with vehicles or pedestrians.

Comment: The proposed development includes one loading space and does not feature any loading
docks. The loading area is clearly marked; the loading space is appropriate. The loading circulation
exhibit demonstrates that the movements will be accommodated through the site.

C) Vehicular and pedestrian circulation on a site should be safe, efficient, and
convenient for both pedestrians and drivers.

Comment: Access to the subject site will be provided by one full movement driveway along Ager
Road, and internal circulation is proposed via drive aisles, allowing two-way traffic. The site plan
includes a five-foot-wide sidewalk, ADA curb ramp, and crosswalks providing connections
throughout the site. Vehicular and pedestrian circulation is accommodated. Staff find circulation on
site to be sufficient.

Conclusion
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Based on the findings presented above, staff conclude that the vehicular, pedestrian, and bicycle
access and circulation for this plan are acceptable, consistent with the site design guidelines
pursuant to Section 27, and meet the findings for pedestrian and bicycle transportation purposes if
the following conditions are met:

1. Prior to certification, the applicant and the applicant’s heirs, successors, and/or assigns shall
show these facilities as part of the site plan:

a) Location and details of long-term bicycle parking within the multifamily

building, in accordance with the bicycle facilities of the 2009 Countywide
Masterplan of Transportation
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Countywide Planning Division
Environmental Planning Section 301-952-3650

August 15, 2025

MEMORANDUM

TO: Meng Sun, Planner III, Urban Design Section, DRD

VIA: Tom Burke, Supervisor, Environmental Planning Section, CWPD TB
FROM: Christian Meoli, Planner II, Environmental Planning Section, CWPD CM

SUBJECT: The Herman Apartments: DSP-22017 and TCP2-023-2025

The Environmental Planning Section (EPS) has reviewed the above-referenced detailed site plan
(DSP) application accepted on June 2, 2025. Comments were provided in a Subdivision and
Development Review Committee (SDRC) meeting on June 20, 2025. Revised plans were received on
August 12, 2025. EPS finds the application in conformance with Sections 27-285(b)(3),
27-285(b)(4), 27-282(e)(5), 27-282(e)(9),27-282(e)(11) of the prior Zoning Ordinance, and
24-131 of the prior Subdivision Regulations, and recommends approval of DSP-22017 and
TCP2-023-2025, subject to the findings and conditions at the end of this memorandum.

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

Development Associated Authority Status Action Date | Resolution
Review Case TCP(s) Number

N/A TCP2-106-05 Staff Approved 7/27/2005 | N/A

N/A TCP2-106-05-01 | Staff Approved 6/2/2006 N/A

NRI-193-2021 | N/A Staff Approved 3/25/2022 | N/A

4-22012 TCP1-015-2023 | Planning Board | Approved 1/18/2024 | PGCPB No.

2024-005
DSP-22017 TCP2-023-2025 | Planning Board | Pending Pending Pending
PROPOSED ACTIVITY

The current application is a DSP for the development of 145 multifamily apartments.

APPLICABLE ENVIRONMENTAL REGULATIONS

This property is subject to the grandfathering provisions of Division 2 of the Woodland and Wildlife
Habitat Conservation Ordinance because the property had a TCP that was accepted for review
before June 30, 2024. The property must therefore conform to the environmental regulations of the
2010 Woodland Conservation Ordinance (2010 WCO) and the 2018 Environmental Technical
Manual. The property is also subject to the environmental regulations in prior Subtitles 24 and 27
because there is a previously approved preliminary plan of subdivision (PPS).
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SITE DESCRIPTION

This property is 9.51 acres and is located on the north side of Ager Road, approximately 2,500 feet
from its intersection with East-West Highway. The current zoning for the site is Residential,
Single-Family - Attached (RSF-A) Zone and Residential, Single-Family - 65 (RSF-65) Zone; however,
the applicant has opted to apply the zoning standards to this application that were in effect prior to
April 1, 2022, for the One-Family Semidetached, the Two-Family Detached, Residential (R-35) Zone,
and the One-Family Detached Residential (R-55) Zone. The site is predominantly in the 100-year
floodplain and contains regulated environmental features (REF) in the form of streams, wetlands,
stream buffer, and wetland buffer.

REVIEW OF PREVIOUSLY APPROVED CONDITIONS

Review of Preliminary Plan of Subdivision 4-22012

4-22012 was approved by the Planning Board on January 18, 2024 (PGCPB Resolution No.
2024-005) for two lots for development of multifamily dwelling units. The approval conditions,
which are environmental in nature and relevant to this DSP, are shown in bold and are addressed
below:

2. Prior to signature approval of the preliminary plan of subdivision, the Type 1 tree
conservation plan (TCP1) shall be revised, as follows:

a. Remove proposed primary management area Impacts 6 and 7 from the TCP1
plan (as reflected on the impact exhibits provided).

b. Have the plans signed and dated by the qualified professional who prepared
them.

This condition was addressed with the signature approval of the PPS and TCP1. Modified
and new PMA impacts are requested with the DSP and are addressed herein.

3. Development of this site shall be in conformance with Stormwater Management
Concept Plan 27161-2022-00 and any subsequent revisions.

The site remains in general conformance with the stormwater management (SWM) concept
plan. Certain proposed outfalls and stormwater management devices impact the PMA. One
new impact requested with the DSP for a stormwater facility within the PMA is addressed
herein.

9. Prior to signature approval of the preliminary plan of subdivision, the applicant shall
provide a copy of a letter from the Maryland Department of Natural Resources
discussing whether or not any rare, threatened, or endangered species are present
on-site, and if any development restrictions exist.

The applicant was requested to provide evidence of this letter at SDRC to confirm that this

condition has been previously addressed. This information has not yet been provided and
must be provided prior to certification of the DSP.
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14. At the time of final plat, in accordance with Section 24-134(a)(4) of the Prince
George's County Subdivision Regulations, approximately 3.65 +/- acres of parkland,
as shown on the preliminary plan of subdivision (Parcel A), shall be conveyed to The
Maryland-National Capital Park and Planning Commission (M-NCPPC). The land to be
conveyed shall be subject to the following conditions:

h. In general, no stormwater management facilities, tree conservation, or utility
easements shall be located on land owned by, or to be conveyed to, M-NCPPC.
However, the Prince George's County Department of Parks and Recreation (DPR)
recognizes that there may be need for conservation or utility easements in the
dedicated M-NCPPC parkland. Prior to the granting of any easements, the applicant
must obtain written consent from DPR. DPR shall review and approve the location
and/or design of any needed easements. Should the easement requests be approved
by DPR, a performance bond and/or maintenance and easement agreement may be
required prior to the issuance of any grading permits.

Reforestation and stormwater management facilities are proposed on-site in areas to be
dedicated to M-NCPPC. The applicant has provided an email with Prince George's County
Department of Parks and Recreation (DPR), the Environmental Stewardship Division of DPR
that demonstrates conformance with this condition.

ENVIRONMENTAL REVIEW

Natural Resources Inventory

Section 27-282(e)(5) of the prior Zoning Ordinance requires an approved natural resource
inventory (NRI) plan with DSP applications. NRI-193-2021 was approved on March 25, 2022, and
provided with this application. The site contains 100-year floodplain, wetlands, streams, and their
associated buffers comprising the primary management area (PMA) generally in the middle of the
site. One forest stand covering 0.99 acre within the 100-year floodplain is present on-site. No
woodlands are mapped outside of the 100-year floodplain. There are 12 specimen trees on-site.
This site is not within a Tier II catchment area. The southeast edge of the site is mapped within a
sensitive species review area per PGAtlas. At the time of PPS and TCP1, Staff requested that the
applicant produce the required letter from the Maryland Department of Natural Resources
regarding the presence or absence of rare, threatened, or endangered species on-site. It is unclear if
this letter was submitted at the time of signature approval. Staff request that the applicant provide
evidence that this letter was previously submitted, or to deliver the letter prior to certification of
the TCP2.

Woodland Conservation

The 2010 WCO requires a woodland conservation threshold (WCT) of 20 percent of the 4.15-acre
net tract area or 0.83 acre. The total woodland conservation requirement based on the amount of
clearing proposed, 0.69 acre, designed to be satisfied with 0.74 acre of on-site afforestation or
reforestation. Minor technical revisions to the TCP2 are required and included in the conditions
listed at the end of this memorandum.
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Specimen Trees

Section 25-122(b)(1)(G) of the 2010 WCO requires that “Specimen trees, champion trees, and trees
that are part of a historic site or are associated with a historic structure shall be preserved and the
design shall either preserve the critical root zone of each tree in its entirety or preserve an
appropriate percentage of the critical root zone in keeping with the tree’s condition and the species’
ability to survive construction as provided in the Technical Manual.” The removal of seven
specimen trees (ST-1 through ST-6 and ST-14) was approved by the Planning Board with 4-22012
and the companion TCP1-015-2023 through Planning Board Resolution PGCPB Res. No. 2024-005.
This DSP is reliant on that prior approval. No additional specimen trees are requested for removal
with this DSP.

Regulated Environmental Features (REF)

Section 27-285(b)(5) of the Zoning Ordinance states that the Planning Board may approve a
detailed site plan if it finds that the regulated environmental features have been preserved and/or
restored in a natural state to the fullest extent possible in accordance with the requirement Section
24-130(b)(5) of the Subdivision Ordinance. The on-site REF include streams, wetlands, stream
buffer, and wetland buffer.

Section 24-130(b)(5) of the Subdivision Ordinance states: “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
features shall be placed in a conservation easement and depicted on the final plat.”

PMA Impacts Associated with 4-22012

Five impacts were approved with the PPS for a total impact of 25,534 square feet. Impacts 2, 3, and
4 are not proposed to be modified with this DSP; however, this DSP is reliant on that prior approval.
Modified and additional impacts are discussed below.

PMA Impacts Associated with DSP-22017

Two modified impacts and two new impacts to the PMA are proposed with this application,
identified as Impacts 1, 5, 6, and 7, detailed below. A statement of justification (SOJ) dated July 25,
2025, was submitted with the revised material.

Impact 1 - 0.11 acre (4,986 square feet)

Impact 1 was originally approved with the PPS for 0.12 acre (5,057 square feet) for the installation
of a 36-foot storm drainpipe and outfall. The DSP proposes to modify this impact due to refined site
design engineering resulting in a decrease of 71 square feet of permanent impact, totaling 0.11 acre
(4,986 square feet). This impact is supported as proposed due to the decrease in impact.

Impact 5 - 0.55 acre (24,042 square feet)

Impact 5 was originally approved with the PPS for 0.29 acre (12,480 square feet) for the removal of
two existing outbuildings and the remaining portion of an existing gravel driveway.
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The DSP proposes to modify this impact to expand the disturbance to floodplain by 0.26 acre,
totaling 0.55 acre (24,42 square feet) due to expanded floodplain impact to accommodate
additional areas of open space and passive recreation. Over half of the property (5.36 acres) is
within the floodplain. In addition, 3.77 acres of PMA on the site will be dedicated to DPR which
limits space for on-site amenities for residents. The expanded floodplain area, while impacted, will
be incorporated into the open space and on-site recreational areas for the development. These
areas of passive recreation will be stabilized and planted with grass along with landscaped
materials as shown on the landscape plans. This impact originally included areas of impact for
stormwater management facilities and recreational facilities with the floodplain; however, staff
requested that those impacts be separated to differentiate them from Impact 5. The applicant
submitted a revised impact request and exhibit accordingly and are discussed in Impact 6 and
Impact 7, respectively, below. Modified Impact 5 is supported as proposed.

Impact 6 - 0.10 acre (4,166 square feet)

The DSP proposes this impact for recreational facilities to be located in the floodplain, totaling 0.10
acre (4,166 square feet). This includes a dog park, raised garden planting beds, two sitting areas,
and pathways connecting these features. As mentioned with the discussion of Impact 5, the area of
private recreation for the proposed development is limited. These areas constitute a relatively
minor impact that is mainly pervious features to support recreational open space on the property.
Impact 6 for the location of these recreational features within the floodplain is supported as
proposed.

Impact 7 - 0.05 acre (2,308 square feet)

The DSP proposes this impact for stormwater features to be located in the floodplain, totaling 0.05
acre (2,308 square feet). The proposed features include two micro-bioretention areas and a swale.
This impact was initially proposed with the PPS but was removed so that it could be evaluated at
the time of DSP when further site design was complete. With a large portion of the property in the
floodplain, the development is constrained at the front of the site. The applicant has worked to
located almost all stormwater features outside areas of PMA, but in compliance with stormwater
management requirements and the necessity for proper drainage to the stormwater feature,
portions of these features are proposed in the PMA. Impact 7 is a necessary impact for the orderly
development of the property and is supported as proposed.

Conclusion

Two modified PMA impacts (Impact 1 and Impact 5) and two new impacts (Impact 6 and Impact 7)
are proposed with this application. Impact 1 and Impact 5 were approved with the PPS and are
being modified due to design refinement. Impacts 6 and 7 are new requests with this DSP. These
impacts are supported as proposed.

Stormwater Management

Section 27-282(e)(11) of the prior Zoning Ordinance requires a stormwater management (SWM)
concept approval prior to acceptance of a DSP. An approved Concept Plan (#27161-2022) was
submitted with the application, showing the use of micro-bioretention facilities. This SWM plan was
approved on January 30, 2023, and expires on January 30, 2026. Certain proposed outfalls and
SWM devices impact the PMA, and are addressed herein. The DSP and TCP2 depict recreation
facilities within the floodplain which are not shown on the stormwater concept plan.
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These minor changes will be reflected on the final stormwater management plan based on guidance
from the Department of Permitting, Inspections and Enforcement as indicated in the applicant’s
comment response letter dated August 8, 2025.

Soils
In accordance with Section 24-131 of the prior Subdivision Regulations, this application was
reviewed for unsafe land restrictions.

According to the U.S. Department of Agriculture Natural Resource Conservation Service Web Soil
Survey, soils present include Codorus and Hatboro soils and Urban land-Woodstown complexes.
Marlboro and Christiana clays are not found to occur on this property.

Erosion and Sediment Control

Section 27-252 of the prior Zoning Ordinance requires an approved Grading, Erosion, and Sediment
Control Plan. Development shall comply with the requirements for sedimentation and erosion
control in accordance with Subtitle 32, Division 2, Grading, Drainage and Erosion and
Sedimentation Control, of County Code. The County requires the approval of an Erosion and
Sediment Control Plan. 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 OF RECOMMENDED FINDINGS AND CONDITIONS

EPS has completed the review of DSP-22017 and TCP2-023-2025, and recommends approval,
subject to the following findings and conditions:

Recommended Findings
1. No additional specimen trees are proposed for removal with this application.

2. In conformance with Section 24-130 of the prior Subdivision Regulations, based on the level
of design information currently available, the limits of disturbance shown on the Type 2
tree conservation plan (TCP2), and the Impact exhibits provided, the regulated
environmental features (REF) on the subject property have been preserved and/or restored
to the fullest extent possible. Staff find that modified primary management area (PMA)
Impacts 1 and 5, and new Impacts 6 and 7 are necessary for construction and are
reasonable for the orderly and efficient redevelopment of the subject property.

Recommended Conditions:

1. Prior to the certification of the Type 2 tree conservation plan, 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 Type 2 tree
conservation plan notes on the plan as follows:
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“Woodlands preserved, planted, or regenerated in fulfillment of woodland
conservation requirements on-site have been placed in a woodland and wildlife
habitat conservation easement recorded in the Prince George’s County Land
Records at Liber Folio___. Revisions to this TCP2 may require a revision to the
recorded easement.”

2. Prior to the certification of the Type 2 tree conservation plan, provide the letter from the
Maryland Department of Natural Resources discussing whether or not any rare, threatened,
or endangered species are present on-site.

3. Prior to the certification of the detailed site plan, the Type 2 tree conservation plan shall be
revised as follows:

a. Utilize the 2010 WCO template worksheet on the Countywide Planning Division
Environmental Planning Section webpage so that the net tract area per zone and the

reforestation bond amount are calculated correctly.

b. Add the application number to the approval block and woodland conservation
worksheet, TCP2-023-2025.
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The Maryland-National Capital Park and Planning Commission

" PRINCE GEORGE'S COUNTY
Planning Department

1616 McCormick Drive, Largo, MD 20774 « pgplanning.org « Maryland Relay 7-1-1

Date — June 25, 2025

MEMORANDUM

TO: Emery Hung, Urban Design Section

FROM: Tempi Chaney, Permit Review Section 7_%

SUBJECT: DSP-22017, DDS-24003, AC-25009, The Herman Apartments

1. No comments at this time per the plans submitted with this referral.

DSP-22017_Backup 102 of 186



\/1

e ——
)

£

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Department of Parks and Recreation
6600 Kenilworth Avenue Riverdale, Maryland 20737

1T

DATE: August 15,2025

TO: Meng Sun, Planner Il
Urban Design Section
Development Review Division
Planning Department

VIA: Sonja Ewing, Division Chief SME
Jameka Smith, Assistant Division Chief |S =&
Dominic Quattrocchi, Planning Supervisor DQ e
Department of Parks and Recreation T

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

SUBJECT: DSP-22017 The Herman Apartments

The staff of the Department of Parks and Recreation {DPR) 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.

The subject property, zoned Residential, Single Family-65 (RMF-65), and Residential Single Family-
Attached (RSF-A), is 9.5 acres. The site, addressed as 6203 Ager Road, is located on the north side of
Ager Road, approximately 2,500 feet east of East-West Highway. This property is currently
unimproved. This application is for the development of a 145-unit multifamily building and was
previously reviewed as PPS 4-22012. DPR staff recommended the dedication of land to meet the
mandatory parkland dedication requirement. DER staff agreed to permit woodland conservation on
land conveyed to M-NCPPC. The applicant provided a DPR land dedication exhibit illustrating 3.77
acres of land, shown as Parcel 2, for conveyance to M-NCPPC.

Planning Board Resolution 2024-05 was approved on February 8, 2024. Conditions 6, 7,8, 9, 10, 11,
14 and 15 are of interest to DPR and apply to the subject application, Specifically, Conditions 8-11,
and 14 as cited below:

8. Prior to issuance of any permits which impact wetlands, wetland buffers,
streams or waters of the United States, the applicant shall submit copies of all
federal and state wetland permits, evidence that approval conditions have been

complied with, and associated mitigation plans.

9. Prior to signature approval of the preliminary plan of subdivision, the applicant
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shall provide a copy of a letter from the Maryland Department of Natural
Resources discussing whether or not any rare, threatened, or endangered
species are present on-site, and if any development restrictions exist.

Comment: This information should be provided to DPR staff prior to conveyance.

10. Prior to approval of building permits, the applicant shall submit evidence from
the Prince George's County Health Department that the trash found on the site
and in the stream has been removed and properly stored or discarded.

Comment: This information should be provided to DPR staff prior to conveyance.

11. Prior to approval of a rough grading permit, any abandoned well or septic
system shall be pumped, backfilled and/or sealed in accordance with COMAR
26.04.04 by alicensed well driller or witnessed by arepresentative of the Prince
George's County Health Department.

14. At the time of final plat, in accordance with Section 24-134(a)(4) of the Prince
George's County Subdivision Regulations, approximately 3.65 +/- acres of
parkland, as shown on the preliminary plan of subdivision (Parcel A), shall be
conveyed to The Maryland-National Capital Park and Planning Commission (M-
NCPPC). The land to be conveyed shall be subject to the following conditions:

a) An original, special warranty deed for the property to be conveyed, (signed by
the WSSC Assessment Supervisor) shall be submitted to the Subdivision Section
of the Development Review Division at M-NCPPC, along with the application of
record plat.

b} The applicant and applicant heirs, successors and/or assignees shall
demonstrate that any leins, leases, mortgages, or trusts have been released
from the land to be conveyed to M-NCPPC

¢) The M-NCPPC shall be held harmless for the cost of public improvements
associated with land to be conveyed, including but not limited to, sewer
extensions, adjacent road improvements, drains, sidewalls, curbs and gutters,
and front-foot benefit charges prior to and subsequent to application of the
building permit.

d) The boundaries and acreage of land to be conveyed to the M-NCPPC shall be
indicated on all development plans and permits, which include such property.

e) The land to be conveyed shall not be disturbed or filled in any way without the
prior written consent of the DPR. If the land is to be disturbed, the DPR shall
require that a performance bond be posted to warrant restoration, repair, or
improvements made necessary or required by the M-NCPPC development
approval process. The bond or other suitable financial guarantee (suitability to
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be judged by the General Counsel’s Office, The M-NCPPC) shall be submitted to
the DPR within two weeks prior to applying for grading permits.

f) All waste matter of any kind shall be removed from the property to be
conveyed. All wells shall be filled, and underground structures shall be
removed. The DPR shall inspect the site and verify that the land is in an
acceptable condition for conveyance, prior to dedication.

g) Storm drain outfalls shall be designed to avoid adverse impacts on land to be
conveyed to or owned by the M-NCPPC. If the outfalls require drainage
improvements on adjacent land to be conveyed to or owned by the M-NCPPC,
the DPR shall review and approve the location and design of these facilities. The
DPR may require a performance bond and easement agreement prior to the
issuance of grading permits.

h) No stormwater management facilities, tree conservation, or utility easements
shall be proposed on land owned by or to be conveyed to the M-NCPPC without
the prior written consent of the DPR. The DPR shall review and approve the
location and/or design of these features. If such proposals are approved by the
DPR, a performance bond, maintenance, and easement agreements shall be
required prior to the issuance of grading permits.

Comment: DPR staff provided written consent with the approval of the PPS. A signed
memoranduum will be provided to EPS staff with the signauture approval of
the TCPZ.

Recommendation:
DPR staff recommends approval of DSP-22017, The Herman Apartments with the following
conditions:

1. Priorto approval of building permits, the applicant shall:

a. Provide the Department of Parks and Recreation a copy of a letter from the Maryland
Department of Natural Resources discussing whether any rare, threatened, or
endangered species are present on-site, and if any development restrictions exist.

b. Submit to the Department of Parks and Recreation evidence from the Prince George's
County Health Department that the trash found on the site and in the stream has been
removed and properly stored or discarded.

e Leonard Pettiford
Signature: Signature: Duspuis Guattrsects
Email: Sonja.Ewing@pgparks.com Email: dominic.quattrocchi@pgparks.com

signature: Jameka Smith

Jarngka Smith (Aug 18,2025 11:54:52 EOT)

Email: jameka.smith@pgparks.com
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THE PRINCE GEORGE'S COUNTY GOVERNMENT DPIE

Department of Permitting, Inspections and Enforcement

INSPECTIONS AND ENFORCEMENT
Tara H. Jackson Dawit Abraham, P.E.
Acting County Executive Director
MEMORANDUM

June 2, 2025 - Revised

TO: Emery Huang, Development Review Division
Maryland-National Capital Park & Planning Commission

FROM: Shirley Anthony Branch, Water and Sewer Plan Coordinator SU3
Site/Road Plan Review Division, DPIE

RE: SDRC Comments - The Herman Apartments, DSP-22017

Below are my comments on a detailed site plan that is scheduled for review at the SDRC meeting on
June 20, 2025. This is a first response for this detailed site plan. Should you have any questions
regarding the attached information, please feel free to call me at 301.636.2060.

DSP-22017 The Herman Apartments
Tax ID: 3676384
Tax map: 41 D-2; Platted Parcel A; Plat: 17206083
Acres: 9.50; Zoned: RSF-65
WSSC Grid: 208NE02
DPIE North District

1. The 2018 Water and Sewer Plan designates platted Parcel A in Water and Sewer Category 3, inside
the Sewer Envelope, in the Growth Tier, and within Tier 1 under the Sustainable Growth Act —
approved for public sewer service. Parcel A was previously developed with a church that is now
razed. Auxiliary buildings remain in the 2023 aerial view.

2. Six-inch diameter water and sewer lines are extended unto the property. Water and sewer lines in
Ager Road abut the property. Water and sewer line extensions or on-site systems may be required
to service the proposed subdivision and must be approved by the Washington Suburban Sanitary
Commission before recordation of a final plat.

3. Floodplain exists on the property. Please contact the Floodplain Manager for more information
regarding this matter.

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 July 31, 2024. 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: Rey De Guzman, P.E., Associate Director, S/RPRD, DPIE
Koji Harada, P.E., North District, S/RPRD, DPIE
Salman U. Babar, P.E., CFM, Floodplain Manager, S/RPRD, DPIE

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774
Phone: 301.636.2060 ¢ http://dpie.mypgc.us ¢ FAX: 301.925.8510
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CIVP-DSP-22017 (6).pdf

1 - Created by: Art Atencio on 6/25/25 9:24 AM
Title: WSSC - General, Department Review, DSD - Project Manager
1. WSSC comments are made exclusively for this plan review based on existing system
conditions at this time. We will reevaluate the design and system conditions at the
time of application for water/sewer service.

2. Coordination with other buried utilities:

a. Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination
requirements.

b. No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are
permitted in the WSSC right-of-way unless specifically approved by WSSC.

c. Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted.
d. Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere

to WSSCs pipeline crossing and clearance standards will be rejected at design plan
review. Refer to WSSC Pipeline Design Manual Part Three, Section 3.

e. Failure to adhere to WSSC crossing and clearance standards may result in
significant impacts to the development plan including, impacts to proposed street,
building and utility layouts.

f. The applicant must provide a separate Utility Plan to ensure that all existing and
proposed site utilities have been properly coordinated with existing and proposed WSSC
facilities and rights-of-way.

g. Upon completion of the site construction, utilities that are found to be located

within WSSCs rights-of-way (or in conflict with WSSC pipelines) must be removed and
relocated at the applicants expense.

3. Forest Conservation Easements are not permitted to overlap WSSC existing or
proposed easements. Potential impacts to existing Forest Conservation Easements
(due to proposed water and/or sewer systems) must be reviewed and approved by
County staff.

4. Unless otherwise noted: ALL extensions of WSSCs system require a request for
Hydraulic Planning Analysis and need to follow the System Extension Permit (SEP)
process. Contact WSSCs Permit Services Section at (301) 206-8650 or visit our
website at MASTER - HPA Checklist for ePlan.xlsx (wsscwater.com) for requirements.
For information regarding connections or Site Ultility (on-site) reviews, you may

visit or contact WSSCs Permit Services Section at (301) 206-4003.

2 - Created by: Art Atencio on 6/25/25 9:25 AM
Title: WSSC - Hydraulics, Department Review, DSD - Project Manager
1. Site Utility System reviews are required for projects with proposed water
connections greater than 2-inch or sewer connections greater than 4-inch. Contact
the WSSC Permit Services Section at (301) 206-8650 for submittal requirements or
view our website.

2. Hydraulic Planning Analysis may be requested from WSSC for pre-review of a
proposed site utility system to address adequate flow and/or capacity concerns.

3. A 12-inch water main is available to serve the proposed site. Contact the Permit
Services Section at (301) 206-8650 for details regarding applying for service
connections or visit our website.

4. An 8-inch gravity sewer main is available to serve the proposed site. Cont3%f il ~-Backup 108 of 186



Permit Services Section at (301) 206-8650 for details regarding applying for service
connections or visit our website.

5. If elevations do not allow gravity sewer, onsite pumping with ejector or grinder
pumps may be required for sewer service.

3 - Created by: Art Atencio on 6/25/25 10:12 AM
Title: WSSC - Design, Department Review, DSD - Project Manager
1. WSSC easements must be free and clear of other utilities, including storm
drain systems, ESD devices, gas, electric, telephone, CATV, etc., except for
allowed crossings designed in accordance with the WSSC 2017 Pipeline Design
Manual. Landscaping and hardscaping are also not allowed without approval. Under
certain conditions (and by special request) the items listed above may be
permitted within the WSSC easement. However, this will be evaluated on a
case-by-case basis and if allowed, will require execution of a special agreement
and/or Hold Harmless Agreement between WSSC and the developer.

2. Geotechnical and Corrosion Submittal will be required. It appears that possible
sources of stray current have been identified within 2,000 feet of this site. See
WSSC 2017 Pipeline Design Manual Part Three, Section 20.

3. Follow WSSC Demolition/Abandonment procedures to obtain a County Raze
Permit. Note: Failure to obtain an SDC fixture credit permit inspection prior to

the removal of existing fixtures will result in the issuance of Basic Credit

Only. To obtain System Development Charge (SDC) credits for existing plumbing
fixtures, an SDC Fixture Count Inspection MUST be completed by a WSSC
Regulatory Inspector BEFORE REMOVAL OF FIXTURES OR DEMOLITION of the
structure. The inspection requires a permit which can only be obtained through a
WSSC Registered Master Plumber. SDC Fixture Credit Procedures are available at
the WSSC Permit Services website.

4. WSSC facilities/structures cannot be located with a public utility easement

(PUE) however WSSC pipelines may cross over a PUE. Revise the plan to relocate any
pipeline, valve, fire hydrant, meter vault, meter vault by-pass piping and any other
WSSC facilities/structures outside of the PUE.
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From: SHEA, CHARLES
To: Grigsby, Martin; AZZAM, ABDULKADER; LANGHORNE, DANIEL; Sun, Meng
Cc: HWARY, AHMED ED; IBRAHIM, WALID; HASSAN, HATIM
Subject: RE: SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments
Date: Wednesday, August 13, 2025 10:15:06 AM
Attachments: image001.png

image002.png

image003.png

image004.png

image005.png

image006.png

image007.png

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

At&t LNS has no existing utilities at this location.

Regards,
Charles P. Shea

Desk: 703.288.9400 Ext. 1006
Mobile: 703-338-8024
Email: cs239m@att.com

From: Grigsby, Martin <Martin.Grigsby@ppd.mncppc.org>

Sent: Tuesday, August 12, 2025 3:13 PM

To: SHEA, CHARLES <cs239m@att.com>; AZZAM, ABDULKADER <aa9168@att.com>; LANGHORNE,
DANIEL <dI9346@att.com>; Sun, Meng <Meng.Sun@ ppd.mncppc.org>

Cc: HWARY, AHMED ED <ah5959@att.com>; IBRAHIM, WALID <wi340d@att.com>; HASSAN, HATIM
<hh9514@att.com>

Subject: Re: SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments
Hello Charles,

See attached items for assistance.

Thanks,

Martin Grigsby

Applications Section |M-NCPPC Development Review Division

Office: 301-952-3772

1616 McCormick Drive, Largo, MD 20774
Martin.Grigsby@ppd.mncppc.org
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PRINCE GEORGE'S COUNTY
Planning Department

OEXME®

From: SHEA, CHARLES <cs239m @att.com>

Sent: Tuesday, August 12, 2025 2:55 PM

To: AZZAM, ABDULKADER <aa9168@att.com>; LANGHORNE, DANIEL <dI9346 @att.com>; Grigsby,
Martin <Martin.Grigsb d.mncppc.org>; Sun, Meng <Meng.Sun d.mncppc.org>

Cc: HWARY, AHMED ED <ah5959@att.com>; IBRAHIM, WALID <wi340d @att.com>; HASSAN, HATIM

<hh9514@att.com>
Subject: RE: SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments

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

At&t Firewalls block me from accessing dropbox, please forward and overview map/drawings
to me via email to review.

Regards,
Charles P. Shea

Desk: 703.288.9400 Ext. 1006
Mobile: 703-338-8024
Email: cs239m@att.com

From: AZZAM, ABDULKADER <aa9168@att.com>

Sent: Monday, August 11, 2025 9:46 AM

To: SHEA, CHARLES <cs239m@att.com>; LANGHORNE, DANIEL <dI9346@att.com>

Cc: HWARY, AHMED ED <ah5959@att.com>; IBRAHIM, WALID <wi340d@att.com>; HASSAN, HATIM
<hh9514@att.com>; AZZAM, ABDULKADER <aa9168@att.com>

Subject: FW: SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments
Importance: High

From: Grigsby, Martin <Martin.Grigsby@ppd.mncppc.org>

Sent: Friday, August 8, 2025 12:48 PM

To: julysse@hyattsville.org; planning@hyattsville.org; amelliza@washgas.com; wi3400@att.com;
AZZAM, ABDULKADER <aa9168@att.com>; gw1349@att.com; kencrouse@comecast.net;
jkoroma@pepco.com; Martin.W.Vermillion@Verizon.com; SAMUEL.Z. TAYMAN@VERIZON.COM;
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DSGIntake@wsscwater.com; Andreadis, Irene <lrene.Andreadis@wsscwater.com>;
AOAdeyemo@co.pg.md.us; Thweatt, Susan W. <swthweatt@co.pg.md.us>; JGANDERSON-

PRESTON@CO.PG.MD.US; Police_21stCenturyPolicingDiv@co.pg.md.us; 'sabranch@co.pg.md.us'
<sabranch@co.pg.md.us>; Walder, Stephanie <sawalder@co.pg.md.us>; NDonoghue@co.pg.md.us;
CHii@co.pg.md.us; Weissberg, Victor <VWeissberg@co.pg.md.us>; SHEIkabbani@co.pg.md.us;
jrussel@co.pg.md.us; KMAZZARA@CO.PG.MD.US; ETBeckert@co.pg.md.us; mcgiles@co.pg.md.us;
MAbdullah@co.pg.md.us; mtayyem@co.pg.md.us; rlattivor@co.pg.md.us; Steven G. Snyder - DPIE
(SGSnyder@co.pg.md.us) <SGSnyder@co.pg.md.us>; nwformukong@co.pg.md.us;
WKEdelen@co.pg.md.us; Larman, Brooke <Brooke.larman@ppd.mncppc.org>; Rey DeGuzman -
DPIE <rsdeguzman@co.pg.md.us>; AMGullickson@co.pg.md.us; Reilly, James V
<JVReilly@co.pg.md.us>; PPD-EnvDRDreferrals <ppd-envdrdreferrals d.mncppc.org>;
Thompson, lvy <]vy.Thompson@pgparks.com>; Holley, Edward <Edward.Holley@pgparks.com>;
DPR-DRDreferrals <DPR-DRDreferrals@pgparks.com>; Gupta, Mridula
<Mridula.Gupta@ppd.mncppc.org>; Hancock, Crystal <crystal.hancock@ppd.mncppc.org>; Smith,
Noelle <Noelle.Smith@ppd.mncppc.org>; Bishop, Andrew <andrew.bishop@ppd.mncppc.org>; PPD-
CPDreferrals <cpdreferrals@ppd.mncppc.org>; Franklin, Judith <Judith.Franklin@ppd.mncppc.org>;
Bynum, Angele <Angele.Bynum@ppd.mncppc.org>; Henderson, Tamika
<Tamika.Henderson@ppd.mncppc.org>; Albrecht, Jill <Jill.Albrecht@ppd.mncppc.org>; Chisholm,
Amelia <Amelia.Chisholm@ppd.mncppc.org>; Stabler, Jennifer <Jennifer.Stabler d.mncppc.org>;
Gross, Thomas <thomas.gross@ppd.mncppc.org>; Smith, Tyler <Tyler.Smith@ppd.mncppc.org>

Cc: Fields, Ernest <Ernest.Fields@ppd.mncppc.org>; Contee, Wendy
<wendy.contee@ppd.mncppc.org>; Nichols, Page <Page.Nichols@ppd.mncppc.org>; PPD-
DRD_Applications Section_Distribution <ppd-
drd_applicationssection_distribution@ppd.mncppc.org>; Garland, Hyojung
<hyojung.garland@ppd.mncppc.org>; Kosack, Jill <Jill.Kosack@ppd.mncppc.org>; Sun, Meng

<Meng.Sun@ppd.mncppc.org>; Huang, Te-sheng (Emery) <Tesheng.Huang@ppd.mncppc.org>
Subject: SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments
Importance: High

Greetings,

SDRC Response for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments has

been received

DUE DATE: August 15, 2025

Planning Board Date: September 18, 2025 (Tentative)

® All reennnees miist he emailed to the NEW assigned reviewer and to
PGCReferrals d.mncppc.org ;
® Attach signed memos on official letterhead

® Attach a signed PDF and Word version of the document.

® The email subject must include Case number + Case name + Dept + Reviewer
initials.
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® Please indicate in the body of your email if the attached response is the 1st, 2nd or
3rd

NEW assigned reviewer: Meng Sun: Meng.Sun@ppd.mncppc.org

Click on the hyperlink to view the SDRC Submission:

https://www.dropbox.com/scl/fo/enysmOQvi20338nv9u8a6o/h?
rikey=rnihum44jkozjrijjvaw7x8od&st=goeu924w&d|=0

Thanks,

Martin Grigsby

Applications Section |M-NCPPC Development Review Division
Office: 301-952-3772

1616 McCormick Drive, Largo, MD 20774

Martin.Grigsb d.mncppc.or

Tha Ksrglumd-Metions! Copis Pwk snd Plarning Cormmamson

uPRINCE GEORGE'S COUNTY
Planning Department

OEOXWE®

From: Grigsby, Martin <Martin.Grigsby@ppd.mncppc.org>

Sent: Monday, June 2, 2025 8:20 AM

To: julysse@hvyattsville.org <julysse@hvyattsville.org>; planning@hyattsville.org
<planning@hvyattsville.org>; amelliza@washgas.com <amelliza@washgas.com>; wi3400@att.com
<wi3400@att.com>; Sam Azzam - AT&T <aa9168@att.com>; gw1349@att.com <gw1349@att.com>;
kencrouse@comecast.net <kencrouse@comcast.net>; jkoroma@pepco.com <jkoroma@ pepco.com>;
Martin.W.Vermillion@Verizon.com <Martin.W.Vermillion@Verizon.com>;
SAMUEL.ZTAYMAN@VERIZON.COM <SAMUEL.ZTAYMAN@VERIZON.COM>;
DSGlIntake@wsscwater.com <DSGlIntake @wsscwater.com>; Andreadis, Irene
<lrene.Andreadis@wsscwater.com>; AOAdeyemo@co.pg.md.us <AOAdeyemo@co.pg.md.us>;
Thweatt, Susan W. <swthweatt@co.pg.md.us>; JGANDERSON-PRESTON@CO.PG.MD.US
<JGANDERSON-PRESTON@CO.PG.MD.US>; Police_21stCenturyPolicingDiv@co.pg.md.us

<Police_21stCenturyPolicingDiv@co.pg.md.us>; 'sabranch@co.pg.md.us' <sabranch@co.pg.md.us>;
Walder, Stephanie <sawalder@co.pg.md.us>; NDonoghue@co.pg.md.us

<NDonoghue@co.pg.md.us>; CHii@co.pg.md.us <CHii@co.pg.md.us>; Weissberg, Victor
<VWeissberg@co.pg.md.us>; SHElkabbani@co.pg.md.us <SHElkabbani@co.pg.md.us>;
jrussel@co.pg.md.us <jrussel@co.pg.md.us>; KMAZZARA@CO.PG.MD.US
<KMAZZARA@CO.PG.MD.US>; ETBeckert@co.pg.md.us <ETBeckert@co.pg.md.us>;
mcgiles@co.pg.md.us <mcgiles@co.pg.md.us>; MAbdullah@co.pg.md.us
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<MAbdullah@co.pg.md.us>; mtayyem@-co.pg.md.us <mtayyem@co.pg.md.us>;
rlattivor@co.pg.md.us <rlattivor@co.pg.md.us>; Steven G. Snyder - DPIE (SGSnyder@co.pg.md.us)
<SGSnyder@co.pg.md.us>; nwformukong@co.pg.md.us <nwformukong@co.pg.md.us>;
WKEdelen@co.pg.md.us <WKEdelen@co.pg.md.us>; Larman, Brooke

<Brooke.larman@ppd.mncppc.org>; Rey DeGuzman - DPIE <rsdeguzman@co.pg.md.us>;

AMGullickson@co.pg.md.us <AMGullickson@co.pg.md.us>; Reilly, James V <JVReilly@co.pg.md.us>;
PPD-EnvDRDreferrals <ppd-envdrdreferrals@ppd.mncppc.org>; Thompson, lvy
<lvy.Thompson@pgparks.com>; Holley, Edward <Edward.Holley@Pgparks.com>; DPR-DRDreferrals
<DPR-DRDreferrals@pgparks.com>; Gupta, Mridula <Mridula.Gupta@ppd.mncppc.org>; Hancock,
Crystal <crystal.hancock@ppd.mncppc.org>; Smith, Noelle <Noelle.Smith@ppd.mncppc.org>;
Bishop, Andrew <andrew.bishop@ppd.mncppc.org>; PPD-CPDreferrals
<cpdreferrals@ppd.mncppc.org>; Franklin, Judith <Judith.Franklin@ppd.mncppc.org>; Bynum,
Angele <Angele.Bynum@ppd.mncppc.org>; Henderson, Tamika
<Tamika.Henderson@ppd.mncppc.org>; Albrecht, Jill <Jill.Albrecht@ppd.mncppc.org>; Chisholm,
Amelia <Amelia.Chisholm@ppd.mncppc.org>; Stabler, Jennifer <Jennifer.Stabler d.mncppc.org>;
Gross, Thomas <thomas.gross@ppd.mncppc.org>; Smith, Tyler <Tyler.Smith@ppd.mncppc.org>

Cc: Fields, Ernest <Ernest.Fields@ppd.mncppc.org>; Contee, Wendy
<wendy.contee@ppd.mncppc.org>; Nichols, Page <Page.Nichols@ppd.mncppc.org>; PPD-
DRD_Applications Section_Distribution <ppd-
drd_applicationssection_distribution@ppd.mncppc.org>; Garland, Hyojung
<hyojung.garland@ppd.mncppc.org>; Kosack, Jill <Jill.Kosack@ppd.mncppc.org>; Huang, Te-sheng

(Emery) <Tesheng.Huang@ppd.mncppc.org>
Subject: EPlan Acceptance Referral for DSP-22017 (DDS-24003) (AC-25009) The Herman Apartments

Greetings,

This is an EPlan ACCEPTANCE of DSP-22017 (DDS-24003) (AC-25009) The Herman
Apartments to be reviewed at PLANNING BOARD.

