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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-22025 

Future Stars Early Learning Center 
 
 

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

The subject property is within the Commercial, General and Office (CGO) Zone and was 
previously within the Commercial Shopping Center (C-S-C) Zone. However, this application is being 
reviewed and evaluated in accordance with the prior Prince George’s County Zoning Ordinance, as 
permitted by Section 27-1903 of the current Zoning Ordinance, which allows for development 
applications to be reviewed under the prior Zoning Ordinance. This detailed site plan was reviewed 
and evaluated pursuant to the following: 
 
a. The requirements of the prior Prince George’s County Zoning Ordinance for the Commercial 

Shopping Center (C-S-C) Zone; 
 
b. The conditions of approval for Preliminary Plan of Subdivision (PPS) 12-2779; 
 
c. The requirements of the 2010 Prince George’s County Landscape Manual; 
 
d. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance; 
 
e. The requirements of 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: 
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1. Request: This detailed site plan (DSP) requests approval for the conversion of a 
1,053-square-foot tenant space, within a 9,530-square-foot existing shopping center, to 
allow a day care center for children use to replace an existing commercial retail use. The 
day care center has a proposed enrollment of 12 children, with the capacity to 
accommodate up to 20. 

 
2. Development Data Summary: 
 

 EXISTING EVALUATED 
Zone CGO 

(Prior C-S-C) 
 

CGO 
(Prior C-S-C) 

Use 
Commercial Retail Commercial Retail and 

Day Care Center for 
Children 

Gross acreage 1.63 1.63 
Parcels/Lots 1 1 
Gross floor area (GFA) of building 1053 sq. ft. 1053 sq. ft. 

 
Shopping Center Parking Data 
 

Use REQUIRED PROVIDED 
Catering Establishment with Food 
Prep Only @ 1 space/500 sq. ft. of GFA 2 2 

Commercial Retail @ 1 space/150 sq. ft. of 
the first 3,000 sq. ft. GFA 50 50 

Day Care (20 Children) 
@ 1 space/8 Children  3 3* 

Total  55 Spaces 
55 Spaces (Includes 

3 handicap-accessible 
spaces) 

 
Outdoor Play Area 
 

Use REQUIRED PROVIDED 

Day Care (20 Children) @ 75 sq. ft./Child  750 sq. ft. 812 sq. ft.** 

 
Notes: *All existing parking spaces do not meet the dimensional requirements of 

Section 27-558 of the prior Prince George’s County Zoning Ordinance. However, the 
three parking spaces that will be provided by the applicant will meet these 
requirements. 

 
**Section 27-464.02 of the prior Zoning Ordinance requires that day care centers 
provide at least 75 square feet of play space per child, for 50 percent of the licensed 
capacity, or 75 square feet per child, for the total number of children to use the play 
area at one time, whichever is greater. The applicant proposes 812 square feet of 
outdoor play area, in conformance with this requirement. 
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3. Location: The subject property is known as Parcel A, located on Tax Map 72 in Grid F4, on 
the east side of Marlboro Pike, approximately 725 feet north of its intersection with Walker 
Mill Road, in Planning Area 75A and Council District 7. Parcel A is currently developed with 
a shopping center, known as the Oak Crest Gardens Shopping Center. 

 
4. Surrounding Uses: The subject property is in the Commercial, General and Office (CGO) 

Zone and is bounded to the north and east by multifamily residential dwelling units in the 
Residential, Multifamily-20 (RMF-20) Zone, to the south by vacant land and commercial 
properties in the CGO Zone, and to the west by Marlboro Pike. 

 
5. Previous Approvals: The property is subject to Preliminary Plan of Subdivision 

(PPS) 12-2779, which was approved by the Prince George’s County Planning Board on 
May 17, 1961, and for which no records are available. Available aerial imagery indicates 
that the existing building on-site was constructed between 1965 and 1977. The site has an 
approved Stormwater Management (SWM) Concept Plan, 10365-2023-00, which is valid 
through March 24, 2026. 

 
6. Design Features: The property is a rectangular-shaped parcel and is currently improved 

with a 9,530-square-foot shopping center. The shopping center is centrally located on the 
property, with two access points from Marlboro Pike and existing parking spaces on the 
southern and western sides of the center. Crosswalks are proposed at both access points, 
and one bicycle rack has been proposed, to be utilized by all patrons of the shopping center. 

 
The applicant proposes the conversion of one tenant space, unit 5244, from a commercial 
retail use to a day care center for children, ages 18 months to 5 years old. The tenant space 
is 1053 square feet and located in the central portion of the shopping center. Fifteen square 
feet of canopy signage is provided above the unit stating the name of the business “Future 
Stars Early Learning Center.” The proposed DSP includes three dedicated parking spaces to 
the day care center to meet the minimum parking requirement, and an additional 
handicap-accessible space, via restriping. Two of the parking spaces will have signage 
noting that they are reserved exclusively for the day care. The third parking space will note 
it is reserved for day care pick up and drop off only. The rear of the day care center will 
contain the required outdoor play area, which is proposed to be 812 square feet. The 
outdoor play area will be enclosed by a 6-foot-tall, board-on-board, wooden fence accessed 
through the rear door of the tenant unit or via a 6-foot-high by 5-foot-wide wooden gate. 
The play area will include playground equipment, two benches, and a