This case was officially accepted as of today, June 2, 2025

SDRC Date: June 20, 2025
Major Issues Date: June 16, 2025
Final Referral Due Date: August 8, 2025

Planning Board Date: September 11, 2025 (Tentative)
® Allresponses must be emailed to the assigned reviewer and to

PGCReferrals@ppd.mncppc.org ;

® Attach signed memos on official letterhead
® Attach a signed PDF and Word version of the document.

® The email subject must include Case number + Case name + Dept + Reviewer
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initials.

® Please indicate in the body of your email if the attached response is the 1st, 2nd or
3rd

Please submit All Comments to assigned reviewer: Emery Huang:
Tesheng.Huan d.mncppec.or

Click on the hyperlink to view the Acceptance Submission:

https://www.dropbox.com/scl/fo/enysmOQvi20338nv9u8a6o/h?
rikey=rnihum44jkozjrijjvaw7x8od&st=goeu924w&d|=0

NOTE: Plans and documents for this case will be available in Dropbox. You may
download and save for your records, but the plans are not final until conditions are
met, and the plan is certified.

Thank you,

Martin Grigsby

Applications Section |M-NCPPC Development Review Division
Office: 301-952-3772

1616 McCormick Drive, Largo, MD 20774
Martin.Grigsb d.mncppc.or

The Marglng-Maiions! Cepiial Pack and Flannng Cormssion

PRINCE GEORGE'S COUNTY
Planning Department

O™ E®
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THEIMARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
14741 Governor Oden Bowie Drive

J J
Upper Marlboro, Maryland 20772
" ' TTY: (301) 952-3796
S
PGCPB No. 04-235 , File No. 4-04089
RESOLUTION

WHEREAS, Mt. Zion Pentecostal Church of Washington, D.C. is the owner of a 9.50-acre parcel
of land known as Parcels 3, 53 and 54, Tax Map 41, Grid D-2 said property being in the 17th Election
District of Prince George's County, Maryland, and being zoned R-35; and

WHEREAS, on May 10, 2004, Mt. Zion Pentecostal Church of Washington, D.C. filed an
application for approval of a Preliminary Subdivision Plan (Staff Exhibit #1) for 1 parcel; and

WHEREAS, the application for approval of the aforesaid Preliminary Subdivision Plan, also
known as Preliminary Plan 4-04089 for Mount Zion Pentecostal Church was presented to the Prince
George's County Planning Board of The Maryland-National Capital Park and Planning Commission by the
staff of the Commission on October 7, 2004, for its review and action in accordance with Article 28,
Section 7-116, Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24,
Prince George's County Code; and

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission
recommended APPROVAL of the application with conditions; and

WHEREAS, on October 7, 2004, the Prince George's County Planning Board heard testiniony and
received evidence submitted for the record on the aforesaid application.

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince
George's County Code, the Prince George's County Planning Board APPROVED the Type I Tree
Conservation Plan (TCPI/62/02), and further APPROVED Preliminary Plan of Subdivision 4-04089, Mt.
Zion Pentecostal Church of Washington, D.C. for Parcel A and a Variation from Section 24-121(A)(3)
and 24-130 of the Subdivision Regulations with the following conditions:

1. Prior to signature approval of the preliminary plan of subdivision the plan shall be rgvised as follows:
a. To note the approved stormwater management concept plan number and approval date.
b. | To reflect the correct zoning of the property (R-55 and R-35) in the general notes and
label on the plan.
02\;»_\ Prior to the issuance of permits, a Type II Tree Conservation Plan shall be approved.
3. Prior to the issuance of building permits the applicant shall submit evidence from the Health

Department that the trash found on the site and in the stream has been removed and properly
D\‘\ stored or discarded.
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b

10.

D&

11.

Any abandoned well or septic system shall be pumped, backfilled and/or sealed in accordance with
COMAR 26.04.04 by a licensed well driller or witnessed by a representative of the Health
Department

Any existing building being served by private well and septic systems will be connected to the
public systems upon availability or the applicant shall obtain a waiver from the Department of
Environmental Resources, Programs and Planning.

Prior to signature approval of the preliminary plan the applicant shall submit a copy of the
stormwater management concept approval letter and approved plan. Development of this site shall
be in conformance with the approved plan and any subsequent revisions.

Prior to signature approval of the preliminary plan, a copy of the stormwater management concept
approval letter and the associated plans shall be submitted to ensure compliance with TCPL

Impacts to sensitive environmental features shall be limited to a minor area of impact for the
placement of a stormwater management pond/outfall within the expanded stream buffer.

At time of final plat, a conservation easement shall be described by bearings and distances. The
conservation easement shall contain the expanded buffer, except for areas of approved variations,
and shall be reviewed by the Environmental Planning Section prior to approval of the final plat.
The following note shall be placed on the plat:

“Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is allowed.” '

Prior to the issuance of any permits which impact wetlands, wetland buffers, streams or Waters of
the U.S., the applicant shall submit to the M-NCPPC Planning Department copies of all federal
and state wetland permits, evidence that approval conditions have been complied with, and
associated mitigation plans.

The final plat shall carry a note that access to this site is denied from 23rd Avenue, Rittenhouse

DL Street, and 24th Street.

BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince

George's County Planning Board are as follows:

1.

The subdivision, as modified, meets the legal requirements of Subtitles 24 and 27 of the Prince
George's County Code and of Article 28, Annotated Code of Maryland.

The subject property is located on the north side of Ager Road, approximately 2,500 feet from the
intersection of East West Highway. '
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Page 3
3. Development Data Summary—The following information relates to the subject preliminary plan
application and the proposed development.
EXISTING PROPOSED
Zone R-55 (5.74 acres) R-55 (5.74 acres)
R-35 (3.76 acres) R-35 (3.76 acres)

Use(s) SFD Church

Acreage 9.50 ' 9.50

Parcels 3 1
4. Environmental—The Environmental Planning Section has reviewed the Type I Tree

Conservation Plan (TCPI/46/02). The Environmental Planning Section recommends approval of
the Type I Tree Conservation Plan TCP1/46/02, subject to conditions.

The site is characterized by terrain sloping toward the northeast and drains into unnamed tributaries
of the Northeast Branch watershed in the Anacostia River basin. According to information obtained
from the Maryland Department of Natural Resources, Natural Heritage Program publication entitled
“Ecologically Significant Areas in Anne Arundel and Prince George’s Counties,” December 1997,
there are no rare, threatened, or endangered species found to occur in the vicinity of this parcel.

There is a stream and its associated 100-year floodplain on the site. There are no wetlands on the
site. There are no Marlboro clays or scenic or historic roads located on or adjacent to the subject
property. Ager Road is a collector roadway generally not regulated for noise. The predominant
soil type found to occur on the subject property, according to the Prince George’s County Soil
Survey, is woodstown. This soil series generally exhibits slight to moderate limitations to
development due to seasonally high water table and impeded drainage.

A detailed forest stand delineation (FSD) was submitted with the application and was found to
address the requirements for detailed FSD in accordance with the Prince George’s: Woodland
Conservation and Tree Preservation Technical Manual. The site is partially wooded.

This property is subject to the provisions of the Prince George’s County Woodland Conservation
Ordinance because the gross tract area is in excess of 40,000 square feet in size and contains more
than 10,000 square feet of existing woodland. A Type I Tree Conservation Plan (TCP1/46/02) was
submitted with the review package and was found to be in compliance with the requirements of the
Woodland Conservation Ordinance.

The Subdivision Ordinance requires the preservation of streams and wetlands and their associated
buffers in their entirety, unless the Planning Board approves a variation and can make the required
findings of Section 24-113.

The site is traversed by a stream, which bisects the property into two halves. The western half of
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the site is proposed for the construction of a church with encroachments into the expanded buffer
area for the construction of a stormwater management pond. The stream and 50-foot-wide stream
buffer, adjacent severe slopes (25 percent or greater), and steep slopes (15 percent or greater) on
highly erodible soils, compose the expanded buffer in accordance with Section 24-130 of the
Subdivision Ordinance. The features are shown correctly on the plan as submitted. These features
are required to be preserved unless the Planning Board grants a variation to the requirements. A
variation request was submitted with the review package for proposed impacts needed for the
purpose of installing a stormwater quality control pond and its associated outfall.

Variation requests are generally supported for impacts that are essential to the development, such
as road connections to isolated portions of a parcel or impacts for the construction and installation
of necessary public utilities, if the impacts are minimized. The proposed impact must be addressed
as part of the current review of the preliminary plan.

Review of the Variation Request Submitted

A single variation request was submitted by the applicant and is recommended for approval.
Section 24-130 of the Subdivision Regulations restricts impacts to buffers unless the Planning
Board grants a variation to the Subdivision Regulations in accordance with Section 24-113. Even
if approved by the Planning Board, the applicant will need to obtain federal and state permits prior
to the issuance of any grading permit. The variation is for installing a stormwater quality control
pond and its associated outfall pipe within the expanded stream buffer in an area that is not
currently wooded. According to the variation request, the proposed total impacts to the expanded
buffer composing the 100-year floodplain is 15,995 square feet or 0.367 acre.

Section 24-113(a) of the Subdivision Regulations sets forth the required findings for approval of
variation requests. Section 24-113(a) reads:

Where the Planning Board finds that extraordinary hardship or practical difficulties
may result from strict compliance with this Subtitle and/or that the purposes of this
Subtitle may be served to a greater extent by an alternative proposal; it may approve
variations from these Subdivision Regulations so that substantial justice may be
done and the public interest secured, provided that such variation shall not have the
effect of nullifying the intent and purpose of this Subtitle; and further provided that
the Planning Board shall not approve variations unless it shall make findings based
upon evidence presented to it in each specific case that:

1 The granting of the variation will not be detrimental to the public safety,
health, or injurious to other property;

The variation is required to address the regulations associated with the Stormwater
Management Ordinance, which are designed to promote public safety and health and to
ensure no off-site properties are damaged.
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) The conditions on which the variation is based are unique to the property for
which the variation is sought and are not applicable generally to other
properties;

The conditions of the property are unique with respect to the placement of the existing
stream, the associated buffer, and the required placement of the necessary public utilities.
The property is unique in that it is bisected by the stream and 100-year floodplain,
significantly reducing the buildable area of the site.

3) The variation does not constitute a violation of any other applicable law,
ordinance, or regulation;

No other variances, departures, or waivers are required with regard to the treatment of
stormwater. All appropriate local, federal and state permits must be obtained before the
construction can proceed.

@ Because of the particular physical surroundings, shape, or topographical
conditions of the specific property involved, a particular hardship to the
owner would result, as distinguished from a mere inconvenience, if the strict
letter of these regulations is carried out;

Due to the configuration of this site, the location of the stream, and the fact that no other
reasonable options are possible that would further reduce or eliminate the number and
extent of the proposed impacts while allowing for the development of the property under
its existing zoning, staff recommends approval of the variations.

The property is zoned R-55, and proposed to be developed with an institutional use,
therefore this finding does not apply to this application.

Water and Sewer Categories

The water and sewer service categories are W-3 and S-3 according to water and sewer
maps obtained from the Department of Environmental Resources dated June 2003.

5. Community Planning—The property is located within the limits of the 1989 approved Langley
Park-College Park-Greenbelt Master Plan, Planning Area 65 in the Langley Park community. The
master plan recommended land use is for medium suburban. The proposed use is consistent with
the zoning of the property. The 2002 General Plan locates the property in the Developed Tier. A
vision for the Developed Tier is a network of sustainable mixed-used neighborhoods. The
proposed preliminary plan is consistent with the master plan and the General Plan.

6. Parks and Recreation—In accordance with Section 24-134 of the Subdivision Regulations, the

proposed subdivision is exempt from the requirement of the mandatory dedication of parkland
because the lot/parcel is greater than one-acre and is a nonresidential use.
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because the lot/parcel is greater than one-acre and is a nonresidential use.

Trails—There are no master plan trails issues identified in the 1989 approved Langley Park-College
Park-Greenbelt master plan.

SIDEWALK CONNECTIVITY:

There is an existing sidewalk immediately behind the curb along the subject site’s frontage of Ager
Road to accommodate pedestrian movement. Any additional pedestrian or bicycle facility
improvements may have to be undertaken comprehensively for the road corridor through a capital
improvement project.

Transportation—The application is a preliminary plan of subdivision for a church. The Institute
of Transportation Engineer’s (ITE) Trip Generation Manual, 7" Edition, lists churches as having a
trip rate of 0.72 trip per 1,000 square feet of gross floor (GFA) area on weekdays, and 11.76
trips/1,000 square feet of GFA on Sundays. The applicant is proposing a church with a floor area
of 19,283 square feet. Based on the ITE rates, the proposed church facility would generate 14 AM
and 13 PM peak-hour vehicle trips on weekdays, and 227 trips during the peak hour on Sundays.

The traffic generated by the proposed preliminary plan would impact the intersection of Ager Road
and 23™ Avenue/Rittenhouse Street. This intersection is not programmed for improvement with
100 percent construction funding within the next six years in the current Maryland Department of
Transportation Consolidated Transportation Program or the Prince George's County Capital
Improvement Program.

The subject property is located within the Developed Tier as defined in the General Plan for Prince
George’s County. As such, the subject property is evaluated according to the following standards:

Links and signalized intersections: Level-of-service (LOS) E, with signalized
intersections operating at a critical lane volume (CLV) of 1,600 or better; .

Unsignalized intersections: The Highway Capacity Manual procedure for unsignalized
intersections is not a true test of adequacy but rather an indicator that further operational
studies need to be conducted. Vehicle delay in any movement exceeding 50.0 seconds is
deemed to be an unacceptable operating condition at unsignalized intersections. In
response to such a finding, the Planning Board has generally recommended that the
applicant provide a traffic signal warrant study and install the signal (or other less costly
warranted traffic controls) if deemed warranted by the appropriate operating agency.

The Ager Road/23™ Avenue/Rittenhouse Street intersection, when analyzed with existing traffic
was found to be operating with a CLV/LOS of 569/A during the AM peak hour, 677/A during the
PM peak hour, and 1274/C during the peak hour on Sunday. When the subject intersection was
analyzed under total traffic conditions, the resulting CLV/LOS was 569/A during the AM peak
hour, 681/A during the PM peak hour, and 1309/D during the peak hour on Sunday.
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Regarding on-site circulation, staff has no issues.

Section 24-121(a)(3) of the Subdivision Regulations establishes that proposed parcels fronting on
a roadway of an arterial classification or higher shall be designed to front on either an interior
street or service road. The subject property has frontage on Ager Road, 23" Avenue, Rittenhouse
Street, and 24" Street. The plan proposes direct vehicular access onto Ager Road, an arterial
roadway. In order to grant direct access to Ager Road, the Planning Board must find conformance
to Section 24-113 of the Subdivision Regulations.

Section 24-113(a) of the Subdivision Regulations sets forth the required findings for approval of
variation requests. Section 24-113(a) reads:

Where the Planning Board finds that extraordinary hardship or practical difficulties
may result from strict compliance with this Subtitle and/or that the purposes of this
Subtitle may be served to a greater extent by an alternative proposal, it may approve
variations from these Subdivision Regulations so that substantial justice may be
done and the public interest secured, provided that such variation shall not have the
effect of nullifying the intent and purpose of this Subtitle; and further provided that
the Planning Board shall not approve variations unless it shall make fmdlngs based
upon evidence presented to it in each specific case that:

1) The granting of the variation will not be detrimental to the public safety,
health, or injurious to other property;

Comment: The access location will require approval from the Prince George’s County
Department of Public Works and Transportation (DPW&T). DPW&T may require
additional improvements at the site entrance to accommodate traffic and to ensure safety.
These improvements may include left turn lanes, acceleration/deceleration lanes, frontage
improvements, signage, and pavement markings.

Review and approval of access permit by DPW&T will ensure that the proposed entrances
will not be detrimental to the public safety, health, or injurious to other properties.

) The conditions on which the variation is based are unique to the property for
which the variation is sought and are not applicable generally to other
properties;

Comment: The property has frontage on Ager Road, 23™ Avenue, Rittenhouse Street and
24" Street. The most developable portion of the property fronts onto Ager Road and is
separated from those other road frontages by a significant environmental feature, which
would be difficult to cross. This feature is unique to this property and not shared with the
surrounding properties. Moreover, all of the development on 23™ Avenue, Rittenhouse
Street, and 24™ Street is residential. The residential development to the north and west is a
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10.

well-established neighborhood that may be adversely impacted if the church traffic were to
utilize the residential street. With the granting of the variation, access to this church use
will be via Ager Road and will not create possible conflicts with the surrounding
neighborhood.

&) The variation does not constitute a violation of any other applicable law,
ordinance, or regulation;

Comment: Review and approval of access permits by SHA and DPW&T will ensure that
the proposed entrances will not constitute a violation of any other applicable law,
ordinance, or regulation.

“) Because of the particular physical surroundings, shape, or topographical
conditions of the specific property involved, a particular hardship to the
owner would result, as distinguished from a mere inconvenience, if strict
letter of these regulations is carried out;

Comment: The most developable portion of the property fronts onto Ager Road and is
separated from those other road frontages by a significant environmental feature that would
be difficult to provide vehicular access across. The applicant would be required to obtain
state and federal permits to cross the environmental features. Because of the significant
amount of frontage on Ager Road and the nature of the surrounding community, a particular
hardship to the owner could result if the request were to be denied.

Adequate access roads will exist as required by Section 24-124 of the Prince George's County

Code.

Schools—The Historic Preservation and Public Facilities Planning Section has reviewed this
subdivision plan for adequacy of school facilities in accordance with Section 24-122.02 of the
Subdivision Regulations and CB-30-2003 and CR-23-2003 and concluded that the subdivision is
exempt from APF test for schools because it is an institutional use.

Fire and Rescue—The Historic Preservation and Public Facilities Planning Section has reviewed
this subdivision plan for adequacy of fire and rescue facilities and concluded the following:

a.

The existing fire engine service at Chillum-Adelphi Fire Station, Company 44 located at
6330 Riggs Road has a service travel time of 1.42 minutes, which is within the 3.25-
minute travel time guideline.

The existing ambulance service at Chillum-Adelphi Fire Station, Company 44 located at
6330 Riggs Road has a service travel time of 1.42 minutes, which is within the 4.25-
minute travel time guideline.

The existing paramedic service at Brentwood Fire Station, Company 4 located at 3712
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11.

12.

13.

Utah Avenue has a service travel time of 4.22 minutes, which is within the 7.25-minute
travel time guideline.

d. The existing ladder truck service at Hyattsville Fire Station, Company 1 located at 6200
Belcrest Road has a service travel time of 3.08 minutes, which is within the 4.25-minute
travel time guideline.

The proposed subdivision will be within the adequate coverage area of the nearest existing
fire/rescue facilities for fire engine, ambulance, ladder truck and paramedic services.

These findings are in conformance with the standards and guidelines contained in the Adopted and
Approved Public Safety Master Plan (1990) and the Guidelines for the Analysis of Development
Impact on Fire and Rescue Facilities. '

Police Facilities—The proposed development is within the service area for Police District I-Hyattsville.
The Planning Board’s current test for police adequacy is based on a standard for square footage in
police stations relative to the number of sworn duty staff assigned. The standard is 115 square feet
per officer. As of January 2, 2004, the county had 823 sworn staff and a total of 101,303 square feet
of station space. Based on available space, there is capacity for additional 57 swom personnel. This
police facility will adequately serve the population generated by the proposed subdivision.

Health Department—The existing dwelling is to remain and serve as an accessory use to the
church use. The building is currently served by private well and septic systems and should be
connected to public systems upon availability, unless a waiver is granted by the Department of
Environmental Resources, Programs and Planning. Once the dwelling is connected to public
systems the abandoned well and septic tank should be properly disposed.

The applicant must obtain a raze permit prior to the removal of any of the structures on site. Any
hazardous materials located in any structures on site must be removed and properly stored or
discarded prior to the structures being razed.

A significant amount of domestic trash (bottles, cans, trashcan) and other debris (rusted vehicle and
farm equipment) was found on the side of the stream and in the entire length of the stream. The
significant amount of trash found in the stream has polluted the stream and is causing the stream to
appear black and stagnant. The trash should be removed and properly stored or discarded.

Stormwater Management—The Department of Environmental Resources (DER), Development
Services Division, has determined that on-site stormwater management is required. A stormwater
management concept plan has been submitted, but not yet approved. To ensure that development
of this site does not result in on-site or downstream flooding, this concept plan must be approved

prior to signature approval of the preliminary plan. Development must be in accordance with this
approved plan.
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14. Cemeteries—There are no known cemeteries on or adjoining the subject property. However, the
applicant should be aware that if burials are found during any phase of the development process,
development activity must cease in accordance with state law.

BE IT FURTHER RESOLVED, that an appeal of the Planning Board’s action must be filed with
Circuit Court for Prince George’s County, Maryland within thirty (30) days following the adoption of this
Resolution.

* * * * * * * * * * * * *

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince

" George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the
motion of Commissioner Squire, seconded by Commissioner Harley, with Commissioners Squire, Harley,
Eley, Vaughns and Hewlett voting in favor of the motion, at its regular meeting held on Thursday, October
7. 2004, in Upper Marlboro, Maryland.

Adopted by the Prince George's County Planning Board this 4th day of November 2004.

Trudye Morgan Johnson
Executive Director

By  Frances J. Guertin
Planning Board Administrator
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COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND

SITTING AS THE DISTRICT COUNCIL
2020 Legislative Session

DR-2

Bill No. CB-69-2020

Chapter No. 52

Proposed and Presented by Council Member Taveras

Introduced by Council Members Taveras, Davis, Streeter and Franklin

Co-Sponsors

Date of Introduction October 13, 2020
ZONING BILL
AN ORDINANCE concerning
R-55 ZONE

For the purpose of permitting multifamily dwellings in the R-55 (One-Family Detached
Residential) Zone of Prince George’s County, under certain specified circumstances.
BY repealing and reenacting with amendments:

Section 27-441(b),

The Zoning Ordinance of Prince George's County, Maryland,

being also

SUBTITLE 27. ZONING.

The Prince George's County Code

(2019 Edition).

SECTION 1. BE IT ENACTED by the County Council of Prince George's County,
Maryland, sitting as the District Council for that part of the Maryland-Washington Regional

District in Prince George's County, Maryland, that Section 27-441(b) of the Zoning Ordinance of

Prince George's County, Maryland, being also Subtitle 27 of the Prince George's County Code,

be and the same is hereby repealed and reenacted with the following amendments:
SUBTITLE 27. ZONING.
PART 5. RESIDENTIAL ZONES.
DIVISION 3. USES PERMITTED.

DSP-22017_Backup 126 of 186



CB-69-2020 (DR-2)
Sec. 27-441. Uses permitted.

(b) TABLE OF USES.

ZONE
USE R-O0-S 0-S R-A R-E R-R R-80 R-55 R-35 R-20
(1) COMMERCIAL:
(7) Residential/Lodging:
Dwelling, Multifamily:
(A) Ingeneral: X X X X P X P X X
(B)  Subject to applicable bedroom percentages X X X X X X X X X
(C) In excess of applicable bedroom percentages X X X X X X X X X
(D) Restricted to one-bedroom and efficiency apartments X X X X X X X X X
(E) Higher than 110 feet X X X X X X X X X
(F)  Up to six dwelling units in a building of no more than two X X X X X X P X X
stories, where the first story was previously used for
commercial purpose
(G)  With ground floor commercial uses X X X X X X P13t X X
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CB-69-2020 (DR-2)

139 Notwithstanding any other provisions of this Subtitle, multifamily dwellings are a permitted use in the R-55 Zone provided:

(a) The use is located on property that has a minimum of nine (9) acres and a maximum of twelve (12) acres;

(b) The Property adjoins property owned by the Board of Education of Prince George’s County;

(c) The use is located on property within one mile radius of a Metro station platform; and

(d) A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of this Subtitle. Regulations concerning the net lot area, lot coverage and green
area, lot/width frontage, yards, building height, density, accessory buildings, minimum area for development, and other requirements of the R-55 Zone shall
not apply. All regulations for the R-18 Zone set forth in Section 27-442 shall apply, except if the multifamily housing is constructed with Low-Income
Housing Tax Credits, the maximum density shall be forty (40) dwelling units per acre and the maximum height shall be one hundred ten (110) feet. All other

regulations shall be those approved by the Planning Board or District Council pursuant to Part 3, Division 9 of this Subtitle.
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CB-69-2020 (DR-2)

SECTION 2. BE IT FURTHER ENACTED that this Ordinance shall take effect forty-five
(45) calendar days after its adoption.
Adopted this 17th day of November, 2020.

COUNTY COUNCIL OF PRINCE GEORGE’S
COUNTY, MARYLAND, SITTING AS THE
DISTRICT COUNCIL FOR THAT PART OF
THE MARYLAND-WASHINGTON REGIONAL
DISTRICT IN PRINCE GEORGE’S COUNTY,
MARYLAND

BY:
Todd M. Turner
Council Chair

ATTEST:

Donna J. Brown
Clerk of the Council

KEY:

Underscoring indicates language added to existing law.

[Brackets] indicate language deleted from existing law.

Asterisks *** indicate intervening existing Code provisions that remain unchanged.

* * * * * * * % %
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The Maryland-National Capital Park and Planning Commission

q PRINCE GEORGE'S COUNTY
Planning Department

16186 McCormick Drive, Largo, MD 20774 - pgplanning.org = Maryland Relay 7-1-1

February 13,2024

Community Housing Initiative Inc.

1123 Ormond Court
McLean, VA 22101
Re: Notification of Planning Board Action on
Preliminary Plan of Subdivision 4-22012
The Herman Multi-Family Apartments
Dear Applicant:

This is to advise you that, on February 8, 2024, the above-referenced Preliminary Plan of
Subdivision was acted upon by the Prince George’s County Planning Board in accordance with the
attached Resolution.

Pursuant to Section 23-401 of the Land Use Atrticle of the Maryland Code, a petition for
judicial review of the Planning Board’s action must be filed with the Circuit Court for Prince George’s
County, Maryland within 30 calendar days after the date of this final notice (February 13, 2024).
Please direct questions regarding this matter to Ms. Mahasin El Amin, Clerk of the Circuit Court, at
301-952-3318.

Sincerely,
James R. Hunt, Chief
Development Review Division

Diaz-Campbell, ~ Diiatlysignedby Diaz
. Eddie e S A 148204 50
By. ate: 2024, 1 -0!
Reviewer

Attachment: PGCPB Resolution No. 2024-005

cc: Persons of Record

DSP-22017_Backup 130 of 186



1616 McCormick Drive, Largo, MD 20774

"THE MARYLAND-NATIONAL CAPITAL 301-952-3560
Park and Planning Commission pgcpb@ppd.mncppc.org
Prince George's County Planning Board | Office of the Chairman www.pgplanningboard.org
PGCPB No. 2024-005 File No. 4-22012

WHEREAS, Mt. Zion Pentecostal Church of Washington, D.C. Inc. is the owner of a 9.51-acre
parcel of land known as Parcel A of Mount Zion Pentecostal Church, said property being in the
17th Election District of Prince George’s County, Maryland, and being zoned Residential, Single
Family-65 (RSF-65) and Residential, Single-Family Attached (RSF-A); and

WHEREAS, on September 12, 2023, Community Housing Initiative Inc. filed an application for
approval of a Preliminary Plan of Subdivision, also known as Preliminary Plan 4-22012 for The Herman
Multi-Family Apartments, for two parcels for development of multifamily dwelling units; and

WHEREAS, the current Regulations for the Subdivision of Land, Subtitle 24 of the Prince
George’s County Code went into effect on April 1, 2022; and

WHEREAS, pursuant to Section 24-1900 ef seq. of the Prince George’s County Subdivision
Regulations, subdivision applications submitted before April 1, 2024 may be reviewed and decided in
accordance with the Subdivision Regulations, Subtitle 24 of the Prince George’s County Code, in effect
prior to April 1, 2022 (“prior Subdivision Regulations”) provided that the applicant meets the
requirements of Section 24-1904(a)-(c) of the Subdivision Regulations; and

WHEREAS, the applicant met the requirements of Section 24-1904(a)-(c) of the Subdivision
Regulations; and

WHEREAS, therefore, the Prince George’s County Planning Board of The Maryland-National
Capital Park and Planning Commission reviewed the application under the prior Subdivision Regulations;
and

WHEREAS, the application for approval of the aforesaid Preliminary Plan of Subdivision was
presented to the Prince George’s County Planning Board of The Maryland-National Capital Park and
Planning Commission by the staff of the Commission at a public meeting on January 18, 2024 and
recommended APPROVAL of the application with conditions; and

WHEREAS, at the January 18, 2024 public meeting, the Prince George’s County Planning Board
heard testimony and received evidence submitted for the record on the aforesaid application.

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince
George’s County Code in effect prior to April 1, 2022 and Subtitle 25, Prince George’s County Code, the
Prince George’s County Planning Board APPROVED Type 1 Tree Conservation Plan TCP1-015-2023,
APPROVED a Variance to Section 25-122(b)(1)(G), and APPROVED Preliminary Plan of Subdivision
4-22012, including a Variation from Section 24-121(a)(3), for two parcels, subject to the following
conditions:

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

a. Clarify the correct acreage of Parcel 2 (3.65 acres or 3.68 acres).
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b. Delete General Note 38, as two parcels are proposed.

c. On all plan sheets, except the existing conditions plan, label the area of Parcel 1 on the
plan drawing.

d. Remove the label for proposed Parcel 2 from the existing conditions plan.

e. Label the length of each of the two property lines shared between Parcels 1 and 2.

f. Revise the stormwater management facilities shown on the PPS to account for the
removal of primary management area Impacts 6 and 7 from the Type 1 tree conservation
plan.

g. Add a statement to General Note 11 saying that the PPS was reviewed according to the
prior Prince George’s County Zoning Ordinance and prior Prince George’s County
Subdivision Regulations.

h. Delete General Note 15, as lot coverage will be determined with the detailed site plan.

i. In General Note 24, add the word “approximately” before 3.65 acres.

j- In General Note 27, add the number of the Type 1 tree conservation plan.

Prior to signature approval of the preliminary plan of subdivision, the Type 1 tree conservation

plan (TCP1) shall be revised, as follows:

a. Remove proposed primary management area Impacts 6 and 7 from the TCP1 plan
(as reflected on the impact exhibits provided).

b. Have the plans signed and dated by the qualified professional who prepared them.

Development of this site shall be in conformance with Stormwater Management Concept Plan

27161-2022-00 and any subsequent revisions.

Prior to approval, the final plat of subdivision shall include the following:

a. The granting of public utility easements along the abutting public rights-of-way, in
accordance with the preliminary plan of subdivision.

b. The dedication of right-of-way to 23rd Avenue, in accordance with the preliminary plan
of subdivision.

The applicant and the applicant’s heirs, successors, and/or assignees shall construct the following

facilities, and shall show these facilities on the detailed site plan, prior to its acceptance:
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a. A standard sidewalk along the property’s frontage on 23rd Avenue, unless modified by
the operating agency with written correspondence.

6. Development of this subdivision shall be in conformance with an approved Type 1 Tree
Conservation Plan (TCP1-015-2023). The following note shall be placed on the final plat of

subdivision:

“This development is subject to restrictions shown on the approved Type 1 Tree
Conservation Plan (TCP1-015-2023), or as modified by the Type 2 Tree Conservation
Plan and precludes any disturbance or installation of any structure within specific areas.
Failure to comply will mean a violation of an approved Tree Conservation Plan and will
make the owner subject to mitigation under the Woodland and Wildlife Habitat
Conservation Ordinance (WCO). This property is subject to the notification provisions of
CB-60-2005. Copies of all approved Tree Conservation Plans for the subject property are
available in the offices of the Maryland-National Capital Park and Planning Commission,
Prince George’s County Planning Department.”

7. At the time of final plat, a conservation easement shall be described by bearings and distances.
The conservation easement shall contain the delineated primary management area except for any
approved impacts and shall be reviewed by the Environmental Planning Section of the
Development Review Division of the Prince George’s County Planning Department prior to
approval of the final plat. The following note shall be placed on the plat:

“Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is allowed.”

8. Prior to issuance of any permits which impact wetlands, wetland buffers, streams or waters of the
United States, the applicant shall submit copies of all federal and state wetland permits, evidence
that approval conditions have been complied with, and associated mitigation plans.

9. Prior to signature approval of the preliminary plan of subdivision, the applicant shall provide a
copy of a letter from the Maryland Department of Natural Resources discussing whether or not
any rare, threatened, or endangered species are present on-site, and if any development
restrictions exist.

10. Prior to approval of building permits, the applicant shall submit evidence from the Prince
George’s County Health Department that the trash found on the site and in the stream has been
removed and properly stored or discarded.

11. Prior to approval of a rough grading permit, any abandoned well or septic system shall be

pumped, backfilled and/or sealed in accordance with COMAR 26.04.04 by a licensed well driller
or witnessed by a representative of the Prince George’s County Health Department.
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12. Prior to acceptance of a detailed site plan, the applicant shall determine whether the building is
impacted by the unmitigated 65 dBA/Ldn noise contour, as shown on the preliminary plan of
subdivision. If the building is impacted by the 65 dBA/Ldn noise contour, the applicant shall
submit a revised noise study which shows the location of the unmitigated 65 dBA/Leq noise
contour for the hours of 7:00 a.m. to 10:00 p.m. If the building is impacted by the 65 dBA/Leq
noise contour, the noise study shall recommend noise mitigation to ensure noise levels within the
dwelling units are mitigated to below 45 dBA.

13. If the building is determined to require interior noise mitigation as described by Condition 12
above, prior to approval of a building permit, a certification by a professional engineer with
competency in acoustical analysis shall be placed on the building permit, stating that the building
shell or structure has been designed to reduce interior noise levels in the dwellings to 45 dBA or
less.

14. At the time of final plat, in accordance with Section 24-134(a)(4) of the Prince George’s County
Subdivision Regulations, approximately 3.65 +/- acres of parkland, as shown on the preliminary
plan of subdivision (Parcel A), shall be conveyed to The Maryland-National Capital Park and
Planning Commission (M-NCPPC). The land to be conveyed shall be subject to the following
conditions:

a. An original, special warranty deed for the property to be conveyed (signed by the
Washington Suburban Sanitary Commission, Assessment Supervisor) shall be submitted
to the Subdivision Section of the Development Review Division of the Prince George’s
County Planning Department, along with the first final plat application.

b. The applicant and the applicant’s heirs, successors and/or assignees shall demonstrate
that any liens, leases, mortgages, or trusts have been released from the land to be
conveyed to M-NCPPC.

c. M-NCPPC shall be held harmless for the cost of public improvements associated with
land to be conveyed, including, but not limited to, sewer extensions, adjacent road
improvements, drains, sidewalls, curbs and gutters, and front-foot benefit charges, prior
and subsequent to a building permit application.

d. The boundaries, lot or parcel identification, and acreage of land to be conveyed to
M-NCPPC shall be indicated on all development plans and permits, which include such
property.

e. The land to be conveyed shall not be disturbed or filled in any way, without the prior

written consent of the Prince George’s County Department of Parks and Recreation
(DPR). If the land is to be disturbed, DPR shall require that a performance bond be
posted to warrant restoration, repair or improvements made necessary or required by the
M-NCPPC development approval process. The bond or other suitable financial guarantee
(suitability to be judged by the General Counsel’s Office, M-NCPPC) shall be submitted
to DPR within two weeks prior to applying for grading permits.
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15.

f. All waste matter of any kind shall be removed from the property to be conveyed. All
wells shall be filled, and underground structures shall be removed. The Prince George’s
County Department of Parks and Recreation shall inspect the site and verify that land is
in an acceptable condition for conveyance, prior to dedication.

g. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to
or owned by M-NCPPC. If the outfalls require drainage improvements on adjacent land
to be conveyed or owned by M-NCPPC, the Prince George’s County Department of
Parks and Recreation (DPR) shall review and approve the location and design of these
facilities. DPR may require a performance bond and easement agreement, prior to
issuance of grading permits.

h. In general, no stormwater management facilities, tree conservation, or utility easements
shall be located on land owned by, or to be conveyed to, M-NCPPC. However, the Prince
George’s County Department of Parks and Recreation (DPR) recognizes that there may
be need for conservation or utility easements in the dedicated M-NCPPC parkland. Prior
to the granting of any easements, the applicant must obtain written consent from DPR.
DPR shall review and approve the location and/or design of any needed easements.
Should the easement requests be approved by DPR, a performance bond and/or
maintenance and easement agreement may be required prior to the issuance of any
grading permits.

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

“This plat is subject to the recordation of a Woodland Conservation Easement pursuant to
Section 25-122(d)(1)(B) with the Liber and folio reflected on the Type 2 tree
conservation plan, when approved.”

BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince

George’s County Planning Board are as follows:

1.

2.

The subdivision, as modified with conditions, meets the applicable legal requirements of
Subtitles 24 and 27 of the Prince George’s County Code and the Land Use Article of the
Annotated Code of Maryland.

Background—The site is located on the north side of Ager Road, approximately 2,500 feet
southeast of its intersection with MD 410 (East-West Highway). The property totals 9.51 acres
and consists of one parcel known as Parcel A of Mount Zion Pentecostal Church, which is
recorded in Plat Book REP 206 page 83 of the Prince George’s County Land Records. The
property is in the Residential, Single-Family-65 (RSF-65) and Residential, Single-Family
Attached (RSF-A) Zones; however, this preliminary plan of subdivision (PPS) was reviewed
under the applicable provisions of the prior Prince George’s County Zoning Ordinance and prior
Prince George’s County Subdivision Regulations, pursuant to Section 24-1900 of the Subdivision
Regulations. Under the prior Zoning Ordinance, the site was within the One-Family Detached
Residential (R-55) and One-Family Semidetached and Two-Family Detached Residential (R-35)
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Zones, which were effective prior to April 1, 2022. The property is subject to the 1989 Approved
Langley Park-College Park-Greenbelt Master Plan (master plan).

The site is the subject of prior PPS 4-04089, which approved one parcel for development of a
19,283-square-foot church. The church was never constructed and is now no longer proposed. A
new PPS was required for the division of land, the construction of multiple dwelling units, and
the substantial change of use from that evaluated under the prior PPS. The subject PPS evaluates
development of a 145-unit multifamily building on the subject property and allows division of
the property into two parcels.

The subject PPS qualifies for review under the prior Zoning Ordinance and prior Subdivision
Regulations because it meets the requirements of Section 24-1904 of the current Subdivision
Regulations. In accordance with Section 24-1904(a), a pre-application conference was held on
June 6, 2022. In accordance with Section 24-1904(b), the applicant provided a statement of
justification (SOIJ) dated February 2, 2023, explaining why they were requesting to use the prior
regulations. In accordance with Section 24-1904(c) of the Subdivision Regulations, this PPS is
supported by and subject to approved Certificate of Adequacy ADQ-2022-028.

The site features several barns and sheds, all of which will be razed. Of the two parcels to be
created, Parcel 1 is to be developed with the multifamily building. Parcel 2 is to be conveyed to
The Maryland-National Capital Park and Planning Commission (M-NCPPC), to add onto the
stream valley parkland, located on abutting Heurich Park, pursuant to Section 24-134(a)(4) of the
prior Subdivision Regulations. This conveyance is discussed further in the Parks and Recreation
finding of this resolution.

The project is subject to the provisions of Prince George’s County Council Bill CB-69-2020,
which was adopted by the Prince George’s County Council on November 17, 2020. This council
bill amended Section 27-441 of the prior Zoning Ordinance to permit multifamily dwellings in
the prior R-55 Zone subject to certain criteria, which are met by the subject site. The site’s
conformance to these criteria is discussed further in the Community Planning finding of this
resolution.

A variation from Section 24-121(a)(3) of the Subdivision Regulations, in order to permit one
direct access driveway from Parcel 1 to Ager Road, which is an arterial roadway, is discussed
further in the Transportation Planning finding of this resolution.

A variance to Section 25-122(b)(1){G) of the Prince George’s County Woodland and Wildlife
Habitat Conservation Ordinance (WCO), to allow the removal of seven specimen trees, is
discussed further in the Environmental finding of this resolution.

3. Setting—The subject site is located on Tax Map 41 in Grid D-2, and it is within Planning
Area 65. Northeast of the site are semidetached dwellings in the RSF-A Zone (prior R-35 Zone),
with MD 410 beyond. Southeast of the site are Heurich Park, in the Reserved Open Space (ROS)
Zone (prior R O-S Zone), and the Rosa L. Parks Elementary School, in the RSF-65 Zone (prior
R-55 Zone). Southwest of the site is Ager Road, with single-family detached dwellings in the
RSF-65 Zone (prior R-55 Zone) beyond. Northwest of the site is the Ager Road Methodist
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Church (unrelated to the church previously proposed on the subject property), in the RSF-65
Zone (prior R-55 Zone), with single-family detached dwellings fronting on 23rd Avenue, also in
the RSF-65 Zone (prior R-55 Zone), beyond.

The property is split-zoned between the RSF-65 and RSF-A Zones (formerly the R-55 and R-35
Zones, respectively), and the portion of the property which is to be developed is entirely within
the former R-55 Zone, along Ager Road. Northern and northeastern portions of the property,
formerly in the R-35 Zone, have frontage on 23rd Avenue, Rittenhouse . Street, and 24th Place;
however, these areas are encumbered with environmental features, and no access to the
development will be provided from these streets.

Development Data Summary—The following information relates to the subject PPS and the
evaluated development.

EXISTING EVALUATED
Zones RSF-65/RSF-A R-55/R-35
Use(s) Vacant/vehicle storage Residential multifamily
Acreage 9.50 9.50
Parcels 1 2
Lots 0 0
Dwelling Units 0 145
Subtitle 25 Variance No Yes (25-122(b)(1X(G))
Variation No Yes (24-121(a)(3))

The subject PPS 4-22012 was accepted for review on September 12, 2023. Pursuant to

Section 24-119(d)(2) of the prior Prince George’s County Subdivision Regulations, the PPS was
reviewed by the Subdivision and Development Review Committee (SDRC), which held a
meeting on September 29, 2023, at which comments were provided to the applicant. Pursuant to
Section 24-113(b) of the prior Prince George’s County Subdivision Regulations, the request for a
variation from Section 24-121(a)(3) was submitted on September 26, 2023, and was also
reviewed at the SDRC meeting on September 29, 2023. Revised plans were received on
December 7, 2023, and December 15, 2023, which were used for the analysis contained herein.

Previous Approvals—The property was subject to PPS 4-04089, which was approved by the
Planning Board on October 7, 2004 (PGCPB No. 04-235) for development of one parcel to
support a 19,283-square-foot church. The property subsequently received final plat approval in
accordance with the PPS. However, the subject PPS 4-22012 supersedes the prior PPS in its
entirety, and a new final plat will be required.

Some of the conditions of the prior PPS are similar to the conditions applicable to the subject
PPS. In addition, other conditions of the prior PPS, which are relevant to the subject PPS, are
discussed here:
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3. Prior to the issuance of building permits the applicant shall submit evidence from
the Health Department that the trash found on the site and in the stream has been
removed and properly stored or discarded.

Though the property received final plat approval, in accordance with the prior PPS, the
proposed church building was never constructed. Aerial imagery indicates that there are
still large amounts of trash on the site. This condition is therefore carried forward and
made a condition of the subject PPS.

4. Any abandoned well or septic system shall be pumped, backfilled and/or sealed in
accordance with COMAR 26.04.04 by a licensed well driller or witnessed by a
representative of the Health Department.

The site features existing structures which are to be razed, which may be on well or septic
systems. The proposed multifamily building is to be served by public water and sewer, as
shown on the PPS. Therefore, any existing well or septic systems on the property shall be
abandoned and shall be properly pumped, backfilled and/or sealed, in accordance with
the Code of Maryland Regulations (COMAR) 26.04.04. This condition has been carried
forward in modified form and made a condition of the subject PPS. Any abandoned well
or septic systems shall be treated in this manner, prior to approval of a rough grading
permit for the site.

5. Any existing building being served by private well and septic systems will be
connected to the public systems upon availability or the applicant shall obtain a
waiver from the Department of Environmental Resources, Programs and Planning.

None of the existing buildings on the site are to remain, and the muitifamily building will
be served by public water and sewer. This condition therefore does not need to be carried
forward.

11. The final plat shall carry a note that access to this site is denied from 23rd Avenue,
Rittenhouse Street, and 24th Street.

Access to the multifamily building from these streets is not approved, due to the impacts
such access would have on the environmental features in the northeast portion of the
property. However, with this PPS, the area adjacent to these streets is to be conveyed as a
separate parcel (Parcel 2) to M-NCPPC. To avoid landlocking Parcel 2, and to allow
access to the parcel should it be needed at a future time, this condition has not been
carried forward.

Community Planning—The 2014 Plan Prince George’s 2035 Approved General Plan
(Plan 2035) and conformance with the master plan is evaluated, as follows:

Plan 2035
The subject property is located in the Established Communities Growth Policy Area. Established
Communities are most appropriate for context-sensitive infill and low- to medium-density
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development. Plan 2035 recommends maintaining and enhancing existing public services (police
and fire/EMS), facilities (such as libraries, schools, parks, and open space), and infrastructure in
these areas (such as sidewalks) to ensure that the needs of existing residents are met (page 20).

Master Plan
The master plan recommends medium-suburban and low-urban land uses on the subject property.
The subject property falls within the Chillum-Takoma Park subcommunity.

According to Plan 2035, all planning documents which were duly adopted and approved prior to
the date of adoption of Plan 2035, remain in full force and effect, except for the designation of
tiers, corridors, and centers, until those plans are revised or superseded. Pursuant to

Section 24-121(a)(5) of the prior Subdivision Regulations, a PPS must conform to the area master
plan, unless events have occurred to render the relevant recommendations no longer appropriate,
or the Prince George’s County District Council has not imposed the recommended zoning.
Pursuant to Section 24-121(a)(5), this PPS is not required to conform to the land use
recommendations of the master plan, because on November 17, 2020, the District Council
approved CB-69-2020 for the purpose of permitting multifamily dwellings in the prior R-55 Zone
under certain specified circumstances, which are met by the subject site. This renders the relevant
land use recommendations, within the master plan, no longer appropriate.

CB-69-2020 added Footnote 141 to Section 27-441(b) of the prior Zoning Ordinance. The
requirements of this footnote are shown below in bold text, while comments on conformance to
these requirements are given in plain text.

Notwithstanding any other provisions of this Subtitle, multifamily dwellings are a permitted
use in the R-55 Zone provided:

(a) The use is located on property that has a minimum of nine (9) acres and a maximum
of twelve (12) acres;

The property has a gross tract area of 9.5 acres.

(b) The Property adjoins property owned by the Board of Education of Prince George’s
County;

The property adjoins the Rosa L. Parks Elementary school to the southeast, which is
owned by the Board of Education of Prince George’s County.

(c) The use is located on property within one mile radius of a Metro station platform;
and

The property is approximately 0.9 mile from the Hyattsville Crossing metro station, and
approximately 0.8 mile from the West Hyattsville metro station.
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A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of this
Subtitle. Regulations concerning the net lot area, lot coverage and green area,
lot/width frontage [sic], yards, building height, density, accessory buildings,
minimum area for development, and other requirements of the R-55 Zone shall not
apply. All regulations for the R-18 Zone set forth in Section 27-442 shall apply,
except if the multifamily housing is constructed with Low-Income Housing Tax
Credits, the maximum density shall be forty (40) dwelling units per acre and the
maximum height shall be one hundred ten (110) feet. All other regulations shall be
those approved by the Planning Board or District Council pursuant to Part 3,
Division 9 of this Subtitle.

The multifamily building is to be constructed with low-income housing tax credits,
according to the applicant. The density of the project is 35 dwelling units per acre, which
complies with the maximum density allowable should low-income housing tax credits be
used. A detailed site plan (DSP) review will be required following approval of the subject
PPS, pursuant to Part 3, Division 9 of the Zoning Ordinance (Subtitle 27). At the time of
DSP, the building architecture will be evaluated to ensure the building meets the height
limit of 110 feet. Lot coverage and green area, yards, accessory buildings, minimum area
for development, and other regulations will also be evaluated and approved at the time of
the DSP.

The minimum net lot area and minimum lot width/frontage of this PPS match those of the
prior Multifamily Medium Density Residential (R-18) Zone, according to General

Note 16 on the PPS. The parcels exceed the R-18 standards and are therefore found to be
acceptable at the time of this PPS. The minimum net lot area and lot width/frontage will
ultimately be approved, at the time of the DSP.

Though the land use recommendations of the master plan are no longer appropriate due to the
project’s conformance to Footnote 141, the master plan includes guidelines which are generally
applicable to residential development and therefore still relevant to the subject PPS. Relevant
guidelines from the Living Areas Chapter (Pages 72-74) are listed below in bold text, and
comments on each guideline are listed in plain text.

5.

A broad range of housing types and designs should be provided to meet the needs of
different household ages, sizes and income levels.

This PPS evaluates multifamily development. There are no other multifamily
developments in the immediate area; therefore, the development will broaden the range
of housing types available in the area. The development is intended to meet the needs of
households with low-income levels.

High-density housing should be located only in such a manner as to relate to, and
maximize convenience to, public and private service facilities for the greatest
number of people in the area, and only where designated in the Plan. Sufficient
space should be available for the provision of new or expanded supporting facilities
in proportion to the expected population increase.
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14.

15.

16.

Because the PPS is not required to conform to the land use recommendations of the
master plan, the apartment building does not need to be located in an area specifically
designated by the master plan for high-density housing. Nevertheless, the site is
convenient to public and private service facilities such as the abutting school and park
and nearby private institutional and commercial development. Development of the site
will not impact the space available for new or expanding facilities needed to support an
increasing population, as discussed in the Public Facilities finding of this resolution.

The site planning of apartment projects should provide adequate open space at the
perimeter to serve as a buffer between the project and adjacent lower density
residential development.

The property is adjacent to lower-density development located to the northeast. The
on-site environmental features will serve as a suitable buffer between the project and this
adjacent residential development.

Multifamily development should have direct access to arterial or collector roads and
should not have primary access through single-family residential streets.

Access to the multifamily building will be only from Ager Road, an arterial roadway.
Though this guideline supports such access, a variation from Section 24-121(a)(3) is still
required, in order to provide direct access to the site from an arterial roadway. This
variation is discussed in the Transportation finding of this resolution.

Wherever possible, living areas should be linked to community facilities,
transportation facilities, employment areas, and other living areas by a continuous
system of pedestrian walkways and bike trails utilizing the open space and
conservation network.

The site has frontage on Ager Road, which features existing sidewalks and bike lanes that
will link residents of the site to community facilities, transportation facilities,

employment areas, and other living areas. The Northwest Branch trail is also accessible
from the site. '

Future apartment development should be located within walking distance (usually a
1,500-foot radius) of public transportation access points.

The subject site is within immediate proximity of existing bus stops located along Ager
Road, including one on the property frontage.

A living area design proposal should include an analysis of internal traffic

circulation, as well as an examination of the development’s potential impact on the
local transportation system.
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The development will feature a single-access driveway onto Ager Road and an internal
parking lot. Because only one parcel is to be developed with the multifamily use, analysis
of the parking lot’s internal traffic circulation should be done at the time of the DSP.

20. Residential structures should be designed in harmonious relationships to one
another and to the terrain and should be situated to create interesting spaces.

The architecture of the building should be evaluated, at the time of the DSP, to ensure a
harmonious relationship with other nearby residential structures, as well as between it
and the environmental features on site.

26. Visual attractiveness and recreational amenities for residential areas should be
increased through the provision of open space, public and private maintenance
programs, and other private actions to ensure an interesting, varied, and
harmonious appearance.

The development includes public open space on Parcel 2, which will be maintained by
the Prince George’s County Department of Parks and Recreation (DPR). Private open
space on the multifamily parcel will be maintained by the ultimate private property
owner. The visual attractiveness of the development should be evaluated with the DSP.

Based on the foregoing, and based on the information currently available, the development meets
the above guidelines at the time of this PPS.

Sectional Map Amendment/Zoning

The 1990 Adopted Sectional Map Amendment for Planning Areas 65, 66, and 67 retained the
subject property in the R-55 and R-35 Zones. On November 29, 2021, the District Council
approved Prince George’s County Council Resolution CR-136-2021, the Countywide Sectional
Map Amendment, which reclassified the subject property from the R-55 and R-35 Zones into the
RSF-65 and RSF-A Zones. However, this PPS is reviewed according to the prior zoning.

7. Stormwater Management—An application for a major subdivision must include an approved
stormwater management (SWM) concept plan or indication that an application for such approval
has been filed with the appropriate agency or the municipality having approval authority. A SWM
Concept Approval Letter (27161-2022-00) and associated plan were submitted with this PPS. The
Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE) issued
the approval on January 30, 2023. This approved plan shows the use of 12 micro-bioretention
areas and an underground facility, beneath a proposed parking lot, to meet stormwater quality and
quantity discharge requirements.

In an email dated December 19, 2023, the applicant withdrew the primary management area
(PMA) impacts of one of the micro-bioretention areas and the underground storage facility from
consideration with this PPS. The Type 1 tree conservation plan (TCP1) and PPS will need to be
revised, prior to signature approval, to move or remove these facilities. At the time of the DSP,
the DSP and approved SWM concept plan will be reviewed to ensure the DSP is in conformance
with the approved SWM concept plan. If the DSP cannot be made to conform with the approved
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SWM concept plan due to the facilities’ associated PMA impacts not being approved, a revised
SWM concept plan may be required.

Development of the site, in conformance with the SWM concept plan and any subsequent
revisions, to ensure that no on-site or downstream flooding occurs, satisfies the requirements of
Section 24-130 of the prior Subdivision Regulations.

Parks and Recreation—This PPS has been reviewed for conformance with the requirements and
recommendations of Plan 2035, the master plan, the 2022 Land Preservation, Parks and
Recreation Plan for Prince George's County (LPPRP), the 2013 Formula 2040: Functional
Master Plan for Parks, Recreation and Open Space (Formula 2040), and the Subdivision
Regulations, as they pertain to public parks and recreational facilities.

The subject property is within Park Service Area 2. Nearby developed park facilities include
Heurich Park, located along the northeast border of the subject property, and Riggs Manor Park,
located approximately .5 mile south of the site. In addition, The Northwest Branch Stream Valley
Park is located 0.5 mile northeast of the subject property. The LPPRP indicates that Service Area
2 is well served by trails and neighborhood and community parks.

Master Plan Conformance

The master plan provides goals and policies related to parks and recreation

(pages 147-156). The LPPRP provides parkland acquisition priorities (page 75) and level of
service targets for parkland (pages 264—265). Additional acquisition of land along the Northwest
Branch Anacostia River Stream Valley is recommended. Given that the PPS includes public
parkland to be dedicated, as discussed below, the PPS aligns with the intentions of the applicable
plans to provide natural undeveloped land; to provide open space designed to help satisfy local
and sub-regional demand for recreation; and to support existing development and future residents.

Subdivision Regulations Conformance

Sections 24-134 and 24-135 of the Subdivision Regulations, which relate to mandatory dedication
of parkland, provide for the dedication of land, the payment of a fee-in-lieu, and/or the provision
of private recreational facilities to meet the park and recreation needs of the residents of the
subdivision. The requirement shall be met via dedication of stream valley parkland, pursuant to
Section 24-134(a)(4).

Section 24-134(a)(4) provides that “when land is shown for preservation as part of a stream
valley park on an official master plan, such land may be dedicated or preserved in lieu of active
recreation, provided that the Planning Board finds that there is a reasonable amount of active
recreation in the general area and that any trails shown on the master plan are provided.” In
conformance with this section, the applicant will convey approximately 3.65 acres of stream
valley parkland, as identified in Parks Exhibit A, shown on the referral memorandum provided by
DPR dated October 23, 2023 (Quattrocchi and Thompson to Diaz-Campbell, incorporated by
reference herein). This area encompasses the area of the property zoned RSF-A (formerly zoned
R-35).
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The subject site is located within the Northwest Branch of the Anacostia River and is identified in
the 2017 Countywide Green Infrastructure Plan of the Approved Prince George's County
Resource Conservation Plan: A Countywide Functional Master Plan (Green Infrastructure Plan).
There is an existing stream on-site that is part of the Northwest Branch Stream Valley. The land
to be dedicated encompasses most of the on-site stream, existing trees along the stream, most of
the on-site floodplain, and a reforestation area north of the stream (shown on the TCP1). The land
is contiguous to existing M-NCPPC parkland (Heurich Park) to the east, and, when dedicated,
will extend public parkland northward through the local community and allow for the
conservation of the on-site stream.

The master plan cites the acquisition of stream valley parkland as a top priority (page 151). The
plan states there is a need for “continued acquisition within the park acquisition lines” for
Northwest Branch to “provide additional open space, preserve and protect the floodplain, help
join neighborhoods, and provide flood protection to developed areas” (page 151). Guidelines 3, 5,
and 7 of the Parks and Recreation section in the Public Facilities chapter further support the
acquisition and dedication of passive parkland as sound conservation principles and practices
(page 155-156). Though Guideline 3 of the Environmental Envelope chapter (page 50) indicates
that land dedicated in accordance with the Subdivision Regulations should not consist of
floodplain areas, this is to ensure land dedicated for parks can be developed for active recreation
use. However, Section 24-134(a)(4) of the Subdivision Regulations provides specific
circumstances under which land not to be developed for active recreation may meet mandatory
parkland dedication requirements. Thus, the dedication of land within the floodplain, such as the
land to be dedicated with this PPS, is appropriate.

The LPPRP prioritizes land acquisition goals for Fiscal Years 2023-2027. The acreage need
identified for the acquisition of other stream valley parks is 375 acres (page 75) and in Service
Area 2 there is a need for 1,696 acres of undeveloped Parkland (page 264). Due to the guidelines
of the master plan and the acquisition goals of the LPPRP, the applicable plans support
preservation of the identified land within a stream valley park.

Per the LPPRP, 74 percent of residents in Service Area 2 are within 0.25 mile of a park and

100 percent of residents are within 1.0 mile of a park (page 264). The subject site is adjacent to
Heurich Park, which is developed with a programmed artificial turf football/soccer field, a
playground, a playfield, an outdoor dining area, a dog park, and a basketball court. As noted
earlier the subject property is also within 0.5 mile of Riggs Manor Park, which is improved with a
basketball court, a playground, and an outdoor dining area. For these reasons, there is reasonable
active recreation in the general area.

Heurich Park contains a segment of the Northwest Branch trail, however, there are no
master-planned trail extensions onto the subject site. Residents of the site will be able to access
the existing trail through entrances located southeast of the site along Ager Road.

The dedication of the 3.65 acres will protect the stream valley, serve the community, and provide
connectivity to public natural open space to the east. Locations of active recreation facilities
within .25 mile to .50 mile of the subject property were identified, to demonstrate the accessibility
of active recreation by future residents. The conveyance of Parcel 2 to M-NCPPC, to meet the
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mandatory dedication of parkland requirement, will meet the recreational needs of the future
residents of this community. The dedication will be in conformance with applicable plans and the
requirements of Subtitle 24, as they pertain to parks and recreation facilities.

The boundaries of the area shown for dedication on the PPS (Parcel 2) are found to be acceptable.
However, the acreage of this area needs to be clarified. Parcel 2 is coterminous with the area of
the site in the prior R-35 Zone; however, General Note 6 indicates this area is 3.8 acres while the
plan drawing indicates it is 3.5 acres. The correct acreage of Parcel 2 shall be shown on the PPS,
prior to signature approval.

The applicant is providing woodland reforestation on-site in the area to be dedicated to
M-NCPPC. DPR has consented to the placement of woodland conservation easements on the land
to be dedicated, and they will provide a memorandum to Environmental Planning staff giving this
permission no later than, at the time of the Type 2 tree conservation plan (TCP2).

9. Transportation—This PPS was reviewed for conformance with the 2009 Approved Countywide
Master Plan of Transportation (MPOT), the master plan, and the prior Subdivision Regulations
to provide the appropriate transportation facilities.

MASTER PLAN CONFORMANCE

Master Plan Right-of-Way

The subject property has frontage on Ager Road (A-42), which is designated by the MPOT as an
arterial roadway with an ultimate right-of-way (ROW) of 100 feet. Ager Road is built out with
four travel lanes, sidewalks, and bike lanes in both directions, and the plan shows that there are
120 feet of existing ROW. No additional ROW dedication to Ager Road is required. The PPS
shows a small amount (0.02 acre) of ROW dedication to 23rd Avenue.

Master Plan Pedestrian and Bike Facilities
The MPOT recommends a wide sidewalk and a designated bike lane along Ager Road adjacent to

the property (page 35).

The MPOT provides policy guidance regarding multimodal transportation, and the Complete
Streets element recommends how to accommodate infrastructure for people walking and
bicycling. The MPOT includes the following policies, which are relevant to the subject
development (MPOT, pages 9-10):

Policy 1: Provide standard sidewalks along both sides of all new road construction
within the Developed and Developing Tiers.

Policy 3: Small area plans within the Developed and Developing Tiers should

identify sidewalk retrofit opportunities to provide safe routes to schools, pedestrian
access to mass tramsit, and more walkable communities.
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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 master plan recommends the following regarding pedestrian and bicycle infrastructure in the
Circulation and Transportation chapter (page 123):

Goal: To create and maintain a transportation network in the Planning Areas that
is safe, efficient, and provides for all modes of travel in an integrated manner.

Objectives: To develop nonvehicular facilities where possible, including
pedestrian/hiker trails, bicycle ways and equestrian paths.

A sidewalk and bike lane currently exist along the subject site’s frontage on Ager Road. The
sidewalk is six feet wide, which is wider than a standard sidewalk. The bike lane is 5 feet wide
and meets the standards of the American Association of State Highway and Transportation
Officials (AASHTO). The existing sidewalk and bike lane shall be maintained. There are also
existing sidewalks along Rittenhouse Street and 24th Place which shall be maintained. There is
no sidewalk along the 23rd Avenue frontage, and one shall be provided. The existing facilities,
with the addition of the 23rd Avenue frontage sidewalk, will satisfy the MPOT and master plan
recommendations.

Access and Circulation

The PPS includes two parcels. Parcel 2 is to have frontage on 23rd Avenue, Rittenhouse Street,
and 24th Place. However, this parcel is entirely encumbered by environmental features and will
be conveyed to M-NCPPC; therefore, no vehicular access to this parcel is provided with this PPS.
Parcel 1, which is to be developed with the multifamily building, has its sole frontage on Ager
Road, an arterial roadway. The PPS indicates that Parcel 1 will be served by one full movement
access point along Ager Road. The configuration of the access, with approval of a variation for
direct access to an arterial road, is approved as discussed below.

Section 24-121(a)(3) of the Subdivision Regulations establishes that parcels fronting on a
roadway of an arterial classification or higher shall be designed to front on either an interior street
or service road. No new interior streets or service roads are provided that would give Parcel 1
access on a frontage, other than Ager Road. In order to obtain direct access to the arterial
roadway, the applicant requested a variation from Section 24-121(a)(3).

Variation Request

In order to approve a variation, the Planning Board must find conformance to the criteria given in
Section 24-113(a) of the prior Subdivision Regulations. The criteria are listed below in bold text,
and responses are in plain text.
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(e)] The granting of the variation will not be detrimental to the public safety, health, or
injurious to other property;

The access location will require approval from the Prince George’s County Department
of Public Works and Transportation (DPW&T). DPW&T may require additional
improvements at the site entrance to accommodate traffic and to ensure safety. These
improvements may include left turn lanes, acceleration/deceleration lanes, frontage
improvements, signage, and pavement markings. The access location is generally
acceptable; the access will be configured to create a four-way intersection with Ager
Road and Patterson Street, which should create a safer traffic circulation pattern than
having the entrance offset from the public street intersection. However, review and
approval of an access permit by DPW&T will ultimately ensure that the entrance will not
be detrimental to the public safety, health, or injurious to other properties.

) The conditions on which the variation is based are unique to the property for which
the variation is sought and are not applicable generally to other properties;

The overall property has frontage on Ager Road, 23rd Avenue, Rittenhouse Street and
24th Place. The most developable portion of the property fronts onto Ager Road and is
separated from those other road frontages by significant environmental features,
including the on-site PMA, floodplain, and stream, which would be difficult to cross.
These features are unique to this property and not shared with the surrounding properties.
Moreover, all of the existing development on 23rd Avenue, Rittenhouse Street, and

24th Street is single-family detached and semidetached residential. The residential
development to the north and west is a well-established neighborhood. With the granting
of the variation, access to the development will be via Ager Road; this will avoid
conflicts with the surrounding neighborhood, which could result if the development
established access to a neighborhood street.

A3) The variation does not constitute a violation of any other applicable law, ordinance,
or regulation;

The granting of a variation pursuant to the prior Subdivision Regulations is under the sole
authority of the Planning Board. There are no known laws, ordinance or regulations that
will be violated by this request. Further, review and approval of access permits by SHA
and DPW&T will ensure that the entrance will not constitute a violation of any other
applicable law, ordinance, or regulation.

“@ Because of the particular physical surroundings, shape, or topographical conditions
of the specific property involved, a particular hardship to the owner would result, as
distinguished from a mere inconvenience, if strict letter of these regulations is
carried out;

The most developable portion of the property fronts onto Ager Road and is separated

from other road frontages by significant environmental features that would be difficult to
provide vehicular access across. The applicant would be required to obtain state and
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federal permits to cross the environmental features. Even if such permits were approved,
achieving access to 23rd Street, Rittenhouse Street, or 24th Place would require
significant additional cost as well as greater impacts to the PMA. Because of the extra
approvals (which would be needed to cross the environmental features), which may not
be approved, and because of the possible conflicts (which could result if access was

provided through the neighboring community), a particular hardship to the owner could
result if the request were to be denied.

&) In the R-30, R-30C, R-18, R-18C, R-10A, R-10, and R-H Zones, where multifamily
dwellings are proposed, the Planning Board may approve a variation if the
applicant proposes and demonstrates that, in addition to the criteria in
Section 24-113(a), above, the percentage of dwelling units accessible to the
physically handicapped and aged will be increased above the minimum number of
units required by Subtitle 4 of the Prince George’s County Code.

The property is not located in any of the above-mentioned zones; therefore, this criterion
is inapplicable.

The site is unique to the surrounding properties, and the variation request is supported by the
required findings. Pursuant to Section 24-113(a), the Planning Board may approve a variation
when it finds that extraordinary hardship or practical difficulties may result from strict
compliance with the Subdivision Regulations, and/or when it finds that the purposes of the
Subdivision Regulations may be served to a greater extent by an alternative proposal, provided
that the variation does not have the effect of nullifying the intent and purpose of the prior
Subdivision Regulations. The site plan demonstrates adequate access for residents, visitors, and
emergency services. Furthermore, the applicant would encounter a practical difficulty if strict
compliance with the prior Subdivision Regulations was required, as no alternative access is
practical given the above-described environmental features. Approval of the variation will not
have the effect of nullifying the intent and purpose of the Subdivision Regulations to provide the
most beneficial relationship between the subdivision of land and the circulation of traffic, given
that a more beneficial relationship cannot be implemented. Therefore, the variation is approved.

Based on the findings presented above, multimodal transportation facilities will exist to serve the
subdivision, as required under prior Subtitle 24 of the Prince George’s County Code, and will
conform to the MPOT and master plan.

10. Public Facilitiess—This PPS was reviewed for conformance to the master plan in accordance
with Section 24-121(a)(5). The master plan contains a Public Facilities chapter (page 141) which
establishes the following overall goals:

Goals:

. To correctly determine current and future needs in response to economic
development and population change.
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. To coordinate plans of the public and private sectors and set priorities for
the acquisition of land and the development of public facilities, so as to
minimize public costs.

. To make timely and orderly provision for needed public facilities and
services by providing facilities that are reasonably accessible to all potential
users and will ensure adequate level of physical safety and personal
well-being for residents.

. To make timely and orderly provision for needed public facilities and
services by designing public buildings to be aesthetically and functionally
compatible with their surroundings, and to be energy efficient.

There are policies established for the following areas in the Public Facilities chapter of the master
plan: schools, libraries, public safety, parks and recreation, solid waste management/recycling
and water and sewer. The development evaluated under this PPS will not impede achievement of
any of the above-referenced goals or policies. The analysis provided with approved Certificate of
Adequacy ADQ-2022-028 illustrates that, pursuant to adopted tests and standards, public safety
facilities are adequate to serve the development. There are no police, fire and emergency medical
service facilities, public schools, or libraries proposed on the subject property. Land is to be
conveyed to M-NCPPC as public stream valley parkland, as discussed in the Parks and
Recreation finding of this resolution.

The 2008 Approved Public Safety Facilities Master Plan also provides guidance on the location
and timing of upgrades, renovations to existing facilities, and construction of new facilities;
however, none of its recommendations affect the subject site.

Section 24-122.01(b)(1) of the prior Subdivision Regulations states that the location of the
property within the appropriate service area of the Ten-Year Water and Sewerage Plan is deemed
sufficient evidence of the immediate or planned availability of public water and sewerage for PPS
or final plat approval. The 2018 Water and Sewer Plan placed this property in Water and Sewer
Category 3, Community System. Category 3 comprises all developed land (platted or built) on
public water and sewer, and undeveloped land with a valid PPS approved for public water and
sewer. In addition, the property is within Tier 1 of the Sustainable Growth Act. Tier 1 includes
those properties served by public sewerage systems.

11. Public Utility Easement—In accordance with Section 24-122(a) of the prior Subdivision
Regulations, when utility easements are required by a public company, the subdivider shall
include the following statement in the dedication documents recorded on the final plat:

“Utility easements are granted pursuant to the declaration recorded among the County
Land Records in Liber 3703 at Folio 748.”
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The standard requirement for public utility easements (PUEs) is 10 feet wide along both sides of
all public ROWSs. The subject property has frontage on Ager Road, 23rd Avenue, Rittenhouse
Street, and 24th Place. The PPS shows PUEs along all of these streets at a minimum of 10 feet
wide.

12. Historic—The master plan contains goals and policies related to historic preservation
(pages 51-60). However, these are not specific to the subject site or applicable to the subject
development. The subject property does not contain, and is not adjacent to, any designated Prince
George’s County historic sites or resources.

A search of current and historic photographs, topographic and historic maps, and locations of
currently known archeological sites indicated the probability of archeological sites within the
subject property was moderate, as the subject site is near the Northwest Branch of the Anacostia
River. A Phase I archeology survey was completed, and a report was submitted in

December 2022. The report further documented the Washington, Westminster & Getter Railroad
prism (18PR432), and reported the discovery of an aboriginal flake scatter (18PR1237). No
further archaeological investigation is required.

13. Environmental—The following applications and associated plans were previously reviewed for
the subject site:

Review Case Associated Tree Authority Status Action Date | Resolution

# Conservation Plan or Number

Natural Resources
Inventory #
NA TCP2-106-05 Staff Approved 7-27-2005 N/A
NA TCP2-106-05-01 Staff Approved | 6-2-2006 N/A
NA NRI1-193-2021 Staff Approved | 3-25-2022 N/A
4-22012 TCP1-015-2023 Planning Board | Approved 1-18-2024 2024-005
DSP-22017 TCP2-106-05-02 Planning Board | Pending N/A N/A
Grandfathering

The project is subject to the environmental regulations contained in prior Subtitles 24 and 27, and
Subtitle 25 that came into effect on September 1, 2010, because it is a new PPS.

Plan 2035

The site is located within Environmental Strategy Area 2 (formerly the Developing Tier) of the
Regulated Environmental Protection Areas Map, and within the Established Communities of the
General Plan Growth Policy Map, as designated by Plan 2035.

ENVIRONMENTAL CONFORMANCE WITH APPLICABLE PLANS

Master Plan Conformance
The master plan contains environmental guidelines, the following of which are applicable to the
current project with regard to natural resources preservation, protection, and restoration. The text
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in bold is the text from the master plan and the plain text provides comments on plan
conformance:

Guideline 5: Developers shall be encouraged to capitalize on natural assets through
the retention and protection of trees, streams, and other ecological features.

This project will retain and restore most of the regulated floodplain and woodlands
on-site, the majority of which is to be conveyed to M-NCPPC for protection and
stewardship.

Guideline 6: The Natural Reserve Areas, containing floodplain and other areas
unsuitable for development, should be restricted from development except for
agricultural, recreational and similar uses; landfilling should be discouraged.

Most of the 100-year floodplain is to be preserved and restored; however, there are a few
permanent impacts to the 100-year floodplain that are discussed below in the Regulated
Environmental Features section.

Guideline 7: All development proposals should 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.

Guideline 8: Limited development should be permitted in Conditional Reserve
Areas, based on the significant physiographic constraints and natural processes of
the land.

As depicted on the Comprehensive Map of the master plan, the site is not located within
the mapped Natural Reserved Area or Conditional Reserve Area; however, the
environmental guidance for this area master plan was superseded by the passage of Plan
2035, the update to Subtitle 25 Division 2 (the Woodland and Wildlife Habitat
Conservation Ordinance (WCO)), and the 2018 Environmental Technical Manual.

Conformance with the Green Infrastructure Plan

According to the Green Infrastructure Plan the site contains regulated and evaluation areas. The
regulated areas are comprised of an existing stream that is centrally located on-site and its
associated 100-year floodplain. Evaluation areas appear to be associated with adjacent woodland
areas.

The following policies and strategies are applicable to the subject PPS. 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
Prince George’s 2035.
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11 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.

The green infrastructure network map within the Green Infrastructure
Plan was referenced as part of the evaluation process of this PPS.

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.

The existing designated regulated areas within the green infrastructure
on-site have been prioritized for retention and restoration to protect plant,
fish, and wildlife habitats along the connected stream ecosystem on-site.

c. Protecting existing resources when constructing stormwater
management features and when providing mitigation for impacts.

DPIE inspectors will be required to inspect the site to ensure protection
of existing resources when SWM features are constructed. No mitigation
is required for impacting the green infrastructure network other than any
overlapping impacts required to be mitigated under Subtitles 24, 25,

and 32.

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.

The existing connectivity of the on-site stream valley habitat through the
site connecting off-site areas has been maintained with this development
proposal, and it will be restored and enhanced through afforestation and
stormwater management,

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.
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No special conservation areas are located on or within the vicinity of the subject
site.

POLICY 2: Support implementation of the 2017 GI Plan throughout the planning
process.

24 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.

No network gaps are mapped on-site per the Green Infrastructure Plan, and the
project will not result in fragmentation of the existing network on-site.

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.

No mitigation is required for impacts to the regulated environmental features
(REF) shown on the TCP1; however, the applicant will restore areas within the
network of REF on-site by removing existing gravel and structures from within
the PMA and targeting reforestation and afforestation within the regulated
environmental features on-site.

2.6 Strategically locate off-site mitigation to restore, enhance and/or protect the
green infrastructure network and protect existing resources while providing
mitigation.

No off-site mitigation is required. The majority of the existing forest area is to be
preserved within the floodplain, with additional afforestation/reforestation
provided within the floodplain to satisfy the entirety of the woodland
conservation requirements on-site.

POLICY 3: Ensure public expenditures for staffing, programs, and infrastructure
support the implementation of the 2017 GI Plan.

33 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.
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No stream crossings are proposed with this PPS. Preservation of the
existing stream will help facilitate safe passage of wildlife across the site.
Protection of the stream area in conservation easements and conveyance
to M-NCPPC for maintenance will help protect the existing network in
perpetuity for wildlife and water-based fauna to facilitate safe passage
across the site.

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 trails will be provided within the regulated environmental features
(REF) and their buffers on-site.

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.

Afforestation areas will be placed into woodland conservation easements, while
all areas within the primary management area (PMA) will be protected within a
conservation easement prior to permit. DPR has agreed to the placement of
woodland conservation easements on land to be conveyed to M-NCPPC.

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,

A SWM concept approval letter and associated plan were submitted with this
PPS, the details of which are discussed in the SWM finding of this resolution.
Two impacts to the PMA caused by SWM facilities were withdrawn from
consideration with the PPS, and all remaining impacts are discussed in the
Regulated Environmental Features section below. With the removal of these
impacts, the final design will be in conformance with Policy 5.

5.9 Prioritize the preservation and replanting of vegetation along streams and
wetlands to create and expand forested stream buffers to improve water
quality.
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The majority of the existing woodlands have been preserved within the stream
buffer except where needed for required stormwater outfall structures. The
woodland conservation requirements are to be met entirely on-site within and
outside of the stream buffer, but still within the existing floodplain and PMA, to
provide a more beneficial habitat area. This will contribute to improvement to
water quality with the trees providing bioaccumulation of unwanted substances
from the watershed.

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.

The woodland conservation requirement will be met entirely on-site.

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.

All woodland afforestation/reforestation is required to be entirely comprised by
native species and will be evaluated at the time of TCP2, when planting details
will be reviewed.

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.

Planting details will be evaluated at the time of DSP and TCP2 review as
required.

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.
Planting of new forest in the clear area left from the removal of the existing barn

is shown on the TCP1. The appropriateness of an invasive species management
plan will be evaluated at the time of TCP2 review.
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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.

Per the approved NRI, no forest interior dwelling species (FIDS) habitat is
present on-site. The portion of the property that is mapped within a Sensitive
Project Review Area is to be largely restored through removal of existing gravel
and structures and planting of woodlands.

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.

This project must conform to existing zoning standards. The creation and
adequacy of green and open spaces will be evaluated by the Urban Design
Section and DPR, at the time of DSP review.

ENVIRONMENTAL REVIEW

Natural Resources Inventory/Existing Conditions

An approved Natural Resources Inventory, NRI-193-2021, was submitted with the PPS. This site
is associated with REF, which include streams, wetlands, and their associated buffers. County
regulated 100-year floodplain is mapped on-site. The PMA, which is comprised of REFs,
100-year floodplain, and any adjacent steep slopes, is mapped on-site. This site is not within a
Tier II catchment area. The southeast edge of the site is mapped within a sensitive species review
area, per PGAtlas; however, it is unclear what if any species are present on-site as no
correspondence from the Maryland Department of Natural Resources (MDNR) was provided
regarding the presence or absence of rare, threatened, or endangered species (RTES) on-site. Prior
to signature approval of the TCP1, a copy of a letter from MDNR is required discussing whether
or not any RTES are present on-site, and if any development restrictions exist. One forest stand
covering 0.99 acre within the 100-year floodplain is present on-site. No woodlands are mapped
outside of the 100-year floodplain. A total of 12 specimen trees exist on-site.

Woodland Conservation

This site is subject to the provisions of the WCO because the project is a new PPS, and the project
is subject to the requirements of the 2018 Environmental Technical Manual (ETM).
TCP1-015-2023 was submitted with the subject PPS and requires minor revisions to be found in
conformance with the WCO.

The woodland conservation threshold for this 9.51-acre property is 20 percent of the net tract area
or 0.83 acre. The total woodland conservation requirement, based on the amount of clearing
proposed, is 0.69 acre. This requirement is to be satisfied with 0.74 acre of on-site
afforestation/reforestation.

DSP-22017_Backup 156 of 186



PGCPB
File No.
Page 27

No. 2024-005
4-22012

As previously discussed in the Master Plan Conformance section above, in an email dated
December 19, 2023, the applicant withdrew the micro-bioretention area and the underground
storage facility located within the PMA, as identified as Impacts 6 and 7 in the associated SOJ,
from consideration for review. These two impacts must be removed from the TCP1, prior to
signature approval. The applicant may request these impacts, at the time of DSP and TCP2
review, when greater information is available to establish limitations of the site for final design.

At the time of DSP, the existing TCP2-106-05-02 will be required to be revised under the current
design standards and will lose its grandfathering.

Specimen Trees

Section 25-122(b)(1)(G) of the WCO requires that “Specimen trees, champion trees, and trees
that are part of a historic site or are associated with a historic structure shall be preserved, and the
design shall either preserve the critical root zone (CRZ) of each tree in its entirety or preserve an
appropriate percentage of the critical root zone in keeping with the tree’s condition and the
species’ ability to survive construction as provided in the [Environmental] Technical Manual.”
The code, however, is not inflexible.

The authorizing legislation of the WCO is the Maryland Forest Conservation Act, which is
codified under Title 5, Subtitle 16 of the Natural Resources Article of the Annotated Code of
Maryland. 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 the WCO are set forth in Section 25-119(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 PPS. The approved NRI-193-2021
identifies a total of 12 specimen trees on-site. The following analysis is a review of the request to
remove specimen trees.

The SOJ requested the removal of seven specimen trees identified as Specimen Trees ST-1, ST-2,
ST-3, ST-4, ST-5, ST-6, and ST-14. The condition of the trees to be removed ranges from poor to
good. The TCP1 shows the locations of the trees to be removed. These specimen trees are to be
removed for development of the site, roadways, utilities, SWM, and associated infrastructure.

Specimen Tree Variance SOJ Table
ST-+# | DBH Common Name Location Rating lmpa‘catleedmlgtl: esign Cg.lﬁ::::?:n
" Within the net Construction of one of
ST-1 | 36 Red maple developable area Good | \he residential buildings Good
g " . Along the property Frontage improvement
ST-2 30 Silver maple frontage with Ager Road Poor along Ager Road Poor
g » Along the property . Frontage improvement
ST3 [ 32 Red maple frontage with Ager Road | T2' | along Ager Road Good
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Specimen Tree Variance SOJ Table
ST-# | DBH Common Name Location Rating Impacted by Design Construction
Elements Tolerance
" Along the property . Frontage improvement
T4 | 35 Red maple frontage with Ager Road Fair along Ager Road Good
Red maple
Y » | (Incorrectly identified as | Along the property . Frontage improvement
ST-5 | 357 | 316 castern red cedar in | frontage with Ager Road | '2' | along Ager Road Good
SO)J variance request)
" . Center of the net Construction of one of
§T-6 42 Silver maple developable area Poor the residential buildings Poor
. . Proximate to
ST-14 | 32~ Silver maple Within the conservation Fair demolition of an Poor
easement ..
existing barn

Statement of Justification Request
The text in bold, labeled A-F, are the six criteria listed in Section 25-119(d)(1). The plain text
provides responses to the criteria.

(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
specimen trees located on-site. Those special conditions relate to the specimen trees
themselves, such as their size, condition, species, and on-site location.

Four of the specimen trees to be removed, ST-2, ST-3, ST-4, and ST-5, are located along
the frontage of Ager Road. These trees must be removed to facilitate necessary
improvements within the PUE running along Ager Road.

Specimen Trees ST-1 and ST-6 are located within the area of the property that is outside
of the floodplain. This area is the only area suitable for development. Accordingly, the

applicant is proposing to construct one of the proposed multifamily residential buildings
in this area. Therefore, Specimen Trees ST-1 and ST-6 must be removed.

Specimen Tree ST-14 is located within the existing floodplain. The removal of ST-14 is
required to accommodate demolition of an existing barn in the floodplain, so that the
applicant can restore the area of the property near the existing stream to a natural state.

The species of the trees to be removed are red maple and silver maple. The condition
ratings of these trees range from poor to good, with most classified in fair condition. The
tree species have a mixture of good and poor 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.
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Retention of these trees and protection of their respective CRZs would have a
considerable impact on the development by creating challenges for building siting, for
implementing any required street frontage improvements, and for removal of a derelict
barn from the property.

(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 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 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.

Based on the location and species of the specimen trees to be removed, retaining the trees
and avoiding disturbance to the CRZ would prevent the applicant from constructing one
of the buildings integral to this development, prevent restoration to the floodplain along
the northern section of the property, and prevent any needed utility improvements to be
made within the PUE along Ager Road.

The subject multifamily residential development aligns with the uses permitted under the
R-55 Zone. Based on the unique characteristics of the property, enforcement of these
rules would deprive the applicant of the right to develop the property in a similar manner
to other properties in the area.

(©) Granting the variance will not confer on the applicant a special privilege that would
be denied to other applicants.

Not granting the variance request for ST-1, ST-2, ST-3, ST-4, ST-5, ST-6, and ST-14
would prevent the applicant from constructing one of the buildings integral to this
development, prevent restoration to the floodplain along the northern section of the
property, and prevent any needed utility improvements to be made within the PUE along
Ager Road. 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.

(D) The request is not based on conditions or circumstances which are the resuit 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 removal of all seven specimen
trees would be the result of the new development, and in the case of ST-14, the need to
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remove an existing barn from the 100-year floodplain. The request to remove the trees is
solely based on the trees’ location on the site, their species, and their condition.

(E) The request does not arise from a condition relating to land or building use, either
permitted or nonconforming, on a neighboring property; and

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.

1) Granting of the variance will not adversely affect water quality.

Granting this variance request will neither violate state water quality standards nor cause
measurable degradation in water quality. Requirements regarding SWM will be reviewed
and approved by DPIE. Erosion and sediment control requirements will be 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 state’s standards. State standards are set to
ensure that no degradation occurs.

The required findings of Section 25-119(d) have been adequately addressed for the removal of the
specimen trees identified as ST-1, ST-2, ST-3, ST-4, ST-5, ST-6, and ST-14 and, therefore, the
variance is approved.

Preservation of Regulated Environmental Features/Primary Management Area

This site contains REF that are required to be preserved and/or restored to the fullest extent
possible under Section 24-130(b)(5) of the prior Subdivision Regulations. The on-site REF
include streams, stream buffers, wetlands, wetland buffers, 100-year floodplain, and steep slopes.

Section 24-130(b)(5) of the prior Subdivision Regulations states: “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 features shall be placed in a conservation easement and depicted on the final plat.”

Impacts to the REF should be limited to those that are necessary for development of the property.
Necessary impacts are those that are directly attributable to infrastructure required for the
reasonable use and orderly and efficient development of the subject property or are those that are
required by 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
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to the REF. SWM 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 County Code.

The REF on this property, as delineated in the approved NRI, include a stream, wetlands, and
their associated buffers. PMA inclusive of these REF, existing floodplain, and adjacent steep
slopes are also mapped along over half of the site (5.36 acres). The applicant submitted a revised
SQJ for seven impacts to the REF and PMA, dated December 14, 2023. A subsequent email was
received dated December 19, 2023, for a formal request to remove previously proposed Impacts 6
and 7 from consideration. Thereafter, another SOJ was received dated December 26, 2023,
confirming that the applicant’s request was for Impacts 1-5 only. A summary of the impacts
considered is, as follows:

Square footage Impact to REF

Impact# | Type of Impact (Per the December 14,2023, SOJ)
1 Installation of a 36 storm drainpipe and outfall 5,057 SF
2 Installation of a 24” storm drainpipe and outfall 1,764 SF

Demolition and removal of an existing bam and

3 associated temporary access road from 24th placeto | 4,469 SF
the bam.
Removal of an existing outbuilding and a portion of

4 an existing gravel driveway that connects several 1,764 SF
existing outbuildings.
Removal of two existing outbuildings and remaining

5 . - . 12,480 SF
portion of an existing gravel driveway.
Total: 25,534 SF

Impacts 1 and 2 are for stormwater pipes, outfall structures, and riprap. These impacts total

6,821 square feet of floodplain and PMA impacts. As discussed above, Impacts 1 and 2 are due to
the installation of required infrastructure. They qualify as necessary impacts per the Code and,
therefore, the REF have been preserved and/or restored in a natural state, to the fullest extent
possible, in accordance with the requirements of prior Subtitles 24 and 27.

Impacts 3, 4, and 5 are for the removal of existing structures, an existing gravel driveway, and a
temporary access road to access one of the structures for demolition. These impacts are required
for the removal of these derelict structures and gravel driveway for restoration of the area they
currently occupy within the PMA to a more natural state before conveyance to the M-NCPPC
Parks Department. Impacts 3, 4, and 5 qualify as necessary impacts per the Code and, therefore,
the REF have been preserved and/or restored in a natural state, to the fullest extent possible, in
accordance with the requirements of prior Subtitles 24 and 27.
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The square footage of the remaining impacts, exclusive of Impacts 6 and 7 in the

December 19, 2023 email, did not match that of the revised SOJ dated December 14, 2023.
Confirmation of the actual impact area (25,534 square feet) was provided in the revised SOJ
dated December 26, 2023.

Impacts 6 and 7 shall be removed from the TCP1 and PPS, prior to their signature approval.

Erosion and Sediment Control

The County requires the approval of an erosion and sediment control plan. The tree conservation
plan 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. A copy of the erosion and sediment control technical plan must be
submitted so that the ultimate limits of disturbance (LOD) for the project can be verified and
shown on the TCP2.

Soils

The predominant soils found to occur on-site, according to the U.S. Department of Agriculture,
Natural Resource Conservation Service, Web Soil Survey, include Codorus and Hatboro

soils frequently flooded; Urban land-Woodstown complex (0-5 percent slopes), and
Woodstown-Urban land complex (0-5 percent slopes).

According to available information, unsafe soils containing Marlboro clay or Christiana
complexes are not mapped on this property. A geotechnical review was not requested with this
PPS; however, a copy of one was submitted. It may be required for review by the County with a
future development application, in conformance with CB-94-2004.

Based on the preceding findings, the PPS conforms to the relevant environmental policies of the
master plan and the Green Infrastructure Plan, and the relevant environmental requirements of
prior Subtitle 24 and Subtitle 25.

Urban Design—The development will be subject to DSP approval, at which time the following
requirements will be applicable:

Conformance with the Requirements of the prior Prince George’s County Zoning
Ordinance

This PPS evaluated 145 multifamily dwelling units in the portion of the property zoned R-55.
Pursuant to Section 27-441(b) of the Zoning Ordinance, Footnote 141, multifamily dwellings are
a permitted use in the prior R-55 Zone subject to the conditions provided in the footnote,
including a requirement for DSP approval. At the time of DSP review, the applicant will be
required to demonstrate conformance with the applicable requirements of the Zoning Ordinance
including, but not limited to, the following:

. Section 27-430 and 27-441, requirements for the prior R-55 Zone, as applicable;
. Part 11, Off-Street Parking and Loading;
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Part 12, Signs; and
. Part 3, Division 9, Site Plans.

Conformance with the 2010 Prince George’s County Landscape Manual

Pursuant to Section 27-124.03 of the prior Zoning Ordinance, the development is subject to the
2010 Prince George’s County Landscape Manual (Landscape Manual). Specifically,
conformance with the following requirements of the Landscape Manual will be evaluated at the
time of DSP: Section 4.1, Residential Requirements; Section 4.3, Parking Lot Requirements;
Section 4.4, Screening Requirements; Section 4.6, Buffering Development from Streets;
Section 4.7, Buffering Incompatible Uses; and Section 4.9, Sustainable Landscaping
Requirements.

Ager Road is an arterial road requiring a landscape buffer for the frontage according to

Section 4.6 (A minimum 50-foot-wide buffer to be planted with a minimum of 170 plant units per
100 linear feet of property line adjacent to the street). All plant material required by this section
shall be located outside of PUEs adjacent to the ROW.

Incompatible uses are located to the northwest (place of worship) and southeast (educational use)
which require a bufferyard in accordance with Section 4.7. A Type B buffer will be required
along the south property line, and a Type A buffer will be required along the west property line,
respectively.

Conformance with the Tree Canopy Coverage Ordinance

Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance, requires a minimum percentage of
the site to be covered by tree canopy for any development project that proposes more than

5,000 square feet of gross floor area or disturbance, and requires a grading permit. Properties that
are within the prior R-55 Zone are required to provide a minimum of fifteen percent of the gross
tract area under tree canopy coverage (TCC), which equates to approximately 1.42 acres for this
property. Compliance with this requirement will be evaluated at the time of DSP.

Approval of this PPS will not pose an impediment to achieving conformance with the prior
Zoning Ordinance, Landscape Manual and TCC requirements, at the time of DSP review.

15. Noise—The property abuts Ager Road, an arterial roadway, therefore the applicant was required
to provide a noise study analyzing whether any noise mitigation would be needed for the subject

property.

The most recent standards for noise under the prior Zoning Ordinance and Subdivision
Regulations are that noise must be mitigated to be no more than 65 A-weighted decibels (dBA)
continuous equivalent sound level (Leq) during the hours of 7:00 a.m. to 10:00 p.m. (daytime)
and no more than 55 dBA/Leq during the hours of 10:00 p.m. to 7:00 a.m. (nighttime) in outdoor
activity areas. This method of measurement establishes that the average noise level in outdoor
activity areas must be no more than 65 dBA during the daytime and 55 dBA during the nighttime.
The most recent standards also establish that noise must be mitigated to be no more than 45 dBA
in the interiors of dwelling units.
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The noise study submitted by the applicant follows the prior standards for noise used by the
Planning Department. The study delineated the unmitigated 65 dBA day-night average sound
level (Ldn) noise contour, finding it to be approximately 25 feet from the front street line. The
prior 65 dBA/Ldn standard is similar to a 65 dBA/Leq 24-hour noise average, but with a
10-decibel (dB) penalty to nighttime noise levels. Because of this, the unmitigated 65 dBA/Ldn
24-hour noise contour can be treated as an average of the unmitigated 65 dBA/Leq daytime noise
contour and the unmitigated 55 dBA/Leq nighttime noise contour, resulting in it being located in
between the two Leq contours. The 65 dBA/Leq daytime contour will be located closer to the
noise source (the arterial), and the 55 dBA/Leq nighttime contour will be located farther from the
noise source.

With this PPS, the applicant is not required to provide any outdoor activity areas, as mandatory
dedication of parkland is being accomplished with the conveyance of stream valley parkland.
Prior discussion with the applicant has indicated that they may provide a courtyard at the rear of
the building for the use of their residents. The noise study indicates that the courtyard, if
provided, will not exceed acceptable noise levels and will be further mitigated due to the
shielding provided by the building.

Standard building construction materials are capable of reducing noise levels at building exteriors
of up to 65 dB, to be no more than 45 dB in bunldmg interiors. For this reason, the noise standards
require that any dwellmg unit which will experience average exterior noise levels above 65 dBA
(as shown by the position of the 65 dBA/Leq daytime noise contour), shall demonstrate noise
mitigation to bring interior noise levels down to 45 dBA. Mitigation is typically accomplished
through upgraded construction materials capable of greater sound reduction. Based on the current
location of the building, no dwelling unit will be exposed to noise levels above 65 dBA. The
building is not affected by the 65 dBA/Ldn unmitigated noise contour, and because the 65 dBA/
Leq noise contour will be located farther from the building (closer to the arterial), the building
will also not be affected by the unmitigated 65 dBA/Leq daytime noise contour. No dwelling unit
will need additional noise mitigation beyond what can be accomplished with standard
construction materials.

In conclusion, no exterior noise mitigation will be required and no interior noise mitigation will
be required, unless the building position changes so that it is close enough to Ager Road to be
affected by the unmitigated 65 dBA/Leq daytime noise contour. At the time of DSP, the applicant
shall determine the position of the multifamily building. If the building is affected by the
unmitigated 65 dBA/Ldn noise contour currently shown on the plan, the applicant shall submit a
revised noise study which determines the location of the unmitigated 65 dBA/Leq daytime noise
contour, shows whether the building will be impacted by this contour, and, if impacted, what
noise mitigation measures will be put in place to reduce interior noise to below 45 dBA. If
interior noise mitigation is required, at the time of building permit, the permit shall include a
certification by a professional engineer with competency in acoustical analysis, stating that the
building shell or structure has been designed to reduce interior noise levels in the units to 45 dBA
or less.
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16. Community Feedback—Planning staff received a request from the 8th Precinct Civic
Association to make a presentation to their members on how to provide feedback on the subject
PPS. Staff attended a meeting held on November 20, 2023, at the Rollingcrest Community
Center, to make the presentation. The topics covered at the meeting included basic information
about the project, how to become a person of record, how to provide testimony for the Planning
Board hearing, and the date of the Planning Board hearing. No specific feedback on the project
was received at the meeting, given the meeting’s limited scope. Although several members of the
community had questions about the details of the project, staff did not have answers available to
these questions at the meeting, and the meeting organizer determined the questions would be
better directed towards the applicant. According to information provided later by the Association,
a meeting between the Association and the applicant took place on December 18, 2023.

No other written correspondence was received from members of the community regarding this
project, prior to the deadline for submission. No community members signed up to speak at the
January 18, 2024 Planning Board hearing.

17. Public Hearing—At the January 18, 2024 Planning Board hearing, staff presented the PPS to the
Planning Board. In response to staff’s presentation, the applicant’s attorney spoke to indicate the
applicant’s agreement with the findings and conditions laid out in the technical staff report. The
applicant’s attorney affirmed the applicant’s intent to use low-income housing tax credits to
support the development. They also described the citizen outreach efforts made by the applicant
to support the proposed development.

BE IT FURTHER RESOLVED, that an appeal of the Planning Board’s action must be filed with
Circuit Court for Prince George’s County, Maryland within thirty (30) days following the date of notice
of the adoption of this Resolution.

* * * * * * * * * * * * *
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This is to certify that the foregoing is a true and correct copy of the action taken by the Prince
George’s County Planning Board of The Maryland-National Capital Park and Planning Commission on
the motion of Commissioner Washington, seconded by Commissioner Geraldo, with Commissioners
Washington, Geraldo, Doerner, and Bailey voting in favor of the motion, and with Commissioner Shapiro
absent at its regular meeting held on Thursday, January 18, 2024, in Largo, Maryland.

Adopted by the Prince George’s County Planning Board this 8th day of February 2024.

Peter A. Shapiro
Chairman

By Jessica Jones
Planning Board Administrator

PAS:JJ:EDC:rpg
Approved tar Legal Sufficiency

M-NCPPC Office of Genteral
Counsel
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‘ THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION Countywide Planning Section

Prince George's County Planning Department 14741 Governor Oden Bowie Drive
Upper Marlboro, MD 20772

Certificate of Adequacy

ADQ- 2022-028

General Information
Project Name: The Herman Multifamily Apartments

Case Number: ADQ-2022-028

Associated Preliminary Plan of Subdivision or Final Plat: 4-22012
Residential

Use Type:

Dwelling Unit Type and Number; 14> multifamily dwelling units Gross Floor Area (nonresidential): VA

Project Location
Project Location: On the north side of Ager Road, approximately 2,500 feet southeast of its intersection with MD 410 (East-West Highway)

Lot/Parcel; Parcel A Tax Account: 3676384
Property Zone: RSF-65/RSF-A Council District:_2

Planning Area: 65 Municipality: N/A

Election District: 17 Transportation Service Area: |
Police District: | School Cluster Area: 2

APPLICABILITY OF PUBLIC FACILITY ADEQUACY STANDARDS

Conditions of
Adequacy Met | Adequacy Approval
Facility Level of Service Required (Yes/No/NA) (Yes/No)

Transportation: LOS "E" (Critical Lane Volume of 1451-1600) Yes Yes
Service Area 1 and designated boundaries of 1

Pedestrian and Bikeway Public Facilities provided in accordance with N/A No
Section 24-4506

Parks and Recreation (Transit-Oriented/ 2.5 acres per 1,000 residents N/A No

Activity Center Zones and Employment Areas)

Parks and Recreation (All Other Zones) 15 acres per 1,000 Yes No
Police—Residential Use 25 minutes for non-emergency calls; 10 Yes No
minutes for emergency calls
Fire and Rescue—Residential Use 7 minutes travel time Yes No
Fire and Rescue—Non-Residential Use 5 minutes response time N/A No
Schools <105% capacity or mitigation in accordance | Yes Yes

with Section 24-4510(c)

This Certificate of Adequacy is issued in accordance with Section 24-4503 of the Subdivision Regulations of Prince George's
County, Maryland and in accordance with the analysis contained in the following memorandums attached hereto:

« Special Projects Section (Walker to Diaz-Campbell, October 13, 2023)
« Department of Parks and Recreation (Thompson to Diaz-Campbell, October 23, 2023)
« Transportation Planning Section (Patrick to Diaz-Campbell, December 20, 2023)

Page1l April 2022
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‘ THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
Prince George'’s County Planning Department Certificate of Adequacy Form: ADQ- 2022-028

Based on the forgoing analysis, this Certificate of Adequacy is:
| Approved Approved with the conditions (indicated here):

[ Denied 1. Total development within the subject property shall be limited to uses which generate no

more than 75 AM peak-hour trips and 87 PM peak-hour vehicle trips.

2. Pursuant to Section 24-4510(c) of the Subdivision Regulations, the applicant and the
applicant's heirs successors and/or assignees shall pay the applicable school facilities
surcharge in accordance with the requirements of Section 10-192.01 of the Prince George's
County Code prior to approval of a building permit.

SIGNATURE
A Jan. 8, 2024

Planning Director Date of Approval

This certificate of adequacy is valid for 12 years from the date of approval, subject to the additional expiration provisions of Section 24-4503(c).

P 2 Aprjl 2022
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THE|MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

| | 14741 Governor Oden Bowie Drive
Upper Marlboro, Maryland 20772

" ' TTY: (301) 952-4366

y  Countywide Planning Division WWW.mncppc.org/pgco
Special Projects Section

October 13,2023

MEMORANDUM

TO: Eddie Diaz-Campbell, Planner IlII, Subdivision Section, DRD
FROM: Tineya Walker, Planner I, Special Projects Section, CWPD
VIA: Bobby Ray, AICP, Supervisor, Special Projects Section, CWPD

SUBJECT: 4-22012 Mount Zion Pentecostal Church-The Herman Multi-Family
Apartments and ADQ-2022-028

Project Summary:

The project proposes the development of one hundred and forty-five multifamily residential units.
The 9.52-acre site is located at 6203 Ager Road, Hyattsville, MD 20782, on the north side of Ager
Road approximately 1,800 feet south of the intersection with East-West Highway (Route 410).

This preliminary plan of subdivision (PPS) application was accepted for processing by the Planning
Department on September 12, 2023.

PPS-4-22012
The following preliminary plan is being reviewed for public facility adequacy per the
findings of Section 24-122.01. as follows:

(a) The Planning Board may not approve a preliminary plan of subdivision if it finds that
adequate public facilities do not exist or are not programmed for the area within which the
proposed subdivision is located, as defined in the "Guidelines for the Mitigation of Adequate
Public Facilities: Public Safety Infrastructure” and "Guidelines for the Analysis of the Traffic
Impact of Development Proposals.” The Planning Board shall require adequate public
facilities, as provided in this Section and in Division 4 of this Subtitle.

Water and Sewer:
Section 24-122.01(b)(1) of the prior Subdivision Regulations states that:

.... the location of the property within the appropriate service area of the Ten-Year Water
and Sewerage Plan is deemed sufficient evidence of the immediate or planned availability of
public water and sewerage for preliminary or final plat approval.

The 2018 Water and Sewer Plan placed this property in the Water and Sewer Category 3,
“Community System”. Category 3 comprises all developed land (platted or built) on public water
and sewer, and undeveloped land with a valid preliminary plan approved for public water and
sewer. Additionally, the property is within Tier 1 of the Sustainable Growth Act. Tier 1 includes
those properties served by public sewerage systems.
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Capital Improvement Program (CIP):

The subject property is located in Planning Area 65 - “Langley Park & Vicinity”. The 2023-2028
Fiscal Year Approved CIP Budget identifies three new construction projects programmed for this
planning area. Chillum Fire/EMS Station #834 located at 7411 Riggs Road (3.51.0017),
International School at Langley Park located at 8211 15t Avenue (3.77.0017), and New Adelphi
W /North Technology Academy located at 9000 25t Avenue (3.77.0021).

Conformance to the Master Plan:

This preliminary plan of subdivision was reviewed for conformance to the master plan in
accordance with Section 24-121(a)(5) of the prior Subdivision Regulations. The 1989 Approved
Master Plan for Langley Park-College Park-Greenbelt and Vicinity contains a Public Facilities
Chapter (p. 141) which establishes some of the following overall objectives:

Goals:

e To correctly determine current and future needs in response to economic
development and population change.

e To coordinate plans of the public and private sectors and set priorities for the
acquisition of land and the development of public facilities, so as to minimize
public costs.

e To make timely and orderly provision for needed public facilities and services
by providing facilities that are reasonably accessible to all potential users and
will ensure adequate level of physical safety and personal well-being for
residents.

e To make timely and orderly provision for needed public facilities and services
by designing public buildings to be aesthetically and functionally compatible
with their surroundings, and to be energy efficient.

There are policies established for the following areas in the Public Facilities Chapter of the Plan:
schools, libraries, public safety, parks and recreation, solid waste management / recycling and
water and sewer. The proposed development will not impede achievement of any of the above-
referenced goals. The analysis provided in this memo illustrates that, pursuant to adopted tests
and standards, public safety facilities are adequate to serve the proposed development. Although
not part of this analysis, the 2021 Update of the Pupil Yield Factors and Public School Clusters shows
that Cluster 6 is operating below 100% capacity.

There are no police, fire and emergency medical service facilities, public schools, parks, or libraries
proposed on the subject property.

The 2008 Approved Public Safety Facilities Master Plan also provides guidance on the location and
timing of upgrades and renovations to existing facilities and construction of new facilities, however,
none of its recommendations affect the subject site.

Conclusion

At the writing of this referral staff finds that the applicable public facility standards and
conformance with the area sector, is met pursuant to the prior Subdivision Regulations.
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ADQ-2022-028

Certificate of Adequacy ADQ-2022-028 is being reviewed for public facility adequacy, per the
findings of the current Subdivision Regulations Section 24-4500, as follows:

(1) This Section establishes public facility adequacy standards. They are summarized in Table
24-4502: Summary of Public Facility Adequacy Standards. The standards are established in
Sections 24-4504, Public Facility Adequacy-Generally, through Section 24-4510, Schools
Adequacy, below.

(2) An application listed in Section 24-4502(a) above shall not be approved until a certificate of
adequacy or conditional certificate of adequacy is approved in accordance with the
procedures and standards of this Section. No certificate of adequacy or conditional
certificate of adequacy shall be approved unless and until it is reviewed and approved in
conjunction with one of the applications or subdivision reviews identified in Section 24-
4502 (a) above and Section 24-4503(a).

Police Facility Adequacy:
Per Section 24-4508 of the current Subdivision Regulations, the Planning Board’s test for police
adequacy involves the following:

(A) A statement reflecting adequate equipment pursuant to studies and regulations used by
the County, or the Public Safety Master Plan for police stations in the vicinity of the area of the
proposed subdivision; and

(B) A statement by the Police Chief that the rolling 12-month average, adjusted monthly, for
response times in the vicinity of the proposed subdivision is a maximum of 25 minutes total for
non-emergency calls and a maximum of 10 minutes total for emergency calls for service. For the
purposes of this Subsection, response time means the length of time from the call for service
until the arrival of Police personnel on-scene or other police response, as appropriate.

The subject property is served by Police District I, Hyattsville, located at 5000 Rhode Island Avenue.
Consistent with the provisions of Section 24-4508 correspondence was received from
representatives of the Prince George’s County Police Department dated October 2, 2023, that stated
the Department “has an adequate amount of equipment for our current sworn officers”.

Pursuant to Section 24-4508.B the subject police response times for the site meet the standard of
25 minutes for non-emergency calls and 10 minutes for emergency calls. The test is applied on the
date the application is accepted or within the following three (3) monthly cycles. The times are
based on a rolling average for the preceding 12 months. The application was accepted by the
Planning Department on June 1, 2023.

Police Response Times (Section 24-4508.B) District VII
Reporting Cycle Reporting Month Priority Non-Priority

Acceptance Date September 2023 7:23 minutes 8:56 minutes
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Fire and Rescue Adequacy:
Per Section 24-4509 of the current Subdivision Regulations, the Planning Board’s test for fire and
rescue adequacy involves the following:

(A) A statement reflecting adequate equipment in accordance with studies and
regulations used by the County, or the Public Safety Master Plan for fire stations
in the vicinity of the area where the subdivision is proposed to be located; and

(B) A statement by the Fire Chief that the response time for the first due fires and
rescue station in the vicinity of the proposed subdivision is a maximum of seven
minutes travel time. The Fire Chief shall submit monthly reports chronicling
actual response times for calls for service during the preceding month.

The subject property is served by the Hyattsville Volunteer Fire Department #801 located
at 6200 Belcrest Road, as the first due station. Prince George’s County Fire and EMS
Department representative, James V. Reilly, stated in writing (via email) that as of September
25,2023, the project site passes the 7-minute travel time test for residential development. Travel
time was taken from the closest Prince George’s County Fire/EMS Station, Hyattsville #801.

Schools:
The subject property is located within Cluster 2, as identified in the Pupil Yield Factors & Public-
School Clusters 2022-2023 Update. The project proposes to add 145 multifamily units.

The adopted “level of service” standard is the number of students generated by the proposed
subdivision at each stage of development will not exceed 105 percent of the state rated capacity of
the affected elementary, middle, and high school clusters. Per the table below, the existing state
rated capacity for each level is above 105%. Per Section 24-4510 (c ) of the Subdivision
Regulations:

When conditioned upon payment of the school’s facility surcharge, or when otherwise exempt
from the schools facility surcharge pursuant to Section 10-192.01, School Facilities Surcharge,
of the County Code, the subdivision may be approved regardless of actual or projected school
capacity.

Per the discussion below the project will be subject to the school’s facility surcharge which will
provide mitigation for noncompliance with the school capacity.
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Impact on Affected Public School Clusters
Affected School Cluster
Elementary School | Middle School High School
Cluster 2 Cluster 2 Cluster 2

Multifamily Units 145 145 145
Pupil Yield Factor (PYF) - MF 0.179 0.095 0.131
MF x PY=Future Enrollment 26 14 19
Adjusted Student Enrollment 9/30/21 20,968 9,781 10,074
Total Future Student Enrollment 20,994 9,795 10,093
State Rated Capacity 19,705 7,969 8,494
Percent Capacity 106% 123% 119 %

Section 10-192.01 establishes school surcharges and an annual adjustment for inflation,
unrelated to the provision of Subtitle 24. The current amount is $9,741 per dwelling if a building
is located between Interstate 495 and the District of Columbia; $9,741 per dwelling if the
building is included within a Basic Plan or Conceptual Site Plan that abuts an existing or planned
mass transit rail station site operated by the Washington Metropolitan Area Transit Authority;
or $16,698 per dwelling for all other buildings. This project is inside of the 1-495 Capital
Beltway; thus, the surcharge fee is $9,741. This fee is to be paid to Prince George’s County
Department of Permitting, Inspections and Enforcement (DPIE) at the time of issuance of each

building permit.

CONCLUSION

Pursuant to compliance with Section 24-4510 (c) and payment of the school’s facility surcharge,
Staff finds that the applicable public facility standards and conformance with the area sector is met
pursuant to 24-4500 of the Subdivision Regulations.
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Department of Parks and Recreation

6600 Kenilworth Avenue Riverdale, Maryland 20737

T

Land Management and Environmental Stewardship

MEMORANDUM
DATE: October 23,2023
TO: Eddie Diaz-Campbell, Planner III
Subdivision Section, Development Review Division, Planning Department
VIA: Sonja Ewing, Division Chief SME
Land Management and Environmental Stewardship (LMES)
Department of Parks and Recreation
FROM: Dominic Quattrocchi, Supervisor DAQ
Ivy R. Thompson, AICP, Planner III IRT
Land Acquisition/Management & Development Review Section
Land Management and Environmental Stewardship
Department of Parks and Recreation
SUBJECT: Preliminary Plan of Subdivision (PPS) 4-22012

Mount Zion Pentecostal Church [Multifamily]

The Department of Parks and Recreation (DPR) has reviewed and evaluated this Preliminary Plan
of Subdivision (PPS) application as it pertains to public parks and recreational facilities.

PROPOSAL
This application is for the subdivision of land for the development of a 145-unit multifamily
building.

BACKGROUND

The subject property, zoned Residential, Single Family-65 (RMF-65), and Residential Single Family-
Attached (RSF-A), is 9.5 acres. The site addressed as 6203 Ager Road, is located on the north side of
Ager Road, approximately 2,500 feet east of East-West Highway, and is subject to the 2013 Formula
2040, Functional Master Plan for Parks, Recreation and Open Space, the 2022 Land Preservation,
Parks and Recreation Plan for Prince George’s County, the 2014 Plan Prince Georges 2035 Approved
General Plan (Plan 2035) and the 1989 Approved Master Plan for Langley Park-College Park-
Greenbelt and Vicinity. This property is currently unimproved.

The subject property is within Park Service Area 2. Nearby developed park facilities include
Heurich Park, located along the northeast border of the subject property and Riggs Manor Park
located approximately a half mile south of the site. Additionally, The Northwest Branch Stream
Valley Park is located 1/2-mile northeast of the subject property. 2022 Land Preservation, Parks and
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Recreation Plan for Prince George’s County indicates that Service Area 2 is well served by trails, and
neighborhood and community parks.

Parks & Recreation Adequacy [Section 24-4507]
Staff analysis has determined that the project, as shown, will generate an additional 439 people in
the local community.

Per 24-4507(b)(1)(B) of the Prince George’s County Subdivision Regulations 15 acres of improved

public parks per 1,000 residents is the adopted Level of Service standard for Parks and Recreation

in Prince George’s County. The 2022 Land Preservation, Parks, and Recreation Plan (LPPRP) shows
that there are 35 acres of improved public parkland per 1,000 persons in the county.

Therefore, Parks staff finds the LOS is adequate.

Separate from the evaluation of Parks & Recreation Adequacy, the Mandatory Dedication
requirements must be met, as discussed below.

Master Plan Conformance

The property is subject to the 2013 Formula 2040, Functional Master Plan for Parks, Recreation and
Open Space, the 2022 Land Preservation, Parks and Recreation Plan for Prince George’s County, the
2014 Plan Prince George’s 2035 Approved General Plan (Plan 2035) and the 1989 Approved Master
Plan for Langley Park-College Park-Greenbelt and Vicinity. Parks staff reviewed this preliminary plan
of subdivision for conformance to the master plan per Sections 24-4101(b) and 24-4402 of the
Subdivision Regulations. 1989 Approved Master Plan for Langley Park-College Park-Greenbelt and
Vicinity, provides goals and policies related to parks and recreation (pages 147-156). The 2022
Land Preservation, Parks and Recreation Plan for Prince George’s County provides parkland
acquisition priorities (p. 75) and level of service targets for parkland (p. 264-265). Additional
acquisition of land along the Northwest Branch Anacostia River Stream Valley is recommended.
The proposed development aligns with the intention of the master plans to provide natural
undeveloped land, and open space designed to help satisfy local recreation demand in the
subregion and to support existing development for future residents.

FINDINGS & DISCUSSION:

Subdivision Section 24-4600 addresses the Mandatory Dedication of Parkland requirement for
residential development. The regulation provides for the dedication of land, the payment of a fee-in-
lieu, or onsite recreational facilities. The applicant proffered to meet the mandatory dedication
requirement through the conveyance of land. LMES staff agrees.

The Prince George’s County Subdivision Regulations Section 24-4601(b)(4)(A)(i) Compliance
Alternatives allows for “the dedication of land identified for preservation as part of a stream valley
park on a Functional Master Plan, Area Master Plan, or Sector Plan, with a finding there is
reasonable active recreation in the general area, and that any trails shown on the plans are provided
and dedicated” to conform to the mandatory Parkland Dedication requirement. DPR-LMES staffis
seeking the conveyance of approximately 3.65 acres as identified in Parks Exhibit A of the subject
property zoned RSF-A to satisfy Subdivision Section 24 -4601(4)(A)(i). The amount of land
requested for dedication encompasses all the stream and the woodland conservation north of the
stream.
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The subject site is located within the Northwest Branch of the Anacostia River and is identified in
the 2017 Green Infrastructure Plan. There is an existing stream that is part of the Northwest Branch
Stream Valley. The northern section of the property zoned RSF-A is contiguous existing M-NCPPC
parkland (Heurich Park) to the east. The addition of this land will extend public parkland
northward through this community and allow for the conservation of the stream located on the

property.

The 1989 Approved Master Plan for Langley Park-College Park-Greenbelt and Vicinity cites the
acquisition of Stream Valley parkland as a top priority (p. 151). The plan states there is a need for
“continued acquisition within the park acquisition lines” for Northwest Branch “to provide
additional open space preserve and protect to protect flood plain, help join neighborhoods, and
provide flood protection to developed areas.” (151). Guidelines 3, 5, and 7 further support the
acquisition and dedication of passive parkland as sound conservation principles and practices.
(p-155)

The 2022 Land Preservation, Parks, And Recreation Plan prioritizes the acquisition goals for Fiscal
Years 2023 -2027. The acreage need identified for the acquisition of other stream valley parks is
375 acres (p.75) and in Service Area 2 there is a need for 1,696 acres of undeveloped Parkland.
(p-264) Per the 2022 Land Preservation, Parks, And Recreation Plan 74% of residents are within a %
mile of a park and 100% of residents are within one mile of a park. The subject site is adjacent to
Heurich Park which is developed with a programmed artificial turf football /soccer field;
playground; playfield; outdoor dining area; dog park and basketball court. As noted earlier the
subject property is also within 1/2 mile of Riggs Manor Park improved with a basketball court,
playground, and outdoor dining area.
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4-22012
Mount Zion Pentecostal Church [Multifamily]

The applicant is providing all woodland conservation onsite, inclusive of land proposed for
conveyance to M-NCPPC -DPR. LMES staff consents to the placement of woodland conservation
easements on lands to be dedicated to M-NCPPC. LMES staff will provide a memorandum to
Environmental Planning staff permitting woodland conservation on land being conveyed to M-
NCPPC-DPR.

During a meeting coordinated by Subdivision staff on Tuesday, October 10, 2023, DPR staff met
with the applicant to request the conveyance of the land zoned RSF-A, approximately 3.65 acres, to
M-NCPPC to meet the Mandatory Parkland Dedication requirement. The applicant and
representatives were in general agreement provided acreage remained for residents to access
outdoor dining and passive recreation opportunities on the subject property. It was verbally stated
that the LPPRP cited a need for stream valley conservation and supports the conveyance of the
requested acreage.

Summary:
The dedication of the 3.65+/- acres protects the stream valley and serves this community

while providing connectivity to public natural open space to the east. Locations of active
recreation facilities within % mile to a % mile of the subject property were identified to
demonstrate the accessibility of active recreation by future residents. The dedication
conforms to the Master Plans and mandatory dedication of parkland requirement. LMES staff
determined that the proposed mandatory dedication of parkland will meet the recreational
needs of the future residents of this community.

RECOMMENDATION
The Park Planning & Development Division of DPR recommends approval of the Mount Zion
Pentecostal Church Preliminary Plan of Subdivision, PPS 4-22012 with the following conditions:

1. Per Section 24-4601(b)(4)(A)(i) of the Prince George’s County Subdivision Regulations the
dedication of the land zoned RSF-A, approximately 3.65 acres (as shown), to M-NCPPC

i
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4-22012
Mount Zion Pentecostal Church [Multifamily]

2.

CC:

The land shall be conveyed prior to the approval of the final record plat for the subdivision with
the following conditions:

a) An original, special warranty deed for the property to be conveyed, (signed by the WSSC
Assessment Supervisor) shall be submitted to the Subdivision Section of the Development
Review Division at M-NCPPC, along with the application of record plat.

b) The M-NCPPC shall be held harmless for the cost of public improvements associated with
land to be conveyed, including but not limited to, sewer extensions, adjacent road
improvements, drains, sidewalls, curbs and gutters, and front-foot benefit charges prior to
and subsequent to application of the building permit.

¢) The boundaries and acreage of land to be conveyed to the M-NCPPC shall be indicated on all
development plans and permits, which include such property.

d) The land to be conveyed shall not be disturbed or filled in any way without the prior written
consent of the DPR. If the land is to be disturbed, the DPR shall require that a performance
bond be posted to warrant restoration, repair, or improvements made necessary or
required by the M-NCPPC development approval process. The bond or other suitable
financial guarantee (suitability to be judged by the General Counsel’s Office, The M-NCPPC)
shall be submitted to the DPR within two weeks prior to applying for grading permits.

e) All waste matter of any kind shall be removed from the property to be conveyed. All wells
shall be filled, and underground structures shall be removed. The DPR shall inspect the site
and verify that the land is in an acceptable condition for conveyance, prior to dedication.

f) Storm drain outfalls shall be designed to avoid adverse impacts on land to be conveyed to or
owned by the M-NCPPC. If the outfalls require drainage improvements on adjacent land to
be conveyed to or owned by the M-NCPPC, the DPR shall review and approve the location
and design of these facilities. The DPR may require a performance bond and easement
agreement prior to the issuance of grading permits.

g) No stormwater management facilities, tree conservation, or utility easements shall be
proposed on land owned by or to be conveyed to the M-NCPPC without the prior written
consent of the DPR. The DPR shall review and approve the location and/or design of these
features. If such proposals are approved by the DPR, a performance bond, maintenance, and
easement agreements shall be required prior to the issuance of grading permits.

The applicant shall include a copy of the letter consenting to the placement of woodland
conservation easements on lands to be dedicated to the Maryland-National Capital Park and
Planning Commission as part of the record for 4-22012 and all subsequent applications.

Alvin McNeal
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The Maryland-National Capital Park and Planning Commission

" PRINCE GEORGE'S COUNTY
Planning Department

1616 McCormick Drive, Largo, MD 20774 « TTY: 301-952-3796 « pgplanning.org

Countywide Planning Division
Transportation Planning Section
301-952-3680

December 20, 2023
MEMORANDUM

TO: Eddie Diaz-Campbell, Subdivision Section, Development Review Division
FROM: Z%2 Benjamin Patrick, Transportation Planning Section, Countywide Planning Division

ns Noelle Smith, AICP Transportation Planning Section, Countywide Planning Division
VIA: Crystal Saunders-Hancock, Transportation Planning Section, Countywide Planning
Division

SUBJECT: ADQ-2022-028: Mt. Zion Ager Road

Proposal
The referenced Certificate of Adequacy (ADQ) application is being reviewed in conjunction with

Preliminary Plan of Subdivision (PPS) 4-22012, which proposes the subdivision of land for 145
multifamily dwelling units. The Transportation Planning Section’s (TPS) review of the referenced
ADQ application was evaluated under the current zoning ordinance and subdivision regulations.

Criteria for Establishing Transportation Adequacy
The proposed development is subject to the Transportation Service Area 1 adequacy requirements

for site-generated traffic impacts. The study area and critical intersections were scoped and
approved by staff. The property is located within the RSF-65 and RSF-A zoning district and
therefore is not subject to the bicycle and pedestrian adequacy requirements, described in Section
24-4502 and the “2022 Transportation Review Guidelines Supplement”.

Analysis of Traffic Impacts
The applicant has submitted a full traffic impact study (TIS) at the request of staff. This study is

used as the basis for a determination of adequacy.
The subject property is located 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) D, with signalized intersections
operating at a critical lane volume (CLV) of 1,600 or better.

Unsignalized Intersections:

For two-way stop-controlled intersections a three-part process is employed:
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(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 delay exceeds 50 seconds, (c) if the delay exceeds
50 seconds and at least one approach volume exceeds 100, the CLV is computed.

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.

Trip Generation

As mentioned, the PPS application proposes the subdivision of land for residential units. The table
below summarizes trip generation for the site and will be used in reviewing traffic impacts
generated by the site and for developing a trip cap for the site:

TRIP GENERATION SUMMARY: ADQ-2022-028
AM Peak Hour PM Peak Hour
Land Use Quantity | Metric In Out Total In Out Total
Apartments 145 Units 15 60 75 57 30 87
Total Trip Cap Recommendation 75 87

The latest TIS dated October 4, 2022 includes the analysis of the level of service (LOS) for all critical
intersections. As previously mentioned, adequacy for the peak hour periods at all signalized
intersections is acceptable within TSA 1, when LOS D or better is met per Section 24-4502 of the
subdivision regulations and the Transportation Review Guidelines (TRG) Supplement. The traffic
generated by the proposed PPS would impact the following intersections and links in the
transportation system:

MD 410 / Ager Road (signalized)

MD 410 / 23rd Avenue (signalized)

Ager Road / 23rd and Rittenhouse Street (signalized)
Ager Road / Site Access (unsignalized)

Ager Road / Oglethorpe Street (signalized)

Ager Road / Hamilton Street (signalized)

MD 500 / Ager Road (signalized)

MD 500/ Hamilton Street (signalized)

Existing Traffic
The following critical intersections, interchanges, and links identified above, when analyzed with

existing traffic and existing lane configurations, operate as follows:

EXISTING TRAFFIC CONDITIONS

Critical Lane Volume Level of Service
Intersection (AM & PM) (LOS, AM & PM)
MD 410 / Ager Road (signalized) 968 1000 A A
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MD 410 / 23rd Avenue (signalized) 938 1094 A B
Ager Road / 23rd and Rittenhouse Street 683 761 A A
(signalized)
17.5s 23.8s Pass Pass

Ager Road / Site Access (unsignalized) <100 veh | <100 veh - -

420 524 A A
Ager Road / Oglethorpe Street (signalized) 497 591 A A
Ager Road / Hamilton Street (signalized) 503 792 A A
MD 500 / Ager Road (signalized) 821 697 A A
MD 500/ Hamilton Street (signalized) 791 1114 A B

interpreted as a severe inadequacy.

*In analyzing unsignalized intersections, average vehicle delay for various movements through
the intersection is measured in seconds of vehicle delay. The numbers shown indicate the
greatest average delay for any movement within the intersection. According to the Guidelines,
delay exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as “+999”
suggest that the parameters are beyond the normal range of the procedure and should be

The TIA indicates that all intersections under the existing conditions are operating at acceptable

levels.

Background Traffic

There are no critical intersections identified above that are programmed for improvements with
100 percent construction funding within the next six years in the current Maryland Department of
Transportation “Consolidated Transportation Program” or the Prince George's County “Capital

Improvement Program.”

A growth of 0.5 percent was applied over 6 years. A second analysis was done to evaluate the

impact of the background developments. The TIA indicates that all intersections under the

background conditions are operating at acceptable levels. The analysis revealed the following

results:

BACKGROUND TRAFFIC CONDITIONS

Critical Lane Volume

Level of Service

Intersection (AM & PM) (LOS, AM & PM)
MD 410 / Ager Road (signalized) 1056 1087 B B
MD 410 / 23rd Avenue (signalized) 966 1127 A B
Ager Road / 23rd and Rittenhouse Street 757 835 A A
(signalized)
20.2s 31.3s Pass Pass
Ager Road / Site Access (unsignalized) <100 veh | <100 veh - -
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474 600 A A
Ager Road / Oglethorpe Street (signalized) 565 669 A A
Ager Road / Hamilton Street (signalized) 723 1019 A B
MD 500 / Ager Road (signalized) 963 1198 A C
MD 500/ Hamilton Street (signalized) 861 1280 A C

interpreted as a severe inadequacy.

*In analyzing unsignalized intersections, average vehicle delay for various movements through
the intersection is measured in seconds of vehicle delay. The numbers shown indicate the
greatest average delay for any movement within the intersection. According to the Guidelines,
delay exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as “+999”
suggest that the parameters are beyond the normal range of the procedure and should be

Total Traffic

The following critical intersections identified above, when analyzed with total future traffic, as
developed using the Guidelines including the site trip generation as described above. The TIA
concludes that all intersections under total future conditions will operate at acceptable levels and

operate as follows:

TOTAL TRAFFIC CONDITIONS

Critical Lane Volume

Level of Service

Intersection (AM & PM) (LOS, AM & PM)
MD 410 / Ager Road (signalized) 1061 1090 B B
MD 410 / 23rd Avenue (signalized) 966 1138 A B
Ager Road / 23rd and Rittenhouse Street 772 853 A A
(signalized)
54.4 s* 83.7 s* Fail Fail
Ager Road / Site Access (unsignalized) <100 veh | <100 veh
525 621 A (Pass) | A (Pass)

Ager Road / Oglethorpe Street (signalized) 570 680 A A
Ager Road / Hamilton Street (signalized) 744 1040 A B
MD 500 / Ager Road (signalized) 984 1229 A C
MD 500/ Hamilton Street (signalized) 866 1290 A C
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*In analyzing unsignalized intersections, average vehicle delay for various movements through
the intersection is measured in seconds of vehicle delay. The numbers shown indicate the
greatest average delay for any movement within the intersection. According to the Guidelines,
delay exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as “+999”
suggest that the parameters are beyond the normal range of the procedure and should be
interpreted as a severe inadequacy.

The applicant’s TIA indicates that all studied intersections will continue to operate at an acceptable
level of service and that the existing road network will not be adversely impacted by traffic
generated by the subject site.

Bicycle & Pedestrian Adequacy
The subject property is in the RSF-65 and RSF-A zoning district and is, therefore, not subject to

Section 24-4506 for pedestrian and bicycle adequacy.

Transportation Planning Review
Based on the methods provided in the “Transportation Review Guidelines — 2022 Supplement”, the

proposed residential development will generate 75 AM and 87 PM vehicle trips. Staff finds that all
critical intersections will operate at acceptable levels to serve the proposed development based on
the findings and conclusions provided in the traffic analysis. The Transportation Planning Section
concludes that adequate transportation facilities would exist to serve the proposed subdivision as
required under Section 24-4505 and Section 24-4506 of the Prince George's County Code.

Recommendations

Based on the findings presented above, staff conclude that transportation facilities will exist to
serve the proposed subdivision as required under the prior and current Subtitle 24, if the following
conditions are met:

1. Total development within the proposed Preliminary Plan of Subdivision shall be limited

to uses that generate no more than 75 AM peak-hour trips and 87 PM peak-hour vehicle
trips.
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DATE: August 20, 2025

TO: Lakisha Hull, AICP, LEED AP BD+C, Planning Director

VIA: Jill Kosack, Chair, Alternative Compliance Committee

FROM: David Myerholtz, Alternative Compliance Committee Member
PROJECT NAME: The Herman Apartments

PROJECT NUMBER: Alternative Compliance AC-25009

COMPANION CASE: Detailed Site Plan DSP-22017

ALTERNATIVE COMPLIANCE

Recommendation: X Approval Denial

Justification: SEE ATTACHED
David E. Myerholtz

bl

Reviewer's Signature

PLANNING DIRECTOR'S REVIEW

Final Decision Approval Denial
X Recommendation Approval Denial
X To Planning Board

To Zoning Hearing Examiner

Planning Director’s Signature | «@s o R,

Date

APPEAL OF PLANNING DIRECTOR'’S DECISION
Appeal Filed:

Planning Board Hearing Date:
Planning Board Decision: Approval Denial

Resolution Number:
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Alternative Compliance: AC-25009
Name of Project: The Herman Apartments
Companion Case: DSP-22017

Alternative compliance is requested from Section 4.6, Buffering Development from Streets, of the
2010 Prince George's County Landscape Manual (Landscape Manual).

Location

The subject 9.51-acre property is located on the north side of Ager Road, approximately 1,500 feet
southeast of its intersection with MD 410 (East-West Highway). The subject property is bound to
the southeast by the wooded area of Heurich Park, in the Reserved Open Space (ROS) Zone,
formerly the Reserved Open Space (R-0-S) Zone, and the Rosa L. Parks Elementary School in the
Residential, Single-Family-65 (RSF-65) Zone, formerly the One-Family Detached Residential (R-55)
Zone; to the southwest by Ager Road and single-family detached dwellings beyond in the RSF-65
(formerly R-55) Zone; to the northwest by Ager Road Methodist Church and single-family detached
dwellings beyond in the RSF-65 (formerly R-55) Zone; to the north and northeast by 23rd Avenue,
Rittenhouse Street, 24th Place, and single-family detached dwellings in the Residential,
Single-Family- Attached (RSF-A) Zone, formerly the One-Family Semidetached, and Two-Family
Detached, Residential (R-35) Zone.

Background

Detailed Site Plan DSP-22017 proposes development of 145 multifamily dwelling units in one
building, with associated infrastructure and amenities. The applicant requests alternative
compliance from Section 4.6, Buffering Development from Streets, of the Landscape Manual, as
follows:

REQUIRED: Section 4.6{c)(1){A)(iii) Buffering Residential Development from Streets, Major

Collector or Arterial Road:

Ager Road
Linear feet of property line adjacent to the street 392 feet
Minimum width of buffer 50 feet
Shade Trees (6 per 100 linear feet) 24
Eversreen Trees (16 per 100 linear feet) 64
Shrubs (30 per 100 linear feet) 120

PROVIDED: Section 4.6(c)(1){A)(iii) Buffering Residential Development from Streets, Major

Collector or Arterial Road:

Ager Road
Linear feet of property line adjacent to the street 392
Minimum width of buffer 26 feet
Shade Trees (4 per 100 linear feet) 24
Eversreen Trees (12 per 100 linear feet) 65
Shrubs (20 per 100 linear feet) 129

Justification of Recommendation
The applicant requests alternative compliance from the requirements of Section 4.6, which requires
a minimum buffer width of 50 feet when any yard of a multifamily development in any zone is

2 AC-25009
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oriented toward a street classified as an arterial, such as Ager Road. The proposed development,
which includes parking and drive aisles within this required buffer, reduces the provided width to
26 feet. The applicant has provided planting units along this buffer, beyond the requirement, to
ensure there is an attractive view of development from the street, and the yard is buffered. In
addition, the applicant has proposed a 6-foot-tall, board-on-board fence parallel to Ager Road.

Since the required buffer is in the front yard of this development, the Alternative Compliance
Committee evaluated the alternative presented for quality in streetscape design as an additional
consideration. The applicant provided several options for meeting the requirements of alternative
compliance, including multiple variations of fencing or walls along this buffer (See Alternative
Compliance Exhibit 2, included in the backup). The Committee reviewed these options and
determined that Option Type No. 4, which includes a 2- to 4-foot-high curved masonry wall and
berm would be equally effective as normal compliance while providing an attractive and safe
streetscape along Ager Road. The recommended condition below includes revising the submitted
plans to include Option Type No. 4 along this buffer, instead of the currently proposed 6-foot-tall,
board-on-board fence.

Given that the provided plant units exceed the requirement, in addition to a proposed masonry wall
and berm, the Alternative Compliance Committee finds the applicant’s proposal, as amended

with the recommended condition below, equally as effective as normal compliance with

Section 4.6(c](1), Requirements for Buffering Residential Development from Streets, of the
Landscape Manual.

Recommendation

The Alternative Compliance Committee recommends APPROVAL of Alternative Compliance
AC-25009, from the 2010 Prince George's County Landscape Manual, for Section 4.6, Buffering
Development from Streets, subject to the following condition:

1. Prior to certification, the landscape plans shall be revised as follows:

a. Revise the landscape design along the Ager Road frontage to provide Option
Type No. 4, which includes a combination of berms and sections of curved 2- to
4-foot-high masonry wall, as shown in the sheet titled Exhibit No. 2 Alternative
Compliance Options, subject to review by the Urban Design Section, as a designee of
the Prince George’s County Planning Board.

b. Remove the alternative compliance notation from the landscape schedules that do
not require alternative compliance.

3 AC-25009
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2181 CRITERIA APPLICABLE TO ALL PROVECTS

1. Project will be designed to comply with currently adopted State and local building codes,which
includes the 2018 International Energy Conservation Code (IECC), MD COMAR 09.12.53, and the Uniform
Federal Accessibiity Standards (UFAS).

2. The design team has extensive experience with the energy efficiency goals of DHCD, ond wil work
coperatvly vth the pplent criled RESHE Rotr The Rolr il prosde refe of the den
documents, modeing services, field observations ond final testing ond inspection. This project wil be
Cetfed undor the Enery Stor for Homes program

3. The design documents will include pest and rodent preventative measures. In addition, a pest
management program will be implemented by the management company.

4. The project wil be constructed with membrane roofing that provides o minimum 20 yeor warranty.
5. Entry doors will be hollow metal with polyurethane core o high performance fiberglass for improved
durability and thermal resistance.

6. Project specifications wil incude detailed nstolation instructions inluding o requirement to comply
with manufacturer’s instructions.

2132 BASE LEVEL GREEN STANDARDS FOR ALL PROVECTS

1. Contractor wil prepore o waste management plon and divert  minimum of 75% of the construction
waste from landfills.

2. Smoking areas wil be designated on the site, and wil not be less than 25'from air intoke devices.

3133 ADDITIONAL CRITERIA FOR NEW CONSTRUCTION

1. This project wil be certified under the current Energy Stor Multi-Family NC progrom.
2. Windows wil be Energy Stor qualified vinyl single hung.

3. Poving at the dumpster pod, the access drive to the dumpster, and any tums or retum
path of the gorbage truck route will equal local requirements for stondard duty residentiol
roadway, o provide eight inches stone topped with five inches of bituminous asphalt.

463 DEVELOPMENT QUALITY ENHANCEMENTS
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3131 CRITERIA APPLICABLE TO ALL PROJECTS 3133 ADDITIONAL CRITERIA FOR NEW CONSTRUCTION ELEVATION KEY KEY PLAN 7806 W
1. Project will be designed to comply with currently adopted State and local building codes,which 301 projact i i it Enary, St New MOi=F oty progyam. o bl |8
includes the 2018 International Energy Conservation Code (IECC), MD COMAR 05.02.02,and the Uniform 2. Windows wil be Energy Stor quoiiied viny single -y () ran soe voem (1) oz owees wot. v w0 (2 STUDIO_KOVERZONNET
Federol Accessibiity Standards (UFAS). X ¥ g Poving ot the dumpster pad, the access drive to the dumpster, and any tums or retum P —— @Omocerm =
2 Thetﬂvz:-qn Ll;n(r:‘\ has ‘exwl-srve e[n;tge;a ghﬁlrze meﬁqy ;'{mm_‘)lr qedsd of DHCD, 7"‘: ";' work path of the qarbage truck route will equal local requirements for stondard duty residentiol T WAk 40 A
cooperatively wi e opplicant's certifie tater. ‘e Rater wil provide review of the desion roadway, or provide eight inches stone topped with five inches of bituminous asphalt. awrsowo
documents, modeling services, field observations and final testing and inspection. ~This project wil be Ll o i B (OL o (oo sva wo. moon - wer AGER ROAD MULTI-FAMILY
cwrtified under the Energy Star for Homes program. 463 DEVELOPMENT QUALITY ENHANCEMENTS (@) morecnan o swass (e s e e 6203 AGER ROAD
3. The design documents will include pest and rodent preventotive measures. In addition, o pest 1. Bukdng entonces e esped nd ceed o proide seily ond woter poecion for the teed resient rop o e ,,m ks @ s wo waw v HYATTSVILLE, MD 20782
management progrom will be implemented by the monagement company. (e e e, ploy res, courtyords o e solig e ot provie recrotond ond s cportes o e o o) )
4. The project wil be constructed with Architectural grade asphat shingle roofing that provides o conmay (®mmon vy e e ® =
minimum of 30 year warranty. Membrane roofing for flot roofs will provide o 20 year warronty. 2 The bkig riecre, sl axd s cplnen e exisingnefborond rd the oo s eerir achechrd e A PRINCE GEORGE'S COUNTY
5. Eniry doors will be hollow metol with polyurethane core for improved durabiity and thermal o desi cens ol o et nd/r ncoity, ot iy wh ety et ste, gl e e @mommme-am g oo
resistonce. qpernce o e b ~
6. Project specifications will mdude detaled installation instructions including o requirement to comply 3 Achtechudl ocessres such os decwofve oor surouds, krger window tim, comer e, comice nd com detls o lher specal O o rmm (@pe oz L Ea L s
with manufacturer’s nstruction e e v ond e of coposte o ol e ot AGER RD
4 ndicl unts, o cres and oty eces cre vl desid for comiorate g nd L et Lowuts t efien, (® s s mowe oo -
2132 BASE LEVEL GREEN STANDARDS FOR ALL PROVECTS e WHYS A_22
1. Contractor will prepare o waste monagement plon and divert  minimum of 75% of the construction =
woste from londfills.
Smoking areas wil be designated on the site, ond wil not be less than 25'from air intake devices.
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3131 CRITERIA APPLICABLE TO ALL PROJECTS
1. Project il be designed to comply with currently odopted State and local building codes,which

includes the 2018 Intemational Energy Conservation Code (IECC), MD COMAR 05.02.02,0nd the Uniform
Federal Accessibilty Standards (UFAS).

2. The desin locm hos exsrae expionce it the snary officiocy gk of 4D, and vl wrk
cooperatively with the applicant's certified RESNET Roter. - The Rater wil provide review of the design
documents, modeng servcs, i cbservotions ond il testing nd nspection. This project wll e
certified under the Energy Star for Homes progrom.

3. The design documents will include pest and rodent preventative measures. In addition, o pest
management program will be implemented by the management company.

4. The project will be constructed with Architectural grade asphalt shingle roofing that provides o
minimum of 30 year warranty. Membrane roofing for fiat roofs will provide @ 20 year warronty.

5. Entry doors will be hollow metal with polyurethane core for improved durability and thermal
resistance.

6. Project specifcations wil include detaied instollation instructions including o requirement to comply
with manufacturer's instructions.

3132 BASE LEVEL GREEN STANDARDS FOR ALL PROJECTS
1. Contractor wil prepore o waste management plon and divert o minimum of 75% of the construction
waste from landfils.

Smoking areas wil be designated on the site, and will not be less thon 25'from air intake devices.

3133 ADDITIONAL CRITERIA FOR NEW CONSTRUCTION

1. This project will be certified under the current Energy Stor New Multi-Fomily program.

2. Windows wil be Energy Star quolfied vinyl single hun

3. Paving o the dumpster pad, the access drive to the dumpster, and any tus or retum
path of the gorbage {ruck route will equal local requirements for standord duty residentiol
roadway, or provide eight inches stone topped with five inches of bituminous asphat.

463 DEVELOPMENT QUALITY ENHANCEMENTS
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EXTERIOR ELEVATIONS

ALL PROJECTS

1. Project will be designed to comply with currently odopted State and local buiding codeswhich
includes the 2018 Intemationol Energy Conservation Code (IECC), MD COMAR 05.02.02,0nd the Uniform
Federal Accessbility Standards (UFAS).
2. The design team has extensive experience with the eneray efficency goais of DHCD, and wil work
coopri e o A I ke el e o

5. dd cbsrvlons ond il testing and nspection. Tis projct il be
Gortiod undr the borgy Str for Hores pro

3. The design documents will include pest and rodent preventotive measures. In oddition, o pest
management program will be implemented by the management company.

4. The project will be constructed with Architectural grade asphalt shingle roofing that provides o
minimum of 30 yeor warranty. Membrane roofing for flat roofs wil provide a 20 year warranty.

5. Entry doors will be hollow metal with polyurethane core for improved durability and thermal
resistance.

6. Project specifcations wil incude detaied instollation instructions including o requirement to comply
with manufacturer’s instructions.

2102 BASE LEVEL GREEN STANDARDS FOR ALL PROVECTS
1. Contractor il prepore o waste management plan and divert  minimum of 75% of the construction
waste from londiils.

2. Smoking areas wil be designated on the site, ond wil not be less thon 25'from oi intake devices.

3153 ADDITIONAL CRITERIA FOR NEW CONSTRUCTION
1. This project wil be certified under the current Energy Stor New Multi-Fomily progrom.

2. Windows will be Energy Star qualified vinyl single hung.

3. Paving at the dumpster pad, the access drive to the dumpster, and any tums or retur
path of the gorbage truck route wil equal locol requirements for stondard duty residentiol
roadway, or provide eight inches stone topped with five inches of bituminous asphalt.
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o Pl g e | Smowo pa
A e
oot o L o A oD ou-
% VARES Prea bt
5 'S8T0 208 TiREs
= THIS SHEET.

TYPICAL 5' SIDEWALK WITH 4* STANDARD REVERSE DEPRESSED CURB
GRADE AGKREGATE BASE OR & GUTTER S0 reveRst
TIPICAL DRIVEWAY SECTON P6 30001 76 ST, 30001 URE & GUTTER
TYPICAL SECTION C-C APARTMENT PARKING TYPICAL SECTION F-F
i o WS
s T GRAPHIC SCALE
G S S 0 100 200 400
PA PA = |
120 l SCALE: 1" = 100"
3| 6] 2% |2 39 |
‘ ‘ ‘ 7 o ! Surtace Course (9.5 mm)
ME Base Course (HMA 10 mm)
: T 2 i Graded Aggregate Base
£X X All Material Should be per MDSHA Section 901
SIDEWALK X 5 :
SIDEWALK Typical Standard Duty Asphalt Pavement Section
2" FINAL COURSE * EX. PAVEMENT =
2" INTERMEDIATE COURSE 2-11" WIDE LANES & 6 BIKE LANE
4.5" HMA BASE COURSE
6" GASB COURSE
DPW&T URBAN ARTERIAL ROAD, STD-100.01
SAW-CUT EXISTING ASPHALT AS REQUIRED 4000 psi Concrete
STANDARD TYPE A’ CURB & GUTTER, STD-300.01
-Graded Aggregate Base
TYPICAL SECTION
AGER ROAD - STATION 26+49.95 TO 26+61.49 & 27+97.40 TO 28+11.36
NO SCALE All Material Should be per MDSHA Section 901
P : P/
EXISTING 120" RIGHT-OF ~WAY_ 3
i Heavy Duty Concrete Section
1
1
‘ 4000 psi Concrete
Graded Aggregate Base
£X.
EX.
SDEWALK el
2" FINAL COURSE + EX. PAVEMENT = All Material Should be per MDSHA Section 901
2" INTERMEDIATE COURSE 2-11" WIDE LANES & 6' BIKE LANE
pie e Dl Standard Duty Concrete Section
DPW&T URBAN ARTERIAL ROAD, STD-100.01
SAW-CUT EXISTING ASPHALT AS REQUIRED
STANDARD TYPE ‘A’ CURB & GUTTER, STD-300.01
CALL "MISS UTILITY"
TYPICAL SECTION TELEPHONE: 1-800-257-7777 FOR UTILTY
AGER ROAD - STATION 26+61.49 TO 27+97.40 LOCATIONS AT LEAST 48 HOURS BEFORE
O SONE BEGINNING
DESIGNED _ FA  08/2025 REVISIONS DETAILED SITE PLAN - DSP-22017
I ot DEVELOPER OWNER TYPICAL CROSS SECTIONS A-A TO SECTION F-F
201 Defe His R o s
S FA/ERW _ 08/2025 | 2 Defense Highway ‘COMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
DATE Annapolis, MD 21401 1123 ORMOND COURT (OF WASHINGTON D.C., INC.
Ph. (443) 274-3232 MCLEAN VA 22101 1112 N STREET NW. THE HERMAN APARTMENTS
CHECKED ___ KM 08/2025 ORPORATION Contact Person: Kim Morgan PHONE: 703-536-9569 WASHINGTON, D.C. 20005 6203 AGER ROAD, HYATISVILE, MARYLAND 20782
DATE A e Project Manag CONTACT: PATRICK BYRNE CONTACT: ORIN BOYD JR |FRNCE GECRGES CONTY, WARY
Knors@techiroupinc. et EMALL: PBymeBchide.org PHONE: 713-702-2169 TAX AP 41, GRID 0. ¢ ACE
APPROVED __ CFY  08/2025 EMALL: Pastor0BJ@gmail.com
DAE o © sy o o seri o
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RECREATION PLAN - DETAILS & NOTES dwg, /7/2025 135:57 PM, ewiley

S1247'51°E
20851

/

T XN 4 TREE
S310022°E - 25 ~ 2 < AFFORESTATION

/
e 14 ZONNG. (e \
sl g ZON/N(; UNE,»
paEE 20 4
H S 2 it
valll | YEAL
A g 217673 Q. FT OR 48971 AC
o B REP 206, PLAT NO. 83
4 ALUMNUM FENCE (T/P)
GRass
AREA
GARDEN AREA
i
i RULES SO
Y s
16817 o so T
MULCH E
-l e PATHIAY [ figd ¢! \
s 1817 /o peRGOA 2 | (
- / &7 I\ \
" 5 2 poes — E‘ J1 1\ {
\ >
DOG WASTE 2 g
KR [ iaﬁ \
DSPOSAL
S:M Bl i I\
m— = ‘J |
= - - om0 | I e o \ GRAPHIC SCALE
i Ll == L 1 | | | | 0 30 60 120
- |
T : 6T % e ‘
: i ROOFDRAN(TYP.) TAX|MAP 41 GRID 02 PARCEL 35— 5
v BOARI OF EDUCATION OF PG COUNTY SCALE: 1" = 30
EXISTING PARCEL A MULTI—FAMILY APARTMENTS FREMISES, 6111 AGER ROAD
PROPOSED PARCEL 1 (AREA = 5.73 AC) 5 STQRIES, 145 UNITS ‘“‘*"SW“{‘,E,"B};‘;?
7 FF/ELV. = 57.60’ | e 14417, Fouc:ons
RECREATION PLAN VIEW
SCALE: 1= 30
® ‘GARDEN BED
(1 COURSE - 6" X 6" CEDAR,
'STAGGERED JOINTS OVER 4" GRAVEL
BED, SECURED WITH 24" #4 REBAR
THROUGH TIMBER AND INTO
'SUBGRADE, BACKFILL WITH 6"
"TOPSOIL OVER WEED FABRIC OVER =3
‘SUBGRADE). C;L =
G
®  HC ACCESSIBLE GARDEN BED ®2Z
4 COURSES (24" HIGH) - 6" X 6" CEDAR, =12y
STAGGERED JOINTS OVER 4" GRAVEL ;\
BED, SECURED WITH 48" #4 REBAR
"THROUGH TIMBER AND INTO .
; ; SUBGRADE; BACKFILL WITH 24" g ;E?:E:UEM#‘VI;’.;
TOPSOIL OVER WEED FABRIC OVER BENCH (TYP) (SEE DETAILON
[we SUBGRADE; DOUBLE-SHREDDED HEERLLLY \ SHEET 15
HARDWOOD TOPDRESS EVEN WITH ON SHEET 15, )
® ® TOP EDGE OF TIMBER )
©  BENCH (TYP)
(SEE SHEET 19 FOR DETAIL)
©  GARDEN PATH
| (6" COMPACTED GRANITE FINES,
INSTALLED OVER WEED FABRIC ABOVE
3 ® ® COMPACTED SUBGRADE )
® 4 ALUMINUM FENCE
B 6] (SEE SHEET 19 FOR DETAIL)
./® ®  HOSEBIB
(COORDINATE WITH BUILDING
PLUMBING PLANS. COMPLETE WITH
&/ INTERIOR SHUT OFF AND ABILITY TO
DRAIN THE OUTSIDE LINE FOR
WINTER)
© ! W,
e @©  PLASTIC STORAGE BIN
(GREY OR TAN WITH HINGED LID,
\ \® APPROXIMATE SIZE 3 FT x 3 FT x 6-8 FT
OR AS APPROVED BY OWNER) DOG DOG PARK
o WASTE BAG PICKUP & RULES SIGN 'WATER STATION
® 4 ALUMINUM GATE DISPOSAL STATION (SEE DETAIL ON (SEE DETAIL ON
(SEE SHEET 19 FOR DETAIL) (SEE DETAIL ON SHEET 15) SHEET 15).
SHEET 15).
COORDINATE WITH BUILDING
PLUMBING PLANS. COMPLETE
'WITH INTERIOR SHUT OFF AND
ABILITY TO DRAIN THE OUTSIDE
LINE FOR WINTER
GRAPHIC SCALE GRAPHIC SCALE
CALL "MISS UTILITY" GARDEN AREA DETAIL 1 2 © 20 ©
TELEPHONE: 1-800-257-7777 FOR UTILITY 1"=10" — ] |
LOCATIONS AT LEAST 48 HOURS BEFORE L I
BEGINNING CONSTRUCTION. SCALE: 1" = 10' SCALE: 1"= 10"
- 08/2025 REVISIONS DETAILED SITE PLAN - DSP-22017
Loy =t Bﬁ DEVELOPER OWNER RECREATION PLAN, DETAILS & NOTES
DATE |BY DESCRIPTIONS e —_——
DRAWN ~ __ FA/ERW 08/2025 gg«‘zen 28%"“ S COMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
[REVI PER MNCPPC SDRC COMMENTS. Annapolis, MD 21401 1123 ORMOND COURT (OF WASHINGTON D.C., INC.
DAL 062025 Y KEMSE D PE ok Ph. (443) 274-3232. MCLEAN VA 22101 1112 N STREET N.W. THE HERMAN APARTMENTS
KLM 08/2025 Contact Person: Kim Morgan 703-556-9569 WASHINGTON, D.C. 20005 6203 AGER ROAD, HYATTSVILLE, MARYLAND 20782
T ﬁ% ;anouR mEn?v RIRIOI Broject Mansgas CDNTACT PATRICK BYRNE CONTACT: ORIN BOYD 4R T A
kmorgan@techgroupinc.net EMAIL: PByrne@chidc.org PHONE: 713-702-2169 TAX MAP 41, GRID D2. TAX ACCT. §3676384 PARCEL A
EMAL: Pastor0BJGgmail.com
APPROVED __CFY__ 08/205 ke o [p— e
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PLANN16 - RECE

i

s vicum e

o

DOG PARK

*OR EQUIVALENT

PATHWAY BENCH SPECIFICATIONS

Not To Scale

Plaza Bench - 6'
MANUFACTUER: ULINE
STYLE: PLAZA

NUMBER: H-4337

FINISH: ALUMINUM FRAME &

RECYCLED PLASTIC PLANKS
DIMENSIONS:
NoY!s NSrALL SIGN ON STEEL "U" CHANNEL POST, BLACK CAP OVS.?NA;L HEIGHT=30"
FINISH, 6' MOUNTING HEIGHT, POST 3
EHBEDHENT OF 2-6' (MIN) WITH I' DIAMETER CONCRETE FOOTER DEPTH=24"
| DOG PARK RULES SIGN REQUIRED DESCRIPTION:
16-0"x16'-0" Standard P la 600 LBS CAPACITY
- i il = DOG PARK RULES SIGN DETAIL > 350 3
— — (OR APROVED EQUALBY OWNER) — XA " Vi
DOG PARK WATER FOUNTAIN DETAIL RS PVC Coareo MevaL Bench SF336-6PVC
— PERGOLA DETAIL
*OR EQUIVALENT
potasts e s
ELIMINATEZR Wishbone — “Eessie
site furnishings PHONE: (604) 626-0476
FAX: (604) 626-0496
o 5 :
NO X
o iR @ sascroesmeoromm
O
== TRESPASSING
o seuecr oesme rnes ov s
JETSS——
Chome
2"
TENANTS PVC Coarep MeraL Trasu Can SF510-32PVC
\ 4
JE V2 04 Lo § HGI SNBOE BT
e Minm L R lﬂnl:ls[!!.l' g[mlm
oo e e e
e TENANTS ONLY SIGN DETAIL oue 9 & cowa
£ Smer e ues. NOTE: TO BE PLACED ON ALL DOG PARK & NT.S.
ALATN T B COUPLETE I CEREARCE WTH TR SECFEATCR. GARDEN AREA ENTRANCE GATES. o  —r
S ——— o
A OB R S VT A T A CF VRO T T B RN AR 1 L TR
T o o8 o o
Iy R — L
"\ PET WASTE STATIONS ¢ e w
U "SUPEROR PET WASTE ELMINATOR STATION €3 CONCRETE. RO TP,
1 INSTALL P PANUFACTUREA RECOMMENDATIONS o
e i BENCH DETAIL DUMPSTER GATE ELEVATION
DOG WASTE BAG PICKUP L1 DISPOSAL STATION DETAIL PUNEACTURER RECOHMENDRTION "
O )50 WASTE G PCKUP 4 DO NINETEEN (19) BENCHES REQURED.
NOTE
FENGE TO B PREFINSHED ALLMINUM o R
6 conTen T conTER oFPOSTS /.‘m,ﬁm
) FW‘ e T < Y s B e
[ T A H
poae | 0 AwmPOSTS o [
44 | o
avoc 5i ma Sy T e
S T | b I LA e
! FprrT DUMPSTER ELEV (Rear)
. B | it DUMP
ReCorrEATON FENCE ELEVATION INSTALL PER MANUFACTURER RECOMMENOATIONS
GATE ELEVATION CALL "MISS UTILITY"
3 . TELEPHONE: 1-800-257-7777 FOR UTIUTY
ALUMINUM FENCE DETAIL 6/ X 6 BOARD ON BOARD FENCE LOCATIONS AT LEAST 48 HOURS BEFORE
- R BEGINNING CONSTRUCTION.
FA 08/2025 REVISIONS iy, % DETAILED SITE PLAN - DSP-22017
B — e Sy, Clades Y. 970y DEVELOPER OWNER RECREATIONAL DETAILS & NOTES
201 Defense Hi Z bt o oo
o FA/ERW  08/2025 | s gy, mfs\%ﬁé = HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
DATE  [08/2025( GFY |REVISED PER MNCPPC SORC COMMENTS. 1 Armepol, N0 2040 1123 ORUOND, COLRT OF WASHINGTON D.C., INC. THE HERMAN APARTMENTS
CHECKED [ 08/2025 K| 2evised o Renove AC Label CORPORATION g Z \ i E: 7n3f55619‘569 mg:lﬁcNmsu. D.C. Nz:oos 6203 AGER RON), HATISWLE, MARWLAO, 20762
T DmAE yndee. Rlyminum Ence Nikal AFALCON COMPANY. Project Manager " %, q% et ooNTAc‘r PATRICK BYRNE CONTACT: ORIN BOYD (R. |ERNCE CEORGE' COUNTY, MARYAND
e gl I Inc.n R e Iy L ALL: PByme@chidc.org ... g—#&%ﬁ'ﬁm TAX AP 41, GRID 52 TAX ACCT. $3676384 PARCEL A
e pry | | Jomss: © o4y e e e T et _ ML e ___AusT202s | o proscTne 5200 | seErs orzs
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PLANN17 - SIGNAGE - DETAILS & NOTES cg, 8/4/2025 11:1504 AM, ewiley

ENTRANCE FEATURE DETAIL

ok 1) g 8

Final Design of Fotgs & Plar
Detas & Specicatons o be
Determined by th Owes &
Avchisct (p)

g PRQP. CURB & GU r7 PRQP. CURB & GU R] PRQP. CURB & GU r7

PARKING SPACE DETAIL COMPACT PARKING SPACE DETAIL TYPICAL PARKING SPACE DETAIL

NOT TO SCALE NOT TO SCALE NOT TO SCALE
PER PARKING DEPARTURE APPLICATION BD-4-21

Spec Sheet
HANDICAP SN “Illllﬂ—-
HANDICAP
TYPICAL RAMP 4 3 - 4
TEATG /4 o s s =it
AP z
s el =7 |
7 St Ty =
- E | e | | e | —
\Y
PAINTED =
J STRPES %
Eept bt é
mh=telbesgl
Front Elevation Side Elevatior Sty byt
EEsssEses 4 W -
L — ey by 5 = ; g
x2 (16 1/2” x 24”) Cast Bronze Plaque ey - e LW».M"TJ
()t 2117w x5 Tk P i O oSSl =5 Lis e
Tt (130 e o R Cop . st oL e s A
() o s cony
s Installation Elevations HANDICAP RAMP AND PARKING SPACE DETAIL
® Scae: 12" = 1 NOT TO SCALE

Spec Sheet

BIKE RACK SPECIFICATIONS
Not To Scale

o G i T MANUFACTUER SITESCAPES
{ STYLE: ECI
NUMBER: ECZ 11EM/SM
/‘ o S 3 FINISH: STAINLESS STEEL
DIMENSIONS:
e |

-*:sz i

i

ol e T P

Z.— =,

: OVERALL HEIGHT=46"
h

WIDTH=54" O.C.
S s
e TS
Fox"e SHe P ! =
o
R SO S R R e e A
A S e ol s e me - +
MARCHGS WTH PRVATE PARONG LOT SHAL BE PR TS CETAL. R R4
THESE AONGS AVE TO BE PANTED RETRORERECTIE WHTE. L

€ DEPTH=2' 3/8"
CONTINENTAL CROSSWALK MARKING Rakco i 0%
W/ LONGITUDINAL STRIPES O s el s

) DESCRIPTION:
6 BIKE CAPACITY
SURFACE MOUNT

;
§E
i

onoRs LssBi0
oo T D (ReTRERLETE

+

CALL "MISS UTILITY"
‘I'ELEPHONE 1-800-257-7777 FOR UTILITY ACCESSIBILTY SIGN AND MOUNTING DETAILS
ATIONS AT LEAST 48 HOURS BEFORE NOT O SCALE
stmumc CONSTRUCTION.

DESIGNED ___FA ___ 08/2025 REVISIONS g, DETAILED SITE PLAN - DSP-22017

OATE oy, r DEVELOPER OWNER SIGNAGE, DETAILS & NOTES

DATE [BY DESCRIPTIONS 201 Defense Highway S & e o WOUNT ZION PENTECOSTA

08/2025 Suite 200 ; OMMUNITY e CHURCH

ORAWN ~ _ FA/ERW T)% Annapolis, MD 21401 g[7/258 1123 ORMOND COURT ‘OF WASHINGTON D.C., INC.
Bh. (443 7743232 MALEAN VA 22101 1112 N STREET N.W. THE HERMAN APARTMENTS

- g SSREGRATION g Jiove gole o A i, ==

DA AFALCON COMPANY awass . e : A N

hgroupinc.net //,,m“ﬁ\\\ e e s ST EMAIL: PBymechidc.org PHONE: 713-702-2169 T A A o EARCEL A

APPROVED ___CFY___ 08/2025 50 D et L S EMAL: Pastor0BJ@gmailcom

g —— FaE P pry—rrn o
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WALL 1 PLAN & PROFILE
‘—'7/ CALE: T

I

()
o
E 5 CNSTRUCTON NoTES
10 8

Stractral Engineer — Geomo Enterpise, ne. (703) 266-7100
Civl Engineer — Londtech Corporation (443) 274-3232
Geotechnical Engineer — Hynes & Associates (410) 546-6452

=) Foctor of Safely: Siding = 15, Overturning = 15, Bearing = 2.0.

— S Uniform Surchorge = 100 ps.
e o s Morimum Jopled Bearg Pressure = 2,000 pst.

26’ v

Notify Designer if o, rmqe ol conilons re not 0 noted o these dravings. i

Uinain excovlans per 25 G Port 1826, OSHA ~ Excovoton Standords.
Buiding_Code: 1BC 2021

Desin Standar: A1 318, Buding Code Reguiements or Srctura Concret

Reference plon sheel 4 of 25 oted 12/17/24 by Civl Engineer .
0 MATERIALS s

i compressive strength (28-dy)
e 60 delomed bt stel bors
chedule 40 PVC © 20' o.c. located 6" obove finished grade.
uamm " S sal ity P20
ord — Amerdrain 200
Guord Rt ~ Black PVC coated chain link fence

e R

Locate ol utiites prior to beginning work on the site.
Localte retoining wall in field per Civi Engineer site plons.

Place rebor ond concrete for footings, wolls ond.piers per ACI requirements.
Alow concrete to fuly cure (4,000 ps) before backiiling

Compact sof n eight-inch lfts to S5% Std. Procter density per ASTM D698,

Use six-inch fifts and hand-cperated cquipment within three feet of wols.

If 57 stone s used o bockil, consalidote with vbroting equipment ond cover with eotextie.
Maintoin site grodes during construction to prevent stormwater from disturbing construction oreos.

1/cRa e
T PEDESTRIAN CUMRD RAL

CHAN-LIK FENGE

WAL 6

6 0€EP CoRE HOLE

iy
25 e,

_ nsmour

“powac
Eomwious

WALL 5 PLAN & PROFILE

5110800
(9 \WALL LOCATION PLAN ¢
o \ ) SCRE T80 . —
(8 \WALL 7 PLAN & PROFILE / ALE: 17 =
Ry _
s p
ey o o * e

1 W 1 ’;‘&l‘?ﬁh’m‘.n o/

—— a5

3 e | 5
@i i -
v e = PR SER s e |
/6 "\WALL7 PLAN & PROFILE [ 7_\WALL 7 PLAN & PROFILE ———————— = = THE HERMAN APARTMENTS
{— JET=oaswom (" SAE TSSO, 6203 AGER ROAD, HYATTSVILLE
N ] vt csoncescom I
= SITE RETANING W
P o ProriE CoNsTRuGTION KoTES
TR MISS UTIETY = =
TELEPHONE: 1-800-257-7777 FOR UTILITY
LOCATIONS AT LEAST 48 HOURS BEFORE
BEGINNING CONSTRUCTION.
DESIGNED ___FA _ 08/2025 REVISIONS DETAILED SITE PLAN - DSP-22017
DATE DEVELOPER OWNER DETAILS & NOTES
DATE [BY DESCRIPTIONS e ===
DRAWN FA/ERW  08/2025 H Ensge e ey COMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
08/2025[ CFY_|REVISED PER MNCPPC SDRC COMMENTS. Annapolis, MD 21401 1123 ORMOND COURT OF WASHINGTON D.C., INC.
fll ZEZE Fpriatiy EROR TN e THE HERMAN APARTM
KU 08/2025 o ontact Person: Kim Morgan PHONE: 703-556-9569 WASHINGTON, D.C. 20005 6203 AGER ROAD, HYATTSVLLE, MARYLAND 20782
o DATE 5&53.3"‘ L@ Project Manage CONTACT: PATRICK BYRNE CONTACT: ORIN BOYD R. Jn LR M’gm n%?"mv
Kmorganatechiroupinc net EMAIL: PByrneSchidc.org . PHONPE Zmo—aioz—zw‘ss A SR el A
MAIL:
serroey o o5futs L e SR & o T
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DETAILS & NOTES dwg, 8/4/2025 11:09:45 AM, ewiley

2172* min.

e ‘
Aot CEasaar

‘Under Conerete Curb and Gutter

1
R, Standard Concrete Curb and Guter
2t
I 4
| nomina
1" sope b line
'\ ) R,
2'R.
% ) 172" below
o e level pitch
& R .H
spil
(See note No. 1 below)
(See note No. 6 below)
General Notes
" : o
design.
2. The ope paving.
3 i 100 intervals i
ﬂmmhmlawmummﬂummarmnm
located at 10’ intervals.
‘equal 10 1/4 of the depth of the thickness of the concrete.
SHA Mix No.. 3)!!!"""‘ ted, is The
‘surface shall be brush finished.
2 :
Joir 153, joir M 213, with the
bitumen content determined using T 164. :
9. Provide uniform subgrade under entire roadway section.
10. i .
APPROVED: DEPARTMENT OF PUBLIC WORKS
AND TRANSPORTATION
] = Prince George's County, MD
TEvEoN oATE | oV 8%
I DPV T Concrete Curb | s™
! and Gutter 30001
: i
4 uin stoenacr B
g A
i ST e
e "o |
NN \
/ L\
wexor i ] i Crrmsion samn
84,5065, A T .?Z Sor
AL A nes ELEVATION e

\ocrrcso curs on cousmarion cns 4
Siocea

S e SECTION AA

Criow o REDESTRIAN TRAVEL, 08 4811

SIOEHALE Tuups 1o B¢ Suom ON PLANS. STUBDLICALLY AND REFEACACED viTu TNE CENTER OF TNE AW ALIGKED 10 4 STATION
EoRdRie Tok” ENTER, The T BB BHITE S SRTE 62 x»B.w ital Ewm [T A

6. TRANSITION PANELS 10 TiC NG SIDEVALK WIST 85 A MINIMM OF 3 [N LENGTH

SFEGROATON | CATEGORY GOOE T8
603 | of

7 STATE TION
oo [\ anh STANDARDS FOR HGHWAYS AND INCIDENTAL STAUGTLRES

SIDEWALK RAMPS
PERPENDICULAR

STANDARD NO. MD_655.11
CALL "MISS UTILITY"
TELEPHONE: 1-800-257-7777 FOR UTIUTY
LOCATIONS AT LEAST 48 HOURS BEFORE
BEGINNING CONSTRUCTION.
DESIGNED FA vgﬁgzs REVISIONS DETAILED SITE PLAN - DSP-22017
o o DEVELOPER OWNER DETAILS & NOTES

DRAWN FA/ERW  08/2025 Sute200 " COMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH

DATE napolis, MD 21401 1123 ORMOND COURT OF WASHINGTON D.C., INC.

B @ 2743232 McLEAN VA 22101 1112 N STREET N.W. THE HERMAN APARTM

CHECKED KM 08/2025 CORPORATION ONACLT ISR forean : 703-556-9569 WASHINGTON, D.C. 20005 6203 AGER ROAD, HYATTSVILLE, MARYLAND 20782

DATE AFALCON COMPANY Project Manager CONTACT: PATRICK BYRNE CONTACT: ORIN BOYD JR. (FRNCE COORGES COMTY, MATLAW

kmorgan®@techgroupinc.net EMALL: PByrne@chidc.org PHONE: 713-702-2169 T CMSESUL EECRNDETRCT

APPROVED CFY 08/2025 EMAIL: Pastor0BJ@gmail.com

DATE Coorigt © 2014 by T Tach G, . N DATE: TT0 PROCT No. 521040 __ | SHEET8_0F25
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PLAN\20 - LIGHTING - DETAILS & NOTES.chg, 8/7/2025 1:47:34 PM, eviley

POLE AND ARM DETAILS

cpLes
ABG ASSY17049

Job Name: Job Location:  Quote No: Type:
‘Wadsworth Pole with Stugart Arm A
Catalog Number:

P40 40K MVOLT BG3 ARM BK PR7 PCLL L03 STG 20N 1A TN BK WDA 16 S5 17D 612 8K

A

Job Name: Job Location:  Quote No: Type:
Wadsworth Pole with Sugart A B2
Catalog Number:

MVOLT BGS pouL TN BK WDA

ABG ASSY17061

Cutlog Numbar: GAL83 P40 4K MVOLT
RS PR Pl L

e

Caog Mumber: TG ATNEK | ol

‘Anchor Bolt

S 550 oo, s
a2 Clametar (70) 174 Basn, s
PamBorCras

Pot Top Mountng: 017438 2 won

o 7 e
sorn
Pt
s St Sy (85 S, 5
A Gonecton: 14 Tenon ot oo
Fuian 868
Votage: V0T 20277V i (170 7 s s

ol Top Mountng: 012438 2 em0n
Finan: 8K Bk

—=or

e

1

Passed Wind Spesd: 90 mph
Windload Resu: 32%

Evalusted per: AASHTO 2013

Note: Door = Hand Hole

[ e
RS

‘GPLB3 P40 40K MVOLT BG3 ARM BK PR7 PCLL L03

i

e

160

g7

1

| [ A
= |
2

Passd Wind Speed: 90 mph
Windioad Result 45%
Evaluated per: ASHTO 2013

Note: Door = Hand Hole:

12 | GPLB3 P40 40K MVOLT BGS ARM BK PRT PCLL L03

STG 20N 1A TNBK

STG 20N 2ATNBK

Aot et ot wars
o Wi o e [ (Ep— e owniog Hod ) (e—
Pomnt oo Pomro
ks = e RIEA e Pl NOTE: FULL CUTOFF STREET LIGHTS ARE PROPOSED TO
= ; : CALL "MISS UTILITY"
e 254 0P M oveew b o e ILLUMINATE THE SITE. _THIS WILL ENSURE THAT THE A e
om e o 1 s Pom e o ez + e NEIGHBORING RESIDENTIAL AREAS ARE NOT AFFECTED BY o T G P s
Fom e witn T THE PROPOSED LIGHTING FROM THIS DEVELOPMENT. BESANNG
DESONED A 08/2025 REVISIONS Wk, DETAILED SITE PLAN - DSP-22017
D 2 LIGHTING, DETAILS & NOTES
Ll g o S DEVELOPER OWNER ;
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NOTE: FULL CUTOFF STREET LIGHTS ARE PROPOSED TO
ILLUMINATE THE SITE. THIS WILL ENSURE THAT THE
NEIGHBORING RESIDENTIAL AREAS ARE NOT AFFECTED BY
THE PROPOSED LIGHTING FROM THIS DEVELOPMENT.

CALL "MISS UTILITY"
TELEPHONE: 1-800-257-7777 FOR UTILITY
LOCATIONS AT LEAST 48 HOURS BEFORE
BEGINNING CONSTRUCTION.
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CALL "MISS UTILITY" (OREQU NT)
TELEPHONE: 1-800-257-7777 FOR UTILUTY
LOCATIONS AT LEAST 48 HOURS BEFORE
BEGINNING CONSTRUCTION.
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PLANTING NOTES:

GENERAL
1. Al planting shall conform to currently approved horticultural practice. See
PLANTING ‘DETALLS. © Plonting sholl fake place. between March 15 = June 1 o TREE CANOPY COVERAGE SPECIES CLASSIFICATION CHART Tree Canopy Coverage Schedule for Sec. 25128 B T e O e TR W
CATEGORY SPECIES USED SIZE TOTAL CATEGOF & @ BOTANICAL NAME commor € |sae oot €
September 15 — November 15. o = - e I -
2. All plants shall conform to current standards os defined by the American (300 o | i [anses — e - S ekl il B AmsrengMse |24-val 848 [shewn | Ve
Nurseryman's Assaciation and each shall be clearly tagged with its botanical name. Er 1 [site Cocuations: 2one Sl W G GoRed |15 3Gl (688 [Sow | Ve
No substitutions shall be permitted ofter bid is accepted. No plants shall be . e — Zone 2 wlw e e Tamwe T
pruned other than to remove a damaged branch. No plant with o dead, damaged BED, v, 8 s Zone 3 o e e
or pruned out central leader will be accepted. ma I, 4 [ws) I — e s S ISR DO M
3. Al plants shall be certified by the Contractor to be free of pests, fungi and N S 8 s o T Total Acras 254 ve | 3 Southern Magnol | 2% 'l (888 | Shown | Yes
diseases und/or deformities or damage. Acer rubrur r Glory’ \ 40} Tec 0 2 Sycamore. 2%-3°cl |B&B | Shown YES.
o ge. ) ot st 303004 140 41508 Required  TCRequired a s aneouk Dival (888 som | ves
4. If any conflicts are found between the information on the Landscpae Plan and oo rotat acres ) ol TeCrequired _(Acres)  ns @ SourmhedOak | 25 ol |888 [ shown | e
that shown on the plant lists, notify the landsape architect prior tp submission of ‘ % 951 T ool om[— wam| | ] Whorok Diyal [8ts o | Ve
bid. KT | G S 07555 | 75525 A TOTALONSTEWE FROWOED (acres]= i T Tas05 ¢ It}  —
5.Landscape architect shall be notified in writing five work days in advance for poon. su ux e s | Pt s 1010026540 5. TOTALAREA EXISTING TREES (non-WCacres)= | acres o femon e | 0| e woe | Ve
inspection and approval of all plants prior to any installation et i sies o 5 | o ke 1 0T o Toras et Gy covtasct pmoviote e 7 iagesion T e e "o
PLANTING ) N A ‘ : . Totot st FooTaGE AR = aze g e e
6. Planting beds and pits shall be rendered free of all rocks aver 2" and any o et Magola
debris found during the tiling and preparation process. All plants spaced ot & on 5 i Foa— satisied = BN
center (o.c.) or less shall be planted in hand—edged planting beds. —l el haaant e C N L _ evenGRENTEE (10| 36 | leropes Amsrnrio (6% sas [¥
7. Planting beds shall be tilled to a minimum depth of 8" If any unsuitable e — it Cotegories for Londscape Trees TEC Credt per T umber of | TcC Credi R T o I
conditions, such as extreme compaction or high water table are encountered, the [ @ racit Cutamariosfie L focape T BasedonSiteat | Ty, (s6) To | 62| Thuooxcdeni | Emersd Ameicn | 6.8 G T Yes
Loncscape Archisct Shall be noified mmedole). P, [ [ — = sl =l I e A
8. A minimum of 2" depth 'Leaf~Gro’ or equivalent and 2" clean loamy topsail . T | [ | | [peciduous -colurnar shade ree (50 or ess height) A : |G )
shall be spread everly over all planting beds and incorparated by tilling. In [y \ J— | ST | s 0603 20 467 R o £ R P = o
compacted or clay conditions, o minimum of 1" depth of sond shall alsa be Coupic, I | P [t equal spread). Minimum planting size 79 In height o o i —
e s s e o \J 5 —C— ] o 3 e Ol e e e e
9. A suitoble slow—release fertilizer shall be used in accordance with the et i e eenon et Mg .40 o B— i || o mancas | sk crtabry |39 | Con | ¥ox | Ver
manufacturer’s recommendations and based on soil samples taken on—site after ; B L I— |1 oo o R RO B
grading has been completed. Submit fertilizer information to the Landscape DETAIL — LANDSCAPE ‘SLAND PLANTING BED ot T et <pread equal to or greater than bt Minimum planting N VO Y 2 T T T B N T
Architect for approval prior ta commencing planting operations.  Composted cow 1oT 10 sCAL e e oo et e o . sire 1210 14'n heght o 0 WA s Smoot ydranges | 126 | Com | 4| Yes
manure may be substituted for slow—released fertilizer, applied at a minimum Sk Pt kst o e St U Pt oo, o &) Tam0) WL | 34| rangen ol | Ry Sigpes B e | F | Ve
depth of 1/2" ond tilled in with other soil amendments. A mycrorhzal such s e ot e e =l 9 . |3 el | oo rses | 83| G | Soc | Ve
Roats’ shall be used for all tree plantings, per manufacturer's recommendations. 2 = 16 |46 | ex it Sharock | Shomvock oo | | 36 [ e
10, Soil mix for planting pits shall consist of 3 parts by volume of existing /\ s o Lo cvergreen - smalltree (30-40'height with spread of 15- o ARG Ty LT e e o
on—site soil, one part 'Leaf Gro’, or equivalent and slow—release fertilizer combined J 20) o o e i St Rl
per manufacturer's recommendations. In compacted conditions or clay, also add 1 % 275 Joh |15 uniperus horzonial | Bar rbor funper | 1820 | Cont. | 3 Yer
ccom! A ° 0 add . cvergreen - medium tree (4050 heghtwith spread of 20 o o
part clean sand. This mix shall be prepared prior to use as backfill Planting Mix. — o g . B S 2 et .
1. If any underground obstructions or ather site conditions are encountered that e TR T = = - [ — Tl
conflict with the planned plantings, notify the Landscape Architect immediately. [ B e o vercremn hage tro 50 et o grewter wilh spread 0 s | 3| TsdHabors [aborsOwad | I | G | ¥ | W
12. Al planting beds shall be neatly hand edged unless otherwise specified. T ot over 30) o o i e M
13. Al planting beds and pits shall be provided with a 2” minimum, 3"maximum G e | TOTAL NUMBER OF TREES/TCC CREDIT (57) 253 a0z S 1) et
depth of composted, aged, shredded bark mulch, spread evenly, unless otherwise RUBSER CHAFE HosE \gg;-‘ o o (Manually enter information/figures into shaded aress) - o bl B =
specified.  In addition, planting pits shall have o B high rim or ‘soucer’ provided. s R rinil o[Vt Arowid T [ See [ e
No mulch shall be placed on the crown of o plant or on the root flare or trunk ' Redumeo) Deborah M schwab, RA s oAl oxiva ot £
of o tree or shrub. éﬂl‘?rpmsrr i< e Prepared by Date :ﬂ‘:;':v’*:g:'*:’u a 2
14. Any plontings to occur in formerly paved or compacted areas shall be in Koo i v ol U K I - CreREwAL |5 e e
conformance with planting detail entitled Landscape Island Planting Bed™. o oA essed Jure L e | . -
WATERING Ry AL — L —
15. A water source for planting and maintenance operations will be provided by the 5 e I OTE " e e 5 3 e s i s g o o 1727
Owner / Client. If a source is not available on-site, Cantractor will include o  saucee
water supply cost in his / her bid. *Gator—bags’ or equivalent slow drip watering
devices are recommended for trees in times of low rainfall. Also, install soaker seumry oose
hose with connections left uncovered for ease or watering plant beds. Laop hose i
around any trees that do not have watering bags installed. A minimum of 1" depth ot sot - Py
of water shall be applied any week where that amount of rainfall has not occurred KRBT Souagtes soi. 1o
after a 2 month period of installation. During the first two months all plants shall - SN,
be watered daily for two weeks, 3 times o week for 4 weeks ond 2 times o week
for 2 weeks. . BALL & BURLAP/ CONTAINER/ WD 5 PLAVTNG HOLE.
CONTRACTOR / WARRANTY REQUIREMENTS DETAIL — DECIDUOUS TREE PLANTING — T0 3" CALIPER PLANTING PIT | PLANTING BED [ — o7 roe or
" AREA TO BE PLANTED. DO NOT CONTAINER SOIL LEVEL.
16. Any lawn, paving or other surfaces damaged by the Contractor’s operations PLANTING PIT — SINGLE PLANTING PIT — PLANTING BED | e I PANTRG 855
shall be repaired in kind before the project will be accepted for final approval and ot v e w0 | o e SREPARED. PLANING 520 sl
payment. T T et RS o5 © rro covranee @
17. The Owner's property and any offected obutting property shall be left clean B, ot ! o TRSPARED, PLANTNG S0L
and free of any debris or excess materials resulting from any phase of the St TN P ereeare BEDATELT
londscape operations. Pl @mgm >\ PTG B0 Ve trom o P
18. The Contractor is responsible for repairing or replacing as necessary, any o EReDsUce e -
property of the Owner / Client or any affected abutting property that is damaged £XSTNG SO %
by the Contractor's operations, equipment or crew. Any such repair or i AR PG S st ,gg.,g,s“,“;s“:"
replacement shall take place in o timely fashion and in a manner that meets with see e (‘% men o v CONTANER D ppev— R vini PG
the approval of the Owner / Client. Solironer sze oo e wrt e ENCIRGLNG FOOTS. il ENGHRCLING Foars. il
19. Contractor shall notify the Londscape Architect or Owner / Client ot the o el
completion of landscape installation for a project acceptance inspection. Al plants RUBBER CHATE HosE Aw FHoR Wifuaa. DWNG DETAIL — PERENNIAL / GRASS PLANTING
must be in accordance with specifications and be in healthy, vigorous conditions NOT T SEAE
for acceptance. stace
20. All plant material shall be warranted for one year starting form the date of SET 0P oF RoOT BN e Ao T
installation acceptance. This shall include one replacement to match the original. st e on oM e YL Tree Size  Stake Q'fy Stake Size _Wire Size
If the Contractor is of the opinion that a specified plant will not survive its FaN Srase sk irise e o
planned location, the Landscape Architect shall be notified prior to bid. A tree o 2 e, 5+ e 102 e 2 22 x & min 14 gge
shall be replaced if the main leader has died back or if the canopy is 25% or e - 0 [ 1o - et g i 14 g
greater dead. A shrub shall be replaced if the crown is 25% or greater dead. & 2-25" catpor x 27 x 8 i
21. Contractor is responsible for all maintenance for a three month period B o i 2 e, 12 gauge
following project acceptance. Maintenance shall include but not be limited to scanry (ooseny 214" calper
watering, herbicide, pesticide, fungicide or fertilizer applications, patching or SIS oF puNmiG P 2 o, 3 dwamn S0 . 14 gouge X .
reapplying mulch to maintain depth, pruning, adjusting stakes, weeding and T i = exer so ol o 1. This plan is to be used for landscape
re;igiring bed(edgs;.d TFhas ?:huH( bs( included as gb‘segorati mkq '\ts{;‘v. Du_n’n? mz AFOUND 7001 AL To Lo g 20 o3 destmen Eam purposes
arra } ac chec ct a AT St N . e o
entire warranty period, the Contractor is responsible for checking the project an S 5 Al known utllities have been shown.
making maintenance suggestions to the Owner / Client. REE STAKING SCHEDULE e Sheet Lo for s -
See Sheet L—. or & Details.
EXISTING VEGETATION DETAIL — EVERGREEN TREE PLANTING — TO 12’ HEIGHT TREE STAKING NOTES: 4. See Sheet L—6 for Starmwater
— - 1. Tree stoking shall be installed in areas of high wind, anageme antings,Notes & Detail
ANY /NVAS/VE SPEC/ES LOG4TED ON SITE IN AREAS TO PLANTING PIT S\NGL[NDF;‘L%NSTCIHE PIT PLANTING BED slopes and potential vandalism. Staking shall be monitored Management Plantings,Notes & Detal
& REMOVED DSNG and reset and repaired to prevent domage to tree trunks See plans by LandTech Corporation
CALL "MISS UTILITY" FAND MET035. PRIOR 10 CoRTICATON I anranty s I tree stokes sholl beremoved ot end of nal site information.
TELEPHONE: 1-800-257-7777 FOR UTLITY N s> CEFTIFICATION OF ) 6. There are no historic features on site
LOCATIONS AT LEAST 48 HOURS BEFORE -
BEGNNING CONSTRUCTION.
oS 3/2025 REVISIONS LANDSCAPE NOTES & DETAILS
oEsNed 5 ‘m.
DATE BY DESCRIPTIONS 101 Delenie Highway DEBORAH SCHWAB LANDSCAPE & LIGHTING PLAN
w55y 6203 AGER ROAD
- mE Annapots, uo 21401 LANDSCAPE ARGHTEGTURE 1123 ORMOND COURT 1112 N STREET N.W.
Ph, (443) 274-3232 2t MCLEAN VA 22101 WASHINGTON, D.C. 20005 HYATTSWLLE, NALAND 20782
CHECKED DS 3/2025 COAREQRATION Contoct Persons Kim Morgan [ “‘zll‘\\‘ammmm - PHONE: 703-556-9569 CONTACT: ORN BOYD R T e
OATE Project Manager CONTACT: PATRICK BYRNE PHONE: 713-702-2169 T W6 4 GD 02, TAX AGCE. J0RPeE384
APROVD 08 3/2028 kmorgan@techgroupinc. net EMALL: PBymeGchidc.org EMAL: Pastor0BJagm,
v Scue __SIOW__ | oaw ___AUUST. 2025 | rig PROWECT Mo, serr_U4_or 5
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PLANTING NOTES:
GENERAL

1. Al planting shall conform to currently approved horticultural practice. See PLANTING DETALLS. Planting shall take place
between March 15 — June 1 or September 15 — November 15.

2. Al plants shall conform to current standards as defined by the American Nurseryman's Association and each shall be
clearly tagged with its botanical name. No substitutions shall be permitted after bid is accepted. No plants shall be pruned
other than to remove o damaged branch. No plant with a dead, damaged or pruned out central leader will be accepted.

3. Al plants shall be certified by the Contractor to be free of pests, fungi and diseases and/or deformities or damage.

LAIDIING PARKLEL A

14. If any conflicts are found between the informalion on the Landscpae PLan and that shown on the plant lists, notify the 5
landsape  architect prior tp submission of i
SLandecape architast shall be notfied i wrking five work days in advance for inspection and approval of all plants prior to B

any installation
PLANTING

6. Planting beds and pits shall be rendered free of all rocks over 2" and any debris found during the tilling and preparation
process. Al plants spaced at 6 on center (o.c.) or less shall be planted in hand—edged planting beds.

7. Planting beds shall be tilled to a minimum depth of 8". If any unsuitable conditions, such as extreme compaction or high
water table are encountered, the Landscape Architect shall be notified immediately.

8. A minimum of 2" depth ’Leaf-Gro’ or equivalent and 2” clean loamy topsoil shall be spread evenly over all planting beds
and incorporated by tilling. In compacted or clay conditions, @ minimum of 1” depth of sand shall also be incorporated.

9. A suitable slow—release fertilizer shall be used in accordance with the manufacturer’s recommendations and based on soil
samples taken on—site after grading has been completed. _Submit fertiizer information to the Landscape Architect for
approval prior to commencing planting op X cow manure may be substituted for slow—released fertilizer,
applied at o minimum depth of 1/2" and tilled in mth other soil amendments.

10, Soil mix for planting pits shall consist of 3 parts by volume of emstmg on=site soil, one part 'Leaf Gro', or equivalent

e S

=

Lo,

=~y
-

and sl I fertilizer per . In or clay, also add 1 part
clean sand. This mix shall be prepared prior to use as backfil Planting Mix.
11. If any underground obstructions or other site conditions are encountered that conflict with the planned plantings, notify

the Landscape Architect immediately.

12. All planting beds shall be neatly hand edged unless otherwise specified.

13. All planting beds and pits shall be provided with a 2" minimum, 3"maximum depth of composted, aged, shredded bark

mulch, spread evenly, unless otherwise specified. In addition, planting pits shall have a 6” high rim or 'saucer’ provided. No

mulch shall be placed on the crown of a plant or on the root flare or trunk of a tree or shrub.

14. Any plantings to occur in formerly paved or compacted areas shall be in conformance with planting detail entitied
Landscape Island Planting Bed”.

WATERING

15. A water source for planting and maintenance operations will be provided by the Owner / Client. If a source is not

available on—site, Contractor will include a water supply cost in his / her bid. ‘Gator—bags’ or equivalent slow drip watering

devices are recommended for trees in times of low rainfall. Also, install soaker hose with connections left uncovered for ease

or watering plant beds. Loop hose around any trees that do not have watering bags installed. A minimum of 1" depth of

water shall be applied any week where that amount of rainfall has not occurred after a 2 month period of i fon. During

the first two months all plants shall be watered daily for two weeks, 3 times a week for 4 weeks and 2 times o week for 2

weeks.

CONTRACTOR / WARRANTY REQUIREMENTS

16. Any lawn, paving or other surfoces damaged by the Contractor's operations shall be repaired in kind before the project

will be accepted for final approval and payment.

17. The Owner’s property and any affected abutting property shall be left clean and free of any debris or excess materials

resulting from any phase of the landscape operations.

18. The Contractor is responsible for repairing or replacing as necessary, any property of the Owner / Client or any affected

abutting property that is damaged by the Contractor’s operations, equipment or crew. Any such repair or replacement shall

toke place in a timely fashion and in a manner that meets with the approval of the Owner / Client.

SWM PLANTERS M6-10 & M6-11

19. Contractor shall notify the Landscape Architect or Owner / Client at the ion for a project
acceptance inspection. Al plants must be in accordance with specifications and be in heu\thy. vigorous conditions for
acceptance.

20. All plant material shall be warranted for one year starting form the date of installation acceptance. This shall include

one replacement to match the original. If the Contractor is of the opinion that a specified plant will not survive its planned

location, the Landscape Architect shall be notified prior to bid. A tree shall be reploced if the main leader has died back or

if the canopy is 25% or greater dead. A shrub shall be replaced if the crown is 25% or greater dead.

21. Contractor is responsible for all maintenance for a three month period following project acceptance. Maintenance shall

include but not be limited to watering, herbicide, pesticide, fungicide or fertilizer . patching or reapplying mulch to

maintain depth, pruning, adjusting stakes, weeding and repairing bed edges. This shall be included as a separate bid item.

During the entire warranty period, the Contractor is responsible for checking the project and making maintenance suggestions

to the Owner / Client.

STORMWATER MANAGEMENT PLANTING

22.Stormwater management plans shall be built in accordance with plans by others. A soil sample with lab results shall be
submitted to the landscape architect prior to installation. No planting shall be done until the site has been stabilized. The

landscape architect shall be notified one week prior to installation to inspect the plantings for approval. New plantings shall N EY
be protected form flooding conditions for two weeks minimum for establishment. Within two days after the first rain event, &
the plantings shall be inspected by the contractor. Any dislodged plants shall be replanted. Any silt, sediment or debris o MICRO-BIORETENTION AREA M8-1
which may have entered the stormwater planting area shall be removed. Redistribute mulch, if needed. t e
4]
R SWM PLANTING PLANS
g:—l \ GRAPHIC SCALE
PLUG PLANTING ~ CONTANER PLANTNG 0 2 o 8
1 ror or cownen sou. s s ;PSS e [ ]
B S T ™,
SCALE: 1" = 20"
YSTITRERY] T AEREE
MICRO-BIORETENTION AREAS M6-5, M6-6, M6-7, M6-8 & M6-9
PLANT LIST — MICRO BIORETENTION PLANTING
KEY | M6-1 | M6-2 | M6-3 | M6-4 | M6-5 | M6-6 | M6-7 | M6-8 | M6-9 | M8-1 | TOT. BOTANICAL COMMON MIN. ROOT SPC'G
- - NAME NAME SIZE
DETAIL — STORMWA A;’*m&M“WN‘ PLANTING PLANT LIST —SWM PLANTERS CA 10 20 14 [ [ 0 0 0 [ 24 68 | Clethraalnifolia ‘Rosea’ Pink 24”,2gal Cont. 4
KEY | QY. BOTANICAL COMMON MIN. ROOT | SPCG D | 0 0 0 0 0 5 9 9 8 0 31 | Eupatorium dubium ‘Little Joe’ | Little Joe Pye Weed 1gal Cont 2
NAME NAME SIZE 6 | 19 [ 20 [ 12 [ 7 3 4 7 6 7 0 | 85 |llexglabra ‘Shamrock’ Shamrock Inkberry 24”,2gal | Cont. &
EXISTING VEGETATION Cah | 19 | Clethra alnifolia ‘Hummingbird’ | Hummingbird 15, 1gal | Cont. 76" REE] 5 s [ 17 [ 0o 0 0 [ 0 7| 47 [llex verticiata Winterberry _[30°2gal | cont 3
ANY INVASIVE SPECIES LOCATED ON SITE IN AREAS TO G 15 | Ilex glabra ‘Shamrock’ Shamrock Inkberry 24”,2gal Cont. & thg | 22 11 6 5 3 4 10 4 4 25 94 | lteavirginica ‘Henry’s Garnet’ | Henry's Garnet Sweetspire | 24”, 2 gal Cont. 3
ﬁxéwugrr%gguﬁifgﬂmg ggﬁ;&movm USING Irv | 45 | Iris versicolor Native IRis 1gal Cont. 18" MV 2 4 2 0 0 0 0 0 0 [ 8 | Magnolia virginiana Sweetbay Magnolia 6 Cont 12
ACCORDANCE WITH SECTION 1.5, CERTIFICATION OF Ith 25 | Iteavirginica ‘Little Henry’ Little Henry Sweetspire 15", 1 gal Cont. 26" 4% 46 68 40 57 11 15 27 27 14 95 400 | Panicum virgatum Shenandoah Switch Grass lgal Cont. 26"
LANDSCAPE PLANT MATERIALS. ‘Shenandoah”
DESIGNED DS 12/2004 REVISIONS STORMWATER MANAGEMENT PLANTING
DATE
s e [ K DESCRPTIONS u 201 Detense Highvay DEBORAH SCHWAB LANDSCAPE & LIGHTING PLAN
e el 5 i RS o 2140 INTY HOUSING AT 104 PENTECOSTA 6203 AGER ROAD
B 1o/ CORPORATION ::x (443 Tasass g MALEAN VA 22101 WASHNGTOR; . 20005 HATSLE wiee o
oece 05 LCORPO Gt e [ET TP cngitanie M— oFHONE 703 5500560 CONTACT: GRN B0YD . o=t e
APPROVED __Ds /2025 vt © 298 by B ok o kmrmsmhnmumnc.m EMAL: PBymeGchidc.org JAL: Pastor0BJ0gmal.com WA RO TAX ACCT. 06T
scuE: __SIOW__ | pae: ___JNUARY, 2025__ frrg pROCT ha. se_Ls o 5
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OPTION TYPE #2
ALTERNATIVE COMPLIANCE WITH FENCE
BUFFER REQUIRED: 50ft BUFFER
BUFFER PROVIDED: 25ft BUFFER
BUFFER LENGTH: 184 If
MEETS REQURIED PLANTING REQUIREMENTS
ADDITONAL SCREENING PROVIDED BY:
SOLID BOARD FENCE 6’ht
2 PANELS 40If EACH

OPTION TYPE #3

ALTERNATIVE COMPLIANCE WITH WALL

BUFFER REQUIRED: 50ft BUFFER

BUFFER PROVIDED: 25ft BUFFER

BUFFER LENGTH: 184 If

MEETS REQURIED PLANTING REQUIREMENTS

ADDITONAL SCREENING PROVIDED BY:
MASONRY WALL 4-6’ht

OPTION TYPE #4

ALTERNATIVE COMPLIANCE WITH WALL

BUFFER REQUIRED: 50ft BUFFER

BUFFER PROVIDED: 25ft BUFFER

BUFFER LENGTH: 184 If

MEETS REQURIED PLANTING REQUIREMENTS

ADDITONAL SCREENING PROVIDED BY:

COMBINATION BERM & SECTIONS OF

MASONRY WALL 2 —4’ht

/s

T () LHHLC

N&

— E j’\ 23%ECTION§ gouo - \%J i
o #BOARD FENCE b P
10" PUE _S7HOARD Fi A Signe

@

i N oS

0\

PRINCE GEORGE’'S COUNTY
LANDSCAPE CLASSIFICATION:
MAJOR ARTERIAL/COLLECTOR ROAD

BUFFER REQUIRED: 50ft BUFFER
PLANTING REQUIRED:

6 SHADE TREES

16 EVERGREENS

30 SHRUBS
PER EVERY 100 LF OF ROAD
FRONTAGE

,,.»&

D Tl
o 'uo% ."hJ!ll'I!lDo X ou'lo
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EXHIBIT #2

ALTERNATIVE COMPLIANCE OPTIONS
6203 AGER ROAD
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[General Notes- Exteriors
1. Readings shown are based on a total LLF OF 0.9 as indicated in the luminaire schedule at 0.0' (0.0m) AFG (at grade).

references the extrapolate performance projections n a 25c ambie base an 10,000 s of LED testing (per IESNA Li-
ond prejecte per TESNA TH-21-11).

2. Please refer to the fixture labels for product type and mounting heights.

3. Product information can be obtained at https://www.acuitybrands.com) or through your local agency.

4. Grid spacing is 10" x 10" on center.

5. Note: pole and wall pack locations are based on provided plans or approximations using Google Earth.

5 Colcations donok accoun for opography and pssile obstrucionssuch a5 o rowth teesor er folage. Acul

ligh
i

DISCLAIMER
[This applcation design 1s not a professional engineering drawing, and the design, Indluding reported data and calculated results, 15 provided for Informational pUrposes only, WINOUE any warranty a5 to accuracy, completeness, safety or
otherwise. The design is the result of calculations made using Visual@® lighting application software, photometric/radiometric data measured In a laboratory, and certain computational and modeling assumptions.
Far-field photometric/radiometric data may have been used to perform one or more calculations. Photometric/radiometric data is typically collected under far-field

tric condiions. Wihen usin far-feld photometric adiometric dat, the Wisual software spplies certain generling assumptions to appromate nea-eld
individual calculated luminous and/or radiant power quantities in areas where a s s prosimiy o 3 paricuar surface o pont
The modeling of radiant flux exchange used in the Visual software o extance across each refletiog s e Visual software approximates the uniform surface exitance condition by adaptively subdividing surfaces with non-
onform extances Into subsurfaces with suffidently unlform extance pradients Practical estrctons, e o computcr hardware Imitatlons, may prevent the subdlvison procedre from subdviding Surfaces wih Igh extance gradients Ino
subsurtaces with suficently unform extane gradlents, ntroducing patentisl iscretization ertor into calcuated values,

Visual software asst all reflected flux is reflected in a perfectly diffuse (Lambertian) and spectrally uniform manner across the spectral range being analyzed.

. observer minous and/or radiant power quantiies may difer from predicted quantiies
45 resu of the computational imitations and simpfying moceig assumpions descrbed sbov, and/or vaitions n actusl oduct perfomance from tsted Product samples, the scaacy o cacusted outp values Idenying expacted

measurement conditions; far-field data s not generally representative of ne:
performance. These approximations may result in significant inaccuracies in

If actual reflectance characteristics differ

radiometric quantities and any resulting derived radiation dose calculations may be adversely af
in addiion, the scturacy of the onlcation tesan may e advereey ifaci informebon bous the physical spoce provided to Acuty Brands Lihting i Incomplete, Insccuate, oudated or not In the required format (Including but not mited
, spa , refeced caling plans, physical sruturs, elecirical designor specifcatons), I icorrct assumptons re mad because ofsuch dficenes inth iformation proided,or I il sseumptions made sbout the

Gepiceac physicas space are not approprate o the Space. . Furthermore, actue fld performance rom performance calculated using laboratory measurements as the result of miscalculations related to deficiencies in the information
provided about the physical space, degradation Yacters 1 the nd- user environment (Including, Buk net mited t, voltage variation and dir accumuiation), or other possibi variatns i fleld conditons. Fnally, lmp umen depreciation
and/or depreciation in lamp radiant intensity ult in performance over time that differs from performance calculated using  new lamp. Light loss factors may have been used in the application design to estimate such depreciation, but
flaws in these estimates may also result in performance over time that differs from calculated performance.

It is the obligation of the end-user to consult with appropriately qualified Professional Engineer(s) to determine whether this application design meets the applicable requirements for performance, code compliance, safety, suitabilty and
effectiveness for use In a particular application. In no event will Acuity Brands Lighting be responsible for any loss resuiting from any use of this application design.
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DINENSIONAL DATA

Mg 180

“Acutysrands

Symbol

Avg Min

0.9 fc 7.7 fc 0.0 fc

Max/Min Avg/Min

N/A N/A

Main Parking

2.1 fc 6.9 fc 0.2 fc

34.5:1 10.5:1

Secondary Parking

2.9 fc Z.7.fc 0.6 fc

12.8:1 4.8:1

Catalog Number

GPLB3 P60 30K

Filename

GPLB3_P60_30

Lumens
Per Lamp

Light Loss
Factor

Description

GlasWerks Prismatic LED Prague, P60

Wattage Distribution

TYPE I1I, MEDIUM,

> 13 Holophane K_XXXXX_BG3.i 10927 0.9 Performance Package, 3000K CCT, Bow! 100 BUG RATING: B2 - U2
XXXXX BG3
es Glass Type 3 - G2
GPLB3_P60_30 GlasWerks Prismatic LED Prague, P60
X B 1 |Holophane g:;ii‘;?;w K_XXXXX_BGS.i| 11367 0.9 |Performance Package, 3000K CCT, Bow! 100 K.PSNVG Lots uz ©
es Glass Type 5
% GPLB3_P60_30 GlasWerks Prismatic LED Prague, P60
B2 6 | Holophane g;;ii "Bﬁé’sm'( K_XXXXX_BGS.i| 11367 0.9 |Performance Package, 3000K CCT, Bowl 200 ;}E’rf’\}’gj ;‘;"_3 -
% es Glass Type 5 :
~ GPLB3_P60_30 GlasWerks Prismatic LED Prague, P60
GPLB3 P60 30K _PG0__ a TYPE IV, SHORT, BUG
% C 1 |Holophane KOXXXX_TGA.i | 10994 0.9 | Performance Pack o D :
XXXXX TG4 = e ISB225017_BacKup 218 of 286
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CALL "MISS UTILITY"
TELEPHONE: 1-800-257-7777 FOR UTILITY
LOCATIONS AT LEAST 48 HOURS BEFORE
BEGINNING CONSTRUCTION.

THE HERMAN APARTMENTS

PEDESTRIAN/BIKE FACILITIES/CIRCULATION PLAN

6203 AGER ROAD

(ARYLAND STATE PLANE

W
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GRAPHIC SCALE
200

SCALE: 1" = 100

VICINITY MAP

ADC PG. CO. MAP 5409, GRID E 6
200° SHEET 207 NE 2
PRINCE GEORGE'S COUNTY
TAX MAP 41 GRID D-2

SHEET INDEX
1. COVER SHEET
2. PEDESTRIAN/BIKE FACILITIES/CIRCULATION PLAN
3. PEDESTRIAN/BIKE FACILITIES/CIRCULATION PLAN
4. PEDESTRIAN/BIKE FACILITIES/CIRCULATION PLAN
5. DETALS & NOTES

DESIGNED ___FA  08/2025 REVISIONS
BATE DEVELOPER OWNER PEDESTRIAN / BIKE FACILITIES / CIRCULATION PLAN
DATE [BY DESCRIPTIONS 201 Defense Highway D COVER SHEET
DRAWN FA/ERW_ 08/2025 Suite 200 COMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
DATE  |08/2025[ CFY [REVISED PER MNCPPC SDRC COMMENTS. Annapolis, MD 21401 1123 ORMOND COURT OF WASHINGTON D.C., INC.
s Ph. (443) 274-3232 WELEAN VA 22101 1112 N STREET .M. THE HERMAN APARTMENTS
Contact Person: Kim Morgan PHONE: 703-556-9569 WASHINGTON, D.C. 20005 6203 ACER ROAD HYATISWLLE, MARYLAD 20762
g N A
CONTACT: PATRICK BYRNE CONTACT: ORIN BOYD W E SEDRCE = COMTY, NARILA

Project Manager

CHECKED KM 08/2025
DATE

PHONE: 713-702-2169

EMALL: PBymegchidc.org
EMALL: Postor0BJ@gmai.com

kmorgan@techgroupine.net

APPROVED CFY

08/2025
DATE

ot © 2014 by T Teh G, o

7T e
TAX MAP 81, GRID 0. TAX ACCT. 43676384 PARCEL A
“ AL DATE: ___AUGUST 2025 _rm PROKCT No. 521040 | SHEET_1 oF_5_
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PREMISES: 6301 AGER ROKD ~ -
HYATISVLLENMD 20782-1625 -

ACCT No, 19-1834068
0000, FOUC:

rers—
HYATTSVLLE, MD 20782

MARYLAND STATE pLANE H 'ACCT No, 17-1845316
GRID (NADBS/NAVDES) ek, 1447, FOUO0O
USE: ROBA L. PARKS ELEMENTARY SCHOOL
SZE: 429 AC

ZONE: RSF-65
USE: INSTITUTIONAL-CHURCH
E: 116 AC
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GRAPHIC SCALE
CALL "MISS UTILITY" 0 3 60 120
TELEPHONE: 1-800-257-7777 FOR UTIUTY — ]
LOCATIONS AT LEAST 48 HOURS BEFORE L —
BEGINNING CONSTRUCTION. SCALE: 1" = 30°
DESIGNED _FA  08/2025 REVISIONS
M o Tev DESCRPTIONS st Upiticm i DEVELOPER OWNER PEDESTRIAN / BIKE FACILITIES / CIRCULATION PLAN
DRAWN ~ _ FA/ERW 08/2025 =2 mH Sutez00 e OMMUNITY HOUSING INITIATIVE, INC. MOUNT ZION PENTECOSTAL CHURCH
08/2025] CFY_[REVISED PER MNCPPC SDRC COMMENTS. Annapolis, MD 21401 1123 ORMOND COURT OF WASHINGTON D.C., INC.
| 1 mee i v 2101 T2 N SRET fon THE HERMAN APARTMENTS
KM 08/2025 ont son: Kim Morgan PHONE: 703-556-9569 WASHINGTON, D.C. 20005 6203 AGER ROAD, HYATISVILLE, MARYLAND 20782
(e DATE ﬂn%ﬂuRwErng (I, frojact Maoanr CONTACT: PATRICK BYRNE CONTACT: ORIN BOYD &R R T
kmorgan@techgroupinc.net EMAIL: PBymechidc.org PHONE: 713-702-2169 TAX AP 41, ORID D2, TAX ACCT. §3676584 PARCEL A
APPROVED. Py 08/2025 EMAL: Pastor0BJGgmal.com e
DATE coopint © 24 by T . v ScALE: DATE: ___AUGUST 2025 | 77O pROECT No. 521080 __ | sueET 2 oF5
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1040 6203 AGER RO

FOUR-YEAR MANAGEMENT PLAN FOR
RE/AFFORESTATION AREAS

FIELD CHECK THE RE/AFFORESTATION AREA ACCORDING 0 THE FOLLOWNG SCHEDULE:

YEAR 1: SITE PREPARATION AND TREE PLANTING
SURVIVAL CHECK AFTER FIRST GROWNG SEASON (SEPT-NOV) (SEE NOTE 1)
WATERING S NEEDED (2 TES A MONTH)
CONTROL OF UNDESRABLE VEGETATION AS NEEDED (MINMUM OF 1 THE IN
N AND 1 TIME IN SEPTEMGE).
YEAR 2-3:

FENFORCEENT PLANTHG IS \EEDED (S NOTE 2)
SURVIVAL CHECK ONCE ANNUALLY (SEPT-NOV)**

CONTROL OF UNDESRABLE VEGETATION IF NEEDED (MIN OF 1 TIME IN MAY
AND 1 THE IN AUGUST).

YEAR 4 RENFORCEMENT PLANTING IF NEEDED (SEE NOTE 2)

(AL

SURVIVAL CHECK (SEPTEMBER-NOVEMBER)

1. SURVIVAL CHECK: CHECK PLANTED STOCK AGAINST PLANT LST (OR

AS-BULT) B1 WALKNG THE ST AND TAKNG WVENTCRY.  PLAVT MUsT
‘SUBMIT FIELD DATA FORMS(CONDITION CHECK SHEETS) T0

NG RFTER EACH NEPECTON.” REUOVE D PLANTS XS WEEBED

FENFORCEUENT FLANTNG, REPLACE OEAD OF MSSG PUNTS .
SUFFICEENT QUANTITY T0 BRING THE TOTAL NUMBER OF LIVE PLANT

CEIST 75% GF THE JUNGER GRGNALLY PLANTED F A PARTICILAR SPECES
SUFFERS UNUSUALLY HIGH MORTALITY, REPLACE WTH AN ALTERNATIVE PLANT
TYPE.

3. MISCELLANEOUS: FERTIIZATION OR WATERING DURING YEARS 1 THROUGH
SMLL S DONE ON AN AS NEDED BAS, SPECAL FETURN OPERATONS CR
RECOMMENDATIONS WL B CONDUCTED OR AS NEEDED B

*4F AT LEAST 75% OF THE NUMBER ORIGNALLY PLANTED HAS SURVVED THE FIRST
GROWING SEASON THEN THE 2ND YEAR SURVIVAL CHECK WAY BE SKIPPED. IN THAT CASE

A SURWVAL CHECK WLL BE REQURED AFTER THE 3RD
YEAR.

YEAR AND AGAN FOR THE 4TH

YEAR AND FNAL,

REDUCTION IN_BOND: A REDUCTION IN THE BOND AMOUNT MAY BE APPLIED FOR UP TO
50% OF THE ORGINAL POSTED BOND AMOUNT AFTER THE 2ND GROWNG SEASON if:

1. HE SURNAL ORECK FOR YEARS 1 AND 2 SHOW AT LEAST 75K OF THE
NUMGER ORGNALLY FLANTED WIH/WIHOUT REPLACGUENT PLANTG HAVE
SURVED A ARE N-5006 CONBAION

2. CERTFICATION OF SURVVABILITY HAS BEEN SUBMITTED TO THE
ENVROMIENTAL PLANNNG SECTON FOR FECWNENDATON To Sewar mr
A REDUCTION IN THE BOND AMOUNT MAY BE GRAN

REFORESTATION PLANTING SPECIFICATION NOTES

QUANTITY: (SEE PLANT SCHEDULE)
TYPE: (SEE PLANT SCHEDULE)

PLANT QUALTY STANDARDS: _THE PLANTS SELECTED SHALL BE HEALTHY AND STURDY
EEPESITAES OF TR S0E s(znuucs SHALL HAVE A NNMUM TP GROWTH
o 18 T DAMETER OF T o0 T OF THE ROOT JUST BELOW.

oD VL) SHALL BE AT LEAST 73
AT AT

LANTS THAT DO NOT HAVE AN ABUNDANCE OF WELL DEVELOPED TERMINAL BUDS O
THE LEADERS AND BRANCHES SHALL BE RELECTED.

THE ROOTS SHALL BE WELL DEVELOPED

PLANTS SHALL BE SHIPPED BY THE NURSERY IMMEDIATELY AFTER LIFTNG FROM THE
FIELD OR REMOVAL FROM THE GREEN HOUSE, AND PLANTED IMMEDIATELY UPON
RECEPT BY THE LANDSCAPE CONTRACTOR.

IF_THE PLANTS CANNOT BE PLANTED IMMEDIATELY AFTER DELIVERY TO THi
REFORESTATION ST THEY SIALL B STGRED N T SHADE T THER,ROOT WASSES
FROTECTED FROM DRECT BIPOSURE 10 SN AND IND BY THE USE O STRAW, PEAT
WOSS, COMPOST, OR OTHER SUITABLE MATERIAL AND SHALL BE MAINTAINED THROUGH
FERGDIG WATERNG, UNTE THE THE oF PTG

PLANT HANILIG. THE QUANTTY OF SEEDUNGS TGN 10 THE PELD SiAL T
QUANTITY THAT CAN BE Pl SEEDLINGS, ONCE REMOVED
FRGH THE NLRSERY 08 TEVPORARY STORMGE AREA SHAL B2 PLAMTED WUED ALY

TG O PLANTNG: T ST TME To PLANT SEDLNGS IS WHLE Y ATE
DORMANT, PRIOR TO SPRING BUDDING. _SEEDLINGS PLANTING IS TO
NovEeER HROUCH AY ONLY. O PLANTIG SALL BE BOE WALE ¢ smma 5
FROZEN. PLANTING SHALL OCCUR WTHN ONE CROWNG

SRADNG/BULONG PERMTS /0% REACHNG THE FNAL GRADES AND STABLZATON
OF PLANTING A

SEEDUNG PLANTNG, TREE SEEDLNGS SHALL B HAND PLAVTED USNG A DBBLE et

OR A SHARP~SHOOTER SHOVEL. IT IS MPORTANT THAT THE PLACED N

THE H AT i RODTS G SPREAD U1 RATURALLY TEY SHO0LD NOT B

TWSTED, BALLED UP OR BENT. MO'ST SOL SHOULD THEN BE PACKED FIRVLY AROUND.
i ROOTS. ~ SEEDUNGS NTED AT A DEPTH WHERE THE ROOTS

JUST BELOW THE GROUND SURFACE. AR POCKETS SHOULD NOT A

0SNG WOULD ALLOW THE ROOTS OUT. SEE PLANTNG

R LTS
ANOTHER METHOD, ER OF THIS TREE CONSERVATION PLAN MUST BE
CONTAGTED M3 GV H APPROVAL SEFGRE PLAS WY B

SPACNG: SEE PLANT SCHEDULE AND/OR PLANTNG PLAN FOR SPAGNG REQUREMENTS,
ALSO REFER T0 THE PLANTING LAYOUT DETAIL FOR A DESCRPTION OF THE GENERAL
PLANTING THEORY.

SOL: UPON THE COMPLETION OF ALL GRADING OPERATIONS, A SOIL TEST SHALL BE.

"

CONDUCTED T0 DETERMINE WHAT SOIL PREPARATION AND SOLL AMENDMENTS, IF ANY,

ARE NECESSARY TC GROWNG CONDITIONS.  SOIL SHALL
EN AT A RATE THAT PROVIDES ONE SOL SAMPLE FOR EAC

TPe (F TIE EVIRE AEA APPEAES N
s

THEN ONLY ONE SAMPLE IS NECESSARY), AN TNG T0 A PRWAV(
COMPANY. THE COUPANY OF ORICE i UAE RECHBRORTONS IR MPROMG
THE EXISTNG SOL.  TH DUROR CORRECTINS

1)
o sal TURE: P, HASKESUIL. PHORPYORYS POTACaM: S A e
MATTEF

SOL IMPROVENENT MEASURES: THE SOIL SHALL THEN BE MPROVED ACCORDING TO
THE RECOMMENDATIONS MADE BY THE TESTING COMPANY.

0 MO SUiE: FAL FRUTECINE PG SUAL o€ LACED O T vseLs

) ANI)/OR DEVELOPMENT SIDE OF PLANTING AREAS.

1AL PROTE(
AL SE NETALED LPON COPLENON 0 PLATNG ORERATIONS ONLESS 1 s
NSTLLED DURNG HE INTAL STAGES 0F DEVELCPUENT. SGNS SHALL 8 POSTED
PER THE SIGNAGE DETAL ON THS SHi
PLANTING NETHOD:

MULCHING: APPLY TWO-INCH THICK LAYER OF WOODCHIP OR SHREDDED HARDWOOD
MULCH (AS NOTED) TO EACH PLANTING SITE (SEE DETAL SHOWN ON THIS PLAN).

CONSULT THE PLANTING DETALS(S) SHOWN ON THIS PLAN.

GROUNDCOVER ESTABLISHNENT: _THE REMAINING DISTURBED AREA BETWEEN SEEDUNG
PLANTNG STES SHALL B¢ SEEDED AND STABLIZED WTH WHITE CLOVER S22 AT THE
RATE OF 5 LBS/AC
MOWNG: NO MOWNG SHALL BE ALLOWED IN ANY PLANTING AREA,
SURIYAL CHECK FOR DOND FELEASE: T SEDUNG PLAVTNG 1S 10 B CHEGKED AT
THE END OF EACH YEAR FOR FOUR YEARS T0 ASSURE THAT N
Y SURVES ¥ T MNMA NOIGER IAS NOT e
"ADDITIONAL SEEDLING T0 REACH

TREE PRESERVATION OR RETENTION
TREE_PRESERVATION AND RETENTION NOTES.

AL WoUDLANDS DESUATED ON I PLAN FOR PRESERYATIN ARE T
RESPONSBILTY o WOODLAND AREAS wu BN N A
NRTURAL STATE " 1% WELUPES T cmow TREES AND UNDER

3t B 5 REGURED PRIOR 10 CLEARNG WOODLAND
AREAS THAT AR NOT SPECICALLY OETHED 7o b6 QAR On e APPROID

TREE AND WOODLAND CONSERVATION METHODS SUCH AS ROOT PRUNING SHALL BE
CONDUCTED AS NOTED ON THSS PLAN.

IHE LOCATON OF AL TEPORARY TR PROTECTON FENCHG (TP Stom o s
PLAN SHALL BE FLAGGED OR STAKED IN THE FIELD PRIOR TO THE PRE-CONS

UEETNG_ UPOK APPROVAL GF T LOCATONS BY THE COUNTY NSPECTOR,
INSTALLATION OF THE TPF MAY BE(

L TEMPORARY TREE PROTECTON FEICH REQURED Y TS PLAY SHAL 5
NSTALLED PRIOR To COMMENCEENT O CLEN
SHALL REVAD T SOV 1S RELLASED roh T P
To ML AND wumn TR CRARY OR PERURNT TREE PROTECTYE DEVERS & A

WOODLAND PRESERVATION AREAS SHALL BE POSTED WITH SIGNAGE AS SHOWN ON THE
PLANS AT THE SAME TWE AS THE TEMPORARY TPF INSTALLATION. THESE. SIGNS MUST
REMAIN IN PERPETUITY.

T DEVELOPER AND/OR GULDER I3 RESPONSBLE FOR THE COWPLETE o

ESTED AREAS SHOUN ON THE APPROVED.PLAN T0 REMAN. ONDRTURBED.
Gt HEES O PARTS THERECF GESGHATED BY T CONTY A8 D0, D oy
HAZARDOUS MAY BE REMOVED.

1S COUSDERED HAZATDOUS A CORDTIN 19 PRESNT WHOH LEA0S 4.
TR THEE HAS A POTENTAL T0 FALL D STRKE 3 STRUCTURE. PARKNG
AREA, OR OTHER HIGH USE AREA AND RESULT IN PERSONAL INAURY OR PROPERTY
IAGE.

DURNG,THE INTIAL STAGES OF GLEARNS MWD GRADNG, I HAZARDOUS TREES AFE
ARE PRESENT THAT ARE NOT HAZARDOUS BUT ARE LEANING INTO
T DSTURGED ek, Tk peRMTE EUOVE SAI ING A CHAN
IVE MEASURES REQURNG THE REMOVAL OF THE HAZARDOUS TREE OR
ALl

COVERED WTH
SOLL, MULCH, OR OTHER WATERIALS THAT WOULD INHEIT SPROUTING.

IF A TREE OR TREES BECOME HAZARDOUS PRIOR TO BOND RELEASE FOR THE PROJECT,
DUE TO STORM EVENTS OR OTHER SITu

EA SIAL
IVE ACTION BE}

ARBORIST OR A LI B T

AUTHORIZATION. THE PRUNNG MUST BE DONE IN AC wi

omon G o PRUNNG STANDARDS.  THE CONDITION OF
£ AREA RAPHS

CERREGTIE ATON BN, TAKDA. T PHOTOS SHALL SE SUSMITED 10 THe
INSPECTOR FOR DOCUMENTATION OF THE DAM

DEBRIS FROM THE TREE REMOVAL OR PRUNNG THAT OCCURS WITHN 35 FEET OF THE
YOCOLAND EDCE MAT SE REUOVED MD PROPERLY DISPGRED OF BY RECYOLMG
CHPPIG O GTER ACCEPTARLE VETHCDS S THAT IS one B 35 12
AL BE GUT UF TO ALOW CONTACT W Tt RO0G,
mus EquRmNG oecoposIon T SukL MATERILS SHALL o LA T
RUSH PILES THAT WILL SERVE AS WLDLFE HABITA

JEeE WORCTo 6 COUPLETED WTHI A ROLD RGHT_OF-WAY FEQURES A PERMT
FEOM HE MARILAND DEPARTUENT OF

KEUOVAL 1S SHOWN W TUE APPROVED LMITS 07 DSTRBMNCE aN % Tore. me

VORI REQURED T0 BE CONDUCTED 51 A LOBISED REE BER

 ON THIS PROECT WLL BE INITATED IN SEVERAL PHASES.  ALL TEMPORARY
BE

WoRt
TPFs RECUIRED FOR A GIVEN PHASE SHALL BE INSTALLED PRIOR TO ANY DISTURBANCE
WTHN THAT PHASE OF WORK.

AFFORESTATION / REFORESTATION NOTES

AFFORESTATION AND REFORESTATION NOTES.
AL AFFORESTATIN REFORESKTION BONDS, BASED. O SQUARE FOOTAGE SHAL B
FGSTED WTH i COUVTY PR To THE SN Y PERUTS, TiSE 50103

L B2 RETANED A3 SURery
GRTHE RECURED TWEFRAHE FOR NANTERANCE TAS 7ASRED, WHCHEVER & LOWERR

THC PLNTNG OF TORESTATION O REFORESTATON AREAS SHAL B CONPLETED
PROR TO THE ISSUANCE OF THE FIRST BUI
CONSERUATION EASEUENT ALGNG T UANAVED.TRBU kR
TRBUTARY, SEEDLNG PLANTING 15 To GCOUR FOM MO
1ALL BE DONE WHLE GROUND IS FROZEN. PLANTING WITH
22 STOGx G CONTANERZED STOCK MAY B DOVE AT ANY W PRODED A
DETAILED MANTENANCE SCHEDULE IS PROVDED.

I PLANTING CANOT GCOUR DUE To PLANTNG CONDITONS, T DEVELCPER of
PROPERTY OWNER SHALL INSTALL THE FENCING AND SIGNACE IN ACCORDANCE WITH
TYPE CONSERVATION PLAN.  PL HALL

ACCOMPLISHED DURING THE NEXT PLANTING SEASON. _IF PLANTING IS DELAYED
D THE TRANSFER OF THE PROPERTY TITLE 10 IEOWNER, THE
BULDER SHALL OBTAN A SIGNED STATEMENT iE PURCHASER INDICATNG
THAT THEY UNDERSTAND THAT THE REFORESTATION AREA IS LOCATED ON

A COPY OF THAT DOCUNENT SHALL BE PRESENTED T0 THE GRADING

INSPECTOR AND THE COUNTY.

REFORESTATION AREAS SHALL NOT BE MOVED. MANTENANCE MAY INCLUDE MEASURES
s AS WATERNG AND MEGHANCAL OF HAO REMOVAL OF COUPETNG VEGETATON

OR INVASIVE SPECEES CONTR(

AL REQURED TEUPORARY TREE PROTECTION FENONG SYALL B INSTALED PROR T0

THE CLEARING AND GRADI SITE AND SHALL REMAN N PLACE UNTI
FERANT T pROTE 5 15 NSTALED W T REQURED PLANTNG.
€ TEWPORARY FENCING 1S NOT REQURED 10 BE INSTALED I T PERAANENT
FENGING IS INSTALLED PRIOR TO CLEARING AND GRADING OF THE SI LURE TO

FAL
WSTAL MWD WANTAN, TEMPORARY OR PERMANENT TREE PROTESTVE FENCHG ' &
VIOLATION OF THS.

ATFRESTATOU/REFORESTATIN AREAS SHAL BE POSTED W NOTFCATON SONACE,
AS SHOWN ON'THE PLANS, AT THE SAME TME AS THE PERMANENT PROTE
FENCING INSTALLATION.  THESE SIGNS SHALL REMAN N PERPETUITY.

THE CONTY WSPECTOR SHALL B KCTPED PROR TO SOL PREPARATIN OR
INTIATION OF ANY TREE. PLANT!

ATLIME OF SSUMNCE OF THE FRST PERUT, THE FOLLOWNG INFORUATION SAL BE
NCPPC T REGARDING THE
o co

PLANTING SPECIFICATION NOTES

1. QUANTIY: (SEE PLANT SHEDULE)

2 TWPE: (SEE PUNT SCHEDULE)

FLANT QUATTY STAO/RDS: THE PLAIS SELECTED SHAL B HEALTY AND STIRDY FEPRESSNTATIES OF
UL HAVE & MIMOM TGP GROWTH O 1
SN GROND LEVE) S 8 e KT AT 3 e ROOT L. 5
st 0w, Rt IVE PERCENT (25%) OF THE RO
UARY/FBRC

T
VAL BUDS ON THE LEADERS AND

Y SHAL B STORED N T SHA
Y THE USE OF STRAW, PEAT MOSS, CONPOST, OR OTHER mlm\.ﬁ LATEAL M AL
LANTARED TiRoUcH PERGHC AT NP T B

G AT LANDUN, B QUMY OF SEDUNGS TAEN T0 T LD SIAL NOT DXED T QLT THAT
AN BE FLAVTED I A DAY. STEDUNGS, OICE RBUOVED FROM THE MASERY OR TEMPGRAR
IALL BE PLANTED WNEDIATELY,

£ NG OF PLNTNG. TE SEST TUE To PLAT SEEDULCS 1S WALE THEY AGE 0GRUANT, PR TO
SPRING BUDDING. THE MOST SUTABLE M PLANTING ARE MARGH e e sou s
UOST. BT UAY S PUATED PR WARCH RO DONE Wi
GROUND IS FROZEN. PLANTIG SH SSORNGE oF GRONG
JBULDNG PERUTS A1D/OR REAGHNG TE AL GRADES AND STABLIATIN CF PLANTE S6E4S

DG PTG, TREE SEDLIGS SUAL B KAID PLANTED USHG A DBBLE BAR OF SN SHOTER
wovu T MPCRTINT AT DE SEOLNG B PLACED M THE HOLE S0 TAT T ROOTS Gt 2610
2

5 PR AROND SEEDUNGS SHOULD BE Pl

JUST BELOW THE GROUND SURFACE. AR POCKETS SHOULD NOT BE. CLOSNG THE HOLE i
LD ALOW T ROOTS 10 0RY OUT. EE PLAYING SETALS FO% FRTHER EGLAATON I e

CONTRACTOR W METHOD, ARER OF THS TREE CONSERVATION PLAN

TR
VUST BE CONTACTED A GV HS APPROVAL BEFORE POMTNG ey S

T SHEDULE 40/0R FLNTG P 0 SPASNG REQUBEMENTS, A0 RETER TO
T PLATIG CIOUT GETAL Fok & DERPTON O T SO P

8 _SOL: UPON THE COUPLETION OF ALL CRADING OPERATIONS, A SOL TEST
DETERMINE WHAT SOL PREPARATION AND.SOL ANENDUEN

TREE GROWNG CONDITINS. SOL SAUPLES S

FOR EACH

SHALL BE CONDUCTED TO

OF CHOCE SHALL
"ESTED Ay RECOUENGED FOR SORRECTONS OF S TOXTRE P, AGVESUA,
FHGSHORIS POTASSULL CALOUN A5 M 0

9. SOL NPROVEMENT MEASURES: THE SOL SHALL THEN BE WPROVED ACCORDING T0 THE.
RECOUNENDATIONS MADE BY THE TESTNG CONPANY.

10,4 D SONAE: UL FROTCTE FENCHG SYAL € PLACED N D vl /8
DEVELOPNENT SIDE OF PLANTNG AREAS. THE FINAL PROTECTIVE FENCE SHALL BE INSTALLED UPON
SALETON O PLATNG GPETATONS INESS IT YA NSTALED DU T NTAL SAGS o
OEVELOPUENT. SIGNS SHALL BE POSTED PER THE SIGNAGE DETAL ON THS

11 PLANTING METHOD: CONSULT THE PLANTING DETAL(S) SHOWN ON THIS PLAN.

12 MULGHING: APPLY THO-INCH THCK LAYER OF WOOOCHP OR SHREDDED HARDWOOD MULCH (AS NOTED)
T EAGH FLATNG STE (S AL S10W o0 145 P

13, GROIDCOUER ESTABUSHENT: TH REIANNG DISTRSED AREA BETWEEN SEEDUNG PLANTIG STES
STABIZED WTH WHITE CLOVER SEED AT THE RATE OF 5 LBS/ACRE
14, MOWNG: NO MONNG SHALL BE ALLOWED IN ANY PLANTING AREA.
15, SURMVAL CHECK FOR BOND RELEASE: THE SEEDUNG PLANTIG IS TO BE CHECKED AT THE END OF
EACH YEAR FOR FOUR YEARS T0 ASSURE THAT HO LESS THAN 75%
1AS NOT BEEN PROVDED
T AODITONAL SEEDLNGS T0 REACH THE REGURED MUNGER AT TN OF PLANTNG

16. SOURCE OF SEEDUNGS: STATE NAME, ADDRESS, AND PHONE NUMBER OF NURSERY OR SUPPLER.

POST DEVELOPMENT NOTES

WHEN WOODLANDS AND/OR SPECIEN, HSTORIC OR CHAMPION TREES ARE TO REMAN:
£ I DEVELOPER G SULDER N0 LOVGER AS AW MTEREST I SRO9RIY AND T N oWER
IAZARDOUS PORTION

o THERECF, THE NEW OMER SHALL BTAN A WRITTEN
STATENENT RO 4 CERM LCENSED NG THE H

CONDITION AND THE PROPOSED CORRECTIVE MEASURES PRIOR T0 HAVNG CTED.

PROPER DOCUVENTATION H D PER THE HANDOUT TUDANCE FOR PRNCE CEORGE'

TEFT N PLACE T REMOVAL G GRIGNG 0 HE STAPS W THE WOODAMD COVERIATON Sk 5

NOT PERMITIED.

E O PORTIONS TEREOF A N MMNENT DNIGER OF STRKING A STRUCTIRE, PARKNG AREA, OF
G e LR AREA D ks AESILT N PERSOUAL ILURY ok FROPERTY DA THE CERTCATION 15
ot nzmm AND THE PERUITEE SHALL ECTIVE ACTION INEDIATEL

AREn SoAL 5 ULLY DOGINENTED UG POTOSUABI PHOR T0 CLRRECTIE ACTON
mNc TGN, TE PIToS L 8 SIMTRD 10 R RPEETO 0 s G

TREE WORK T0 BE COMPLETED WITHN A ROAD RIGHT-OF~WAY REQURES A PERMIT FROM THE W/
OEPARTIENT OF NATURAL RESOLRCES INLESS T TREE REMOVAL S oW TN . NEROVED UATS OF
DISTURBANCE ON A TCP2. THE WORK IS REQURED T0 BE CONDUCTED BY A LCENSED TREE EXPERT.

JOVAL OF NOXOUS, INVASIVE, AND NON-NATIVE PLANT SPECES FROM ANY WOCOL
PRESTIATON Ak SHAL B DOV WK T U F A SR, aur (mn:as o8 1 oan

NOXOUS, INVASIVE, AND NON-NATIVE PLANTS GREATER THAN TWO (2)
ALLON GONTACT Wi T4 GROUND. 1435 ENGOURAGNS DECOMFOS N

€. THE USE OF BROADCAST SPRAYING OF HERBIGOES IS NOT PERMITTED. HOWEVER,
o DScaRAE Re-SPROUNG o RASYE K000US, OR NOACATIE PLAVTS ' PeATED 0
AN JPPUCATON GF T GicAL DRECLY TO TiE CUT ST WEDATELY FOLLOWNG CUTING OF st
OF ANY HERBICDE SHALL BE DONE IN ACCORDANCE WTH THE LABEL INSTRUCTIONS.
ISE OF CHANSAWS IS EXTREMELY DANGEROUS AND SHOULD NOT BE CONDUCTED WTH POCRLY
wumum SOUPLENT, WIOUT STV CQUPMENT. G BY NIVDUALS NOT TRANED I T USE OF
s THE PRUNNG AND/OR CUTING OF

NG DETER AL B T T0

T st o esooes
DONE

PROTECTION OF REFORESTATION AND AFFORESTATION AREAS BY INDIVDUAL HOUEOWNERS

£ FEFRESTATON FENCNG AND SVAGE SHAL REMAN I PLACE W ACCOROANGE WTH THE APPROVED
TVE 2 TREE CONSERVATION
£ REFORESTATION AREAS SHALL NOT BE NOVED: HOWEVER, THE MANAGEMENT OF COUPETNG VEGETATION

AND REMOVAL OF NOXIOUS, INVASIVE, AND NON-NATVE VEGETATION AROUND NDIVDUAL TREES IS
ACCEPTABLE.

4"x4" PRESSURE
TREATED POST

3" GALV. RING
THREAD NAILS

WooDLAND
CONSERVATION
AREA

REFORESTATION

15"

MIN.

PROMBITED

ANCHDR POSTS SHOULD BE
I 2 STEEL FeNcE PoSTS
&N LEN

>
>

>

ATTACH PLASTIC FLAGGING/.
TAPE TO BARBED WIRE FENCE

2
AR POSTS ST 36
BT Mo o
NG LESS i 4
o oErT 1 Toe Toral VRiont o T pos.
Nores,
1. ATTACHUENT OF SIGNS TO TREES IS PROHIBITED.
2. SIGNS SHOULD € PROPERLY NANTANED
5 RV00 IWRY TO ROOTS WHEN FLACNG POSTS FOR THE L v«mmwungg;gw; i -
4 SGS SH00LD B POSTED To B2 VISBLE 10, ALL CONSTRUGTION fEE S AT O T v proxess
PERSONNEL FROM ALL DRECTIONS ;B Eiaae R > e
5. SIONS SHOULD BE INSTALLED AT SAME TIVE AS TREE PROTECTION DEVICE £ 488 10 Bl WM Bk R o, o
& LCEATE Sts ArPrOmUATEY YRV 5 EET ALNG PN § BB S AR e
7. SrGNS SHOULD BE IN PLACE IMMEDIATELY FOLL 7. PROTECTNE 15 NSO R
AKE OUT OF LD, AND REMAN N PLAGE I PERPETUITY
REFORESTATION AREA SiGN TYPE 2 (TEMPORARY) TREE PROTECTION FENCE
FOR REFORESTATION AREAS
4"x4" PRESSURE
TREATED POST
3" GALV. RING
THREAD NAILS
specen
ee
£ sPUT RALS
DO NOT tn i
REMOVE L b4 posts spaceo
APPROX. 80" ON CENTER
Py z
T |2
__pRowBITED
e o an FINISHED GRADE
2'-0"
IN. DEPTH 18"
NoTES: Nores
1. ATTACHMENT OF SIGNS TO TREES IS PROMITED.
2. SGNS SHOULD B PROPERLY NANTANED 1. POSTS SHALL STAND PLUM.
RVOD NARY 10 ROOTS WHEN PLAGNG POSTS FoR
3 YO0 ARV 10 ROOTS WHEN PLAGNC POSTS FOR THE SioNS. 2 RS SN B MG W AR - S
' FROU AL DRECTIONS. 3. REFORESTATION SIGNS T0 BE ATTAGHED T0 WOOD POSTS EVERY 50 FEET,
3 S SIOULD SE NSTALED AT SAVE THE AS TREE PROTECTON DEVCE
e S e et 4. TOP OF SGN TO BE FLUSH WIH TOP OF WO0D POST.
s

5 SONS SI0LD B I PLACE WMEBTELY

FoLL
STAKE OUT OF L0, AND REMAR. N PLACE I PERFETUITY.

SIGNS TO BE ATTACHED USING 2 GALVANIZED WOOD SCREWS EACH WITH A
GALVANIZED WASHER.

SPECIMEN TREE SIGN

PERMANENT (SPLIT RAIL)TREE PROTECTION FENCE
FOR REFORESTATION AREAS

Prince George's County Planning Department, M-NCPPC

Environmental Planning Section

TYPE 2 TREE CONSERVATION PLAN APPROVAL
CP2- XXX - XXXX

RESEONSALE FOR WPLEMETATON OF 145 P ACTOR NAME, BUSMESS
T REGURED NOGRER AT TUE o PLINTNG. A e P Approved by Date DRD # Reason for Revision
16 SURCE F SEDUNGS T0BE SPPLED (0 A LOCK MIRSERY. SEDIGS L 00 NA
5. FALURE TO ESTABLISH THE AFFORESTATION OR REFORESTATION WITHIN
O NATIE SPeciS FROMIBie SAMEUSOA HAFONESS Z0HE 45 HE FROPY PRESCRIBED THE FRAVE WLL RESULT N TE FOREIURE OF i REFORESTATON o1
BOND AND/OR VIOLATION OF THIS PLAN INCLUDING THE ASSOCIATED $9.00 PER 0w

CALL "MISS UTILITY" save rlor FEAALIY UNLESS T COUNTY NFECTOR SPROVES £ WO i
TELEPHONE: 1~800~257-7777 FOR UTILTY
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DETAILS & NOTES.dwa, 4/1/2025 7:03:56 PM, famos

PTCP2\05

9

1040 6203 AGER ROAD)

N Handling Seadlmgs In the Field
Pruning a Branch
Tasks Months . Size qu i
o Planting With Dibble Bar e i e
art Fob Mar Aot May ey Awg Sep Oct Nov' Ouc” A1 thel it the 5ecomo)
) growing season
Tansplant ot 2 a5y ol z =1 Bare Root Seedings or
B - o Fr- bk 0 88 % s
N plartng ! L
AN AL semencoiar Sedite Seedlings and Whips 4 1 J‘
Py B et ! re—— T
wosmen  HARDWODS  maseree i * * * w ; Seedling Tubes 0 10510 5% N
' (Minimum Cavity
. v e T Width 1.57)
Notes: — e P L e
ol g8 o,
o e e . Container Grown
of the bark branch ridg PRI 1,2.3Gallon 400 n2x12 7% 300
. 3y pran r specled L SS——
2 Remhcva no mors han 30% o crown at one e,
Pruning a Leader to Reduce Size o \
o Py c——= = B \ 0 1
+ courem o woon Y Container Grown
T 5 5.7 Galon or 300 15318 5% 255
Rocommandas,Opumal me — + Caliper 8 4.8
Recommendad wit Addionel Care :%,‘:‘.Léif.f rRns Fabi SeeBin
Recommenaad
; RS Container Grown
* Oapencant Upan B Gondtons
\ ot 8 e o 15,25 Gallon o 20520
sy R S e 152 Calpern a8 = e - | O
Nm" % through AB.. iia;
g S i parall s h ke, N s curing T s N— Notes:
B o om0 be ramoved at ane time. 2 Nofa planing'of ake and i 1 o stockingand sunvl eutmers ar the i numbers etimated f meet e
5 Dlarmeto o tara branch shouia b o ess han S0% of te ciameter of the leader. st cordnate ca condions s e definkion of forest from bare
G Shoes reducian. sctviies o e Pl SR TR 2 Inceriin
‘Source: Fariax Couny, Vegnia:Vegetation Prasanason & Paneng, January 1966 ity g o Boston, 1991 and seeding, tree shelters, Imnsp\lnls‘ andior natural regeneration may be appropriate s\ulagms
Forast Consarvation Manusl, 1991 fo fulfll the requirements of an approved TCP. They wil be evaluated on a case-by-case
e Acaos tom Fes] basis by the approving authorty.
3, ‘Spacing does not imply that trees or shrubs must be planted in a grid pattern.
Tree Pruning Site Stocking
Tree Planting and Maintenance Calendar Handling Bare Root Stock Seedling Planting Techniques
Typical Forest Tree Distribution Patterns Undisturbed Soil Seedling and Whig Planting Typical Upright Staking Detail
|
- N
e* & 4 ‘ * O e 2° 1] ——
‘ * *g e el [F X% |fe % R, e
[ ® x| [l i °? %, x 2 STRANDS OF GALY - — 3 oAy, G
5, e, [5e% 0y * ©® Tky . Bt vk Sureorr "\, Y
* * @%g ? **| | *k k! RUBBER HOSE oo
Random Nonadom Nervardor Cumped Revove ourLar s rore o=
Positive Assocition Negatve Associton 1 DerTH OF DAL e
Fe SPECIES 1 SPECIES 2 Disturbed Soil 23 MuLcH
oackeLL
How: FiAGE STAKES PARALLEL
, Aclusor o raos T6NALRS & Buones UPRIGHT STAKES EXTENDED.
is realy’s Baciv ol n s 6 FIRM GEARING
patters, Typical Tree Guying Detall
PN S S — oo P g [ — pan
Aggregate Distribution Drift Y eslk i i p2 3
custe e
o _W o Mg':,"b e A preion Mattock Planting o s T € A 1 T 5 1 ST o
ppear 2s slongated o tear 2 STRANDS OF GALVANIZED. RUBBER HOSE 1 ATTACHUENT F SGNS T0 TREES 15 PROBITED. 2 SAAHRES oF TN KRS SHOUD & ST, UKD MO/G8
g £ WIRE TWISTED FOR SUPFORT REMOVE BURLAP & ROFE 3 500 S P TS  memmanmos
N SURVEYOR'S Fl FEOTOP 17208 GALL 2 3 T To o VAR 10 KL SO 00 S B¢ MADATY DD WY S RO 08 O
PR a3 sauce i pTere St S e e i S e
Planting on Slope o & B o e B e ner.
. Sy P - S Lo
v . Tree Stz Wirs or Cable | Hose
PY» Height WOODLAND PRESERVATION AREA SIGN = ¥
pmwuvmmmmmmmun “plantings of whips, seediing 50 W+ quage s | V2 ROOT PRUNING
o encing 1012 14 quage wire | 12"
Smater Sock s wrte e | mvz s P
‘Source: Adapted from Forest Conservaion Manual, 1991 e 34 3 12 guage wire | 34"
P ——r——————l [T ——— Gouro: Adopod fom ForetConsraton Manual, 1551
Pisating DistribtoR Pitterns Container Grown and B&B Planting Techniques Seedling and Whip Planting Techniques Tree Staking and Guying Specifications
Peince Georg's County Planting Deparmert, M-NCPPC
Environmental Planning Sect
TYPE 2 TREE CONSERVATION PLA\' APPROVAL
- XXX - XXX
Approved by Date DRD 7 Reason for Revision
00 NA
01
0 7
CALL "MISS UTILITY’ =
TELEPHONE: 1-800-257-7777 FOR UTIITY 03
LOCATIONS AT LEAST 48 HOURS BEFORE 04
BEGINNING CONSTRUCTION. 05
DS 1/2025 REVISIONS
e husrorroressow ooy DEVELOPER OWNER TYPE 2 TREE CONSERVATION PLAN
DATE |BY DESCRIPTIONS 201 Defense Highway v e Tcncal Mania
DRAN bs  1/2035 Suite e SRS T sl COMMUNITY HOUSING INTIATIVE - HOUNT ZION PENTECOSTAL CHURCH DETAILS & NOTES
—=— T Annapolis, MD 21401 [Prepared by: 1123 ORMOND COURT
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DETAIL — DECIDUOUS TREE PLANTING — TO 3" CALIPER
PLANTING PIT ~ SINGLE PLANTING PIT -|

PLANTING NOTES:
GENERAL

1. Al planting shall conform to currently approved horticultural practice.
place between March 15 — June 1 or September 15 — November 15.
2. Al plants shall conform to current standards as defined by the American Nurseryman’s Association and each shall
be clearly tagged with its botanical name. No substitutions shall be permitted after bid is accepted. No plants shall
be pruned other than to remove a damaged branch. No plant with a dead, damaged or pruned out central leader wil
be accepted.

3. Al plants shall be certified by the Contractor to be free of pests, fungi and diseases and/or deformities or

dam

4. If ‘any conflicts are found between the information on the Landscpae PLan and that shown on the plant lists, notify
the landsape architect prior tp submission of bid.

5.Landscape architect shall be notified in writing five work days in advance for inspection and approval of all plants
prior to any installation

PLANTING

See PLANTING DETAILS.

Planting shall take

AFFORESTATION PLAN'

6. Planting beds and pits shall be rendered free of all rocks over 2" and any debris found during the tilling and GRAPHIC SCALE
preporation process. Al plonts spaced at 6’ on center (o.c.) or less shall be plonted in hond—edged planting beds. ~ 0 15 % L 20
7. Planting beds shall be tilled to a minimum depth of 8" If any unsuitable conditions, such as extreme — |
or high water table are encountered, the Landscape Architect shall be notified immediately. —
8. A minimum of 2" depth ‘Leaf-Gro’ or equivalent and 2" clean loamy topsoil shall be spread evenly over all SCALE: 1" =30

planting beds and incorporated by tilling. In compacted or clay conditions, a minimum of 1" depth of sand shall also
be incorporated.

AFFORESTATION TABULATION:

9. A suitable slow—release fertilizer shall be used in with the ' jons and based
on sail samples taken on—site after grading has been completed. ~Submit fertizer information to the Londscope AREA 1: 0.65ac
Architect for approval prior to planting op cow manure may be substituted for TREES REQUIRED: 65

slow—released fertilizer, applied at a minimum depth of 1/2" and led in with other soil amendments. A mycrorhzal TREEs PROVIDED: 65
such as 'Roots’ shall be used for all tree plantings, per manufacturer’s recommendations.

PLANT LIST — AFFORESTATION

10 Sail mix for planting pits shall consist of 3 puns by vomme of existing on—site sonl one part "Leaf Gro', or S| QY | BoTAMGAL NAME S| Roor | sCa | NATWE
and fertizer fons ‘or cloy, | gl 1 s s s

also add 1 part clean sand. This mix shall b prepared prior to vee o8 backfil P\untmg Mix.

1. If any underground obstructions or other site conditions are encountered that conflict with the planned plantings, -

notify the Landscape Architect immediately. - g [Jres s BES] 2 ) v

12. All planting beds shall be neatly hand edged unless otherwise specified.

13. All planting beds and pits shall be provided with a 2" minimum, 3"maximum depth of composted, aged, shredded | " 1l |Wsohata [BakGum |15l 888 | 20 | yes |

bark mulch, spread evenly, unless otherwise specified. In addition, planting pits shall have a 6" high rim or 'saucer’ |

provided. No muich shall be placed on the crown of a plant or on the root flare or trunk of a tree or shrub. RO [P Somore (1A 7al [ 888 | 2 | yes

14. Any plantings to occur in formerly paved or compacted areas shall be in conformance with planting detail enats

entitled Landscape Island Planting Bed”. @ | 1 [Queraniion | Souhemed | 1w Tl | 588 | 30 | ver
WATERING |
15. A water source for planting and maintenance operations will be provided by the Owner / Client. If a source is [Crom | & | I —1

not available on-site, Contractor will include o water supply cost in his / her bid. "Gator—bags’ or equivalent slow drip
watering devices are recommended for trees in times of low rainfall. Also, install soaker hose with connections left
uncovered for ease or watering plant beds. Loop hose around any trees that do not have watering bags installed. A
minimum of 1" depth of water shall be applied any week where that amount of rainfall has not occurred after a 2
month period of installation. During the first two months all plants shall be watered daily for two weeks, 3 times a
week for 4 weeks and 2 times a week for 2 weeks.

CONTRACTOR / WARRANTY REQUIREMENTS

16. Any lawn, paving or other surfaces damaged by the Contractor’s operations shall be repaired in kind before the
project will be accepted for final approval and payment.

17. The Owner's property and any affected abutting property shall be left clean and free of any debris or excess ——— PR 10 cOMOR
materials resulting from any phase of the landscape operations.

18. The Contractor is responsible for repairing or replacing as necessary, any property of the Owner / Client or any

Iimwm
iawmwmum
all

affected abutting property that is damaged by the Contractor’s operations, equipment or crew. Any such repair or e PROP. STORM ORAN
replacement shall toke ploce in a timely foshion and in a manner that meets with the uppmvm of the Owner / Client.
19. Contractor shall notify the Landscape Architect or Owner / Client at the compl fon for o
project acceptance inspection. All plants must be in accordance with specifications and be in healthy, vigorous
conditions for acceptance.

FNv T B TRE NE

N S Sy S—— - w—

20. All plant material shall be warranted for one year starting form the date of installation acceptance. This shall — T —RROD T
include one replacement to match the original. If the Contractor is of the opinion that a specified plant will not - - = e
survive its planned location, the Landscape Architect shall be notified prior to bid. A tree shall be replaced if the — i
main leader has died back or if the canopy is 25% or greater dead. A shrub shall be replaced if the crown is 25%
or grester dead. AFFORESTATION KEY PLAN
Contractor is responsible for all maintenance for a three month period following project acceptance. Maintenance SRAPIIC SENLE
ol mblate bt ot e mted to-wa enng, herbicide, pesticide, fungicide or fertilizer applications, patching or o 0 5 %0
reapplying mulch to maintain depth, pruning, adjusting stakes, weeding and repairing bed edges. This shall be included . CALL "MISS UTILITY"
as @ separate bid tem.  During the entire warranty period: the. Gontractor s responsible for checking the project and s ™
making mdintenance SCALE: 1" = 100° LGCATONS AT LEAST 46 HOURS BEFORE
suggestions to the Owner / Client. : LockTORS AT £k e
s 53%2:_4 REVISIONS S, AFFORESTATION PLAN
A € :zj
™ 201 Defe Hig
o s oane OB DESCRPTIONS stense Highway DEBORAH SCHWAB 6203 AGER RO
Ih,w;;;‘; LANDSCAPE ARCHITECTURE 1123 ORMOND COURT 1112 N STREET N.W.
s 6/2024 CORPORATION Fax (443) 1743293 ey MeLEAN VA 22101 JNGUNSTON, D.C. 20005 PR (EORGE' COMTY, AN
CHECKED T LCORPO A R worn i\ B —— PHONE: 703-556-9560 CONTACT: Of 601D oTIRNE GOERES COMT. MEAAD
Project Manager "D amasRa? CONTACT: PATRICK BYRNE mmq«t 713-702-21 TAX AP 41, GRD D2. TAX ACCT. 3576384

APPROVD __DS /2025 - rgan@techgroupinc.net QAT TR i P L owlo
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NATURAL RESOURCES INVENTORY
FOREST STAND DELINEATION
FOR

6203 AGER ROAD
PARCEL A

ELECTION DISTRICT 17, CHILLUM
PRINCE GEORGE'S COUNTY MARYLAND

/!.
]

MATCH LINE SEE SHEET 3 ~ ! N

INDEX OF SHEETS

SHEET NO. SHEET NAME
' COVER SHEET

2 NATURAL RESOURCES - FOREST STAND DELINEATION
3 NATURAL RESOURCES - FOREST STAND DELINEATION

4 NRI - FSD INVENTORY NOTES

NOTES:

STEEP SLOPES ON THE SUBJECT SITE ARE MAN MADE AND HAVE
BEEN DEPICTED.

‘THE PMA LINE HAS BEEN OFF.SET FROM THE FLOODPLAIN
EASEMENT FOR GRAPHICAL PURPOSES. THE PMA IS COEXISTENT
WITH THE FLOODPLAIN EASEMENT LINE DEPICTED ON THESE

‘THERE ARE NO FOREST INTERIOR DWELLING SPECIES HABITAT ON
THE SUBJECT SITE.

>

PLEASE REFER TO THE ATTACHED NATURAL RESOURCE
INVENTORY, SOIL, AND WETLAND DELINEATION REPORTS FOR
ADDITIONAL INFORMATION.
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MT. ZION PENTECOSTAL CHURCH OF WASHINGTON, D.C., INC

1112 N STREET NW
WASHINGTON, DC 20005
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i | CRITICAL ROOT ZONE (CRZ)
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"This plan complies with the current requirements of Prince George’s Code
and the Environmental Technical Manual

Prince George's County Planning Department, M-NCPPC
Environmental Planning Section
NATURAL RESOURCES INVENTORY APPROVAL
NRI-193-2021
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ANNAPOLIS, MARYLAND 21401
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SPECIMEN TREE TABLE

NATURAL RESOURCE INVENTORY - GENERAL NOTES

Summary Table - Forest Analysis and Priorities
Stand Structure Cond Location Total | Priority for | Priority for
oz | wutor20 | utorze | outoren | Preservation | Reswration

L Morly | 1Mol

N 10

" ]

Forest Stand Summary Sheet

Property: 6203 Ager Road

Location: Hyattsville, Maryland, ADC Map #5409, E. 6

Prepared by: Kevin M. McCarthy

Date: 5/28/2021

Stand Variable

Stand A

1 Dominant species/ Co-
Dominant species

American clm/pin ok

2. Forest Association

American elm/pin oak

Noo | Common Name Scientfic Name DB | Condiion Commens
inches)
' ted maple decr rubriom 1| Go
i maple tcvr saceharinuin 0 I e —
top f ree dead. mpacts o eraw
by power inc
3 e maple wr rubrun w Faie | oot unacts due 0 new sidewal
vine encumhered. g casiry. dead
branch sub.
s e maple P — s Fair | oot impacts due o new sidewalk
crown impacts du
places
s e maple [ 3 Poor | oot impacts e o new sidewalk
and parking Lo, halfofcrosm
Femoved by poreer company i 6o
dirceions
o ilver maple [— 2 poor | sine e, thin o, ot
oy dit rad. ok, lare
o Wum, o, o
s mising
” red maple JR—— » Fair | vine encombered. offsic
- slver maple e saccharom 4 b | ot

3. Successional stage

Mixed-mature

4. Basal Areainsf.peracre [ 123

5. Size class of dominant 18299
species

6. Percent of canopy coverage | 62

7. Number of trees per acre | 400

8. Common understory specics

Lonicera tatarica, Ligustrum vulgare, Pyrus calleryana,
Rosa multflora

9. Percent understory cover ' | 12
020" all
10.Numbr of nnduslor\ 4

species 3" to 2

1. Common herbaceous
species

Lonicera japonica, Alliaria petiolate, Parthenocisus quinguefolia,
Toxicodendron radicans, Geum laciniatum

12, Percent of herbaceous &
woody plant cover 0 to 3'tall

30

13. List of major invasive
plant species and percent

Lonicera japonica, Lonicera tatarica, Alliaria petiolate ~ 17%

14, Number of standing dead
trees 6" DBH or greater

15. Comments

Sheet _of _

o | American sycamon wrcidentals w ving o slope. o
Siback.codomiant lesder vine
covered, one lader flle

0 pin o Quereus palustris 3 Fair oving s slope, 180 ovenized

' pinoak Quercus patustrs » Fair | Teader s dead. cavity. dead seatiold
branch.crowa dicbac

© willow ook Onercus phllo 0 | Good | sightiean. rdting roois

3| Amcrican syeamore | Pratans occidennais {30 Fair | vine encumbered. leain
codaminant e s o
dishack. unbalnd

v iiver maple — 2 Fair | leaning, vine encumbered, o dead

scallod branches, cown dichack

[ pin sk Quercus putusi 30 Far | ot

10 silver maple teorsavcharinn 3 Far | witie

silver maple Acer succharnium W0 Fai

e T TR 7 s

MAPPED SOIL TYPES
Vap Kefactor Percent Hyiric
Cnit Soil Description Drainage Class whae sol) Inclusions
cr Codorus and Haboro sl requerily Modertely wel 0
oo

Uewd | Ut Woudstonn complen, 0.5 s

wits | Woodstowa-Uthan land complen, 0-5¢ Moderanely well B

Sowrce: Bt eshrollreey s i,

Table B-1. General Information Table
Layer Category Layer Name Vaiue
Zone Toning (Zone) R55 B R35
Zone Avistion Policy Area (APA}" /A
Admiirie 102

Adminisiraiive

Admiisiraive

Admimsiraive

Admimsiraiive Flection District (ED1
Adminiiraive ‘Councilmanic Disiriel (CD) 3
Admunis ‘General Plan 2002 Tier (Lier] Developed
Admii Teatfic Analysis Zone (COG) (TAZ 945
<ot
EXIES DG Traflic Anslvss Zone (AZFG) s
17 the st i Witk an AP enter e name ot 1f the site i ot it an AP enter “NA

Table B-2, Natural Resources Inventory Statistics Table

St Statities T Torar

Giows Tt Area

[ Fistng 100-yea Todplim

et T Area .

ool .

et ract area

o o ! a

[ 36 .

et s (e iy 712 n
[ Riparian Grooded) buffer up o 300 st wide”

TFigurs 7 o be provided i crs ounded o (e acarest.

e el

reanlted sreans.

a

1"
[}

14,
15

16,
7.

21
2
2

THISSITE 5 ZONED R-55 AND 35 AND 5 LOCATED IN ENVIRONMENTAL STRATEGY AREA | IN
ACCORDANCE WITH PLAN
i CURAINT OWNERSHIP OF THE PROPERTY 5 NOW IN THE NAME OF MT. ZION PENTECOSTAL
CHURCH OF WASHINGTON, D.C.. INC, ACQUIRED FROM VIVIAN V. VETRANO BY DEED AS
RECORDED IN LIBER 10452 AT FOLIO 271 AMONG THE LAND RECORDS OF PRINCE GEORGE'S
COUNTY, MARYLAND.
THE TOPOGRAPHY SHOWN ON THIS PLAN 1S ON VERTICAL DATUM NAVD 83 AND IS BASED
ON A FIELD RUN SURVEY BY COLLIERS ENGINEERING & DESIGN ON MAY 27,2021, TWO FOOT
CONTOUR INTERVALS ARE SHOWN HEREON.
THE SOURCE OF THE SOILS INFORMATION ON THIS PLAN IS FROM THE USDA NRCS WES SOIL.
SURVEY (WSS) IN A CUSTOM SOIL RESOURCE REPORT FOR AN AREA OF INTEREST (AO!)
ESTABLISHED FOR THE SUBJECT SITE ONLY AND GENERATED ON MAY 20, 202
THE REGULATED |-PERCENT ANNUAL CHANCE (100-YEAR) FLOODPLAIN AND CONSERVATION
EASEMENT SHOWN HEREON AS SHOWN ON A PLAN ENTITLED FLOODPLAIN DELINEATION
EXISTING CHANNEL CONDITIONS, PREPARED BY COLLIERS ENGINEERING & DESIGN, DATED
11-22-21, APPROVED BY DPIE 12:2-21.

HE WETLAND AND STREAM INFORMATION ON THIS PLAN IS FROM A STUDY PREPARED BY BAY
ENVIRONMENTAL INC. AND DATED JUNE 7, 2021
THIS STE DOES NOT CONTAIN WETLANDS OF SPECIAL STATE CONCERN AS DEFINED IN COMAR
2623.06.01
THis SITE 15 NOT LOCATED WITHIN ATIER l CATCHHMENT AREA AND DOES NOT CONTAIN A
TIER I| WATERBODY AS DEFINED IN COMAR 26,08.02.04. THE SITE IS NOT LOCATED WITHIN AN
IMPAIRED WATER BODY WITH A TOTAL MAXIMUM DAILY LOAD (TMDL) ALLOTTED FOR
SEDIMENT, WHICH ARE AFFORDED SPECIAL PROTECTION UNDER MARYLAND'S
ANTI-DEGRADATION POLICY. IF THE SUBJECT PROPERTY IS WITHIN A TIER Il CATCHMENT OR
CONTAINS IMPAIRED WATERS, ADD THE FOLLOWING NOTE: PGSCD RESERVES THE RIGHT TO
RESTRICT DISTURBANCE TO ANY ONSITE OR OFFSITE TIER Il BUFFER OR BUFFERS FOR IMPAIRED

WATERS.
THIS SITE IS NOT LOCATED WITHIN A STRONGHOLD WATERSHED AS ESTABLISHED BY THE MD
DNR.

THIS SITE IS WITHIN A SENSITIVE SPECIES PROTECTION REVIEW AREA BASED ON A REVIEW OF
‘THE SSPRA GIS LAYER PREPARED BY THE HERITAGE AND WILDLIFE SERVICE, MARYLAND
DEPARTMENT OF NATURAL RESOURCES.

‘THE SITE DOES NOT INCLUDE FOREST INTERIOR DWELLING SPECIES HABITAT.

‘THE SITE IS SUBJECT TO PREVIOUSLY APPROVED TCP'S. PREVIOUSLY APPROVED TCP'S INCLUDE:
‘TCPI-046-02 AND TCPII-106-05

THERE ARE 17 SPECIMEN, CHAMPION AND/OR HISTORIC TREES LOCATED ON OR WITHIN CLOSE
PROXIMITY TO THE PROPERTY. THESE ONSITE TREES WERE SURVEYED THE OFFSITE TREES WERE
LOCATED FIELD OBSERVATIONS

THE SUBJECT SITE IS NOT WITHIN A SCENIC RESOURCE POLICY AREA.

‘THE SITE IS ABUTTING AGER ROAD, A DESIGNATED SCENIC AND HISTORIC ROAD IN THE
VICINITY OF THE PROPERTY.

THE SUBJECT PROPERTY IS NOT LOCATED WITHIN A REGISTERED HISTORIC DISTRICT.

THERE ARE NO KNOWN ARCHEOLOGICAL SITES LOCATED ON THE SUBJECT PROPERTY;

HOWEVER, THE SUBJECT PROPERTY HAS NOT BEEN SURVEYED FOR ARCHEOLOGICAL RESOURCES
AND A PHASE | ARCHEOLOGY REPORT MAY BE REQUIRED DURING SUBSEQUENT DEVELOPMENT
REVIEW PROCESSES.

MARLBORO CLAY AND CHRISTIANA CLAY ARE NOT FOUND TO OCCUR ON OR WITHIN THE
VICINITY OF THIS PROPERTY.

THE SITE IS LOCATED IN THE VICINITY OF ABUTTING AGER ROAD, A MASTER PLANNED ARTERIAL
ROADWAY THAT IS REGULATED FOR NOISE. A NOISE STUDY MAY BE REQUIRED DURING
SUBSEQUENT DEVELOPMENT REVIEW PROCESSES.

THE SUBJECT PROPERTY IS NOT LOCATED WITHIN THE 2009 JOINT BASE ANDREWS NOISE
CONTOURS.

THE SITE IS NOT LOCATED WITHIN AN AVIATION POLICY AREA (APA).

‘THE SITE IS NOT LOCATED WITHIN THE CHESAPEAKE BAY CRITICAL AREA (CBCA).

AN APPROVED NRI IS VALID FOR FIVE YEARS FROM THE DATE OF SIGNATURE BY STAFF, OR UNTIL
INFORMATION USED TO PREPARE THE NRI CHANGES. NRIS WILL BE REQUIRED TO BE REVISED
AND RE-APPROVED IF THE BASE INFORMATION CHANGES SIGNIFICANTLY. APPROVAL OF THIS
NRI IN NO WAY IMPARTS ANY OTHER DEVELOPMENT APPLICATION APPROVALS.
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¥ MARYLAND

Boyd Rutherford, Lt. Governor
W :—/ 2. DEPARTMENT OF Jeannie Haddaway-Riccio, Secretary
e NATURAL RESOURCES Allan Fisher, Acting Deputy Secretary

July 19, 2021

Mr. Kevin M. McCarthy
Bay Environmental, Inc.
2661 Riva Road
Building 800, Suite A
Annapolis, MD 21401

RE: Environmental Review for 6203 Ager Road, Hyattsville, Prince George’s County, Maryland.
Dear Mr. McCarthy:

The Wildlife and Heritage Service has determined that there are no official State or Federal records for listed
plant or animal species within the delineated area shown on the map provided. As a result, we have no specific
concerns regarding potential impacts or recommendations for protection measures at this time. Please let us
know however if the limits of proposed disturbance or overall site boundaries change and we will provide you
with an updated evaluation.

Thank you for allowing us the opportunity to review this project. If you should have any further questions
regarding this information, please contact me at (410) 260-8573.

Sincerely,
Lori A. Byrne,

Environmental Review Coordinator
Wildlife and Heritage Service
MD Dept. of Natural Resources

ER# 2021.0806.pg

Tawes State Office Building — 580 Taylor Avenue — Annapolis, Maryland 21401
410-260-8DNR or toll free in Maryland 877-620-8DNR — dnr.maryland.gov—TTY Users Call via the Maryland Relay
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ITEM 6 - AE1-Eighth Precinct Civic Association Responses (3 pages)

Responses to Eighth Precinct Civic Association

Sent: November 10, 2023 — Ms. Patricia Fenn

From Mt. Zion Pentecostal Church and Community Housing Initiative [CHI]
The Herman Apartments

Question: To what extent do you meet with community groups in advance of developing your
projects?

Answer: CHI meets with community groups on every project to get their insight for a new development
in their community. Given the housing crises and the extreme shortage of affordable housing options in
the Washington DC Metropolitan area, we find that our projects are well received within the
community.

Question: How many notice-letters were sent by McNamee Hosea Law Firm to parties of record,
adjoining property owners and registered associations & municipalities?

Answer: To date, 2 Notice Letters have been sent. The Informational Mailing was sent on November 8,
2022. An Acceptance Mailing was sent on September 11, 2023. Both mailings were sent to all adjoining
property owners, municipalities within one-mile of the property, any prior parties of record, and civic
associations registered to received mailings with the Maryland-National Capital Park and Planning
Commission (M-NCPPC). If an association is not registered with M-NCPPC, it will not be on the list
provided by M-NCPPC. We always encourage associations to register and information on how to
register can be found here:
https://www.mncppc.org/DocumentCenter/View/1686/Register-Association-PDF

Question: What impacts should the neighborhood expect?

Answer: The impacts should be minimal to the community during the 15-month +/- construction period.
There will be work needed to be performed on Ager Road to complete frontage improvements
consisting of, among other things, a dedicated turning lane; however, nearly all the construction work
will be on site. This turning lane will help mitigate impact to local traffic once the building is completed.
The building will have sufficient parking onsite which will ensure that the development does not
contribute to on-street parking. Once the project is completed it will operate as a normal apartment
community. To ensure the safety of our residents and the community, the building will be accessed
controlled and cameras at all doorways to and from the building in addition to installing streetlights in
the parking lot to deter any crime.

Question: To what extent does CHI have DEI action in place in your own company? Does have a
written, affirmative action plan?

Answer: CHI is a local family owned and operated company. All of the employees have the last name
Byrne! We look to hire MBE Professionals, Contractors and/or subcontractors during the
predevelopment and construction of all our projects. In addition, our projects are financed using
Federal, State and Local sources, this governmental assistance requires that our project use a certain
percentage of funds towards MBE firms to complete the project.
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Question: Where can | read a copy of your last annual report? Does it include a financial report, too?

Answer: We do not have an annual report since we are a privately owned firm. We can provide a
resume of our company and past projects to your community organization.

Question: To what extent does the Church intend to sell the Ager Road property to CHI?
Answer: Mount Zion Pentecostal Church will remain a 50% Owner in the project.

Question: To what extend does CHI have a construction company in mind? To what extent has your
construction company used MBE subcontractors? And will use MBE subcontractors to develop the
Ager Road property?

Answer: CHI has not selected a Contractor yet, as it is still very early in the predevelopment process. As
mentioned previously, CHI looks to hire MBE professionals, Contractors and/or subcontractors during
the predevelopment and construction of all our projects. In addition, our projects are financed using
Federal, State and Local monetary assistance to build these affordable projects. These governmental
funds require that such projects use a certain percentage of the funds utilizing MBE firms to complete
the project.

Question: What is the range of rental/lease fees you have in mind as monthly affordable, senior
housing for one, two and three-bedroom accommodations?

Answer: The rents for affordable housing projects charged are determined by HUD on an annual
basis. This project is not a Senior housing project, it is a Family Affordable Apartment that will contain
1,2, and 3-Bedroom apartment units, all units will be rented to those with incomes below 60% of AMI
(Area Median income) or less.

Question: To what extent does CHI intend to cut an additional ingress/egress road from the northeast
end of the property onto 23rd Avenue?

Answer: The only ingress/egress to the building is located off of Ager Road. As mentioned earlier, we
will be constructing a dedicated left-hand turning lane into the project, which will mitigate traffic
impacts to the community. No vehicular connections are proposed onto 23™ Ave.

Question: There are vehicles already at the far end of the road onto the property from Ager Road. Are
you already clearing land? or something else?

Answer: The vehicles located on the property are from the current landscaping tenant that occupies the
property. Those vehicles will be removed prior to the commencement of construction. Over 5 Acres of
the 10 Acre property is considered undevelopable due to being in a floodplain. We are in discussions
with the County to convey that portion of the property to M-NCPPC for its preservation as a stream
valley, creating an undeveloped 5 acres of buffer between this development and the Single-Family
Houses on 23" Avenue, 24™ Avenue, and Rittenhouse Street.
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Question: Please refer me (us) to a senior housing complex you developed, previously;

Answer: As mentioned in a previous response, this is not a Senior project, however a previously
developed Senior Housing project is: Willow Manor at Fairland 13605 Robey Road, Silver Spring, MD.

Question: To what extent have any of your developments not made it to completion? Please explain;

Answer: All projects that have started construction have been completed.
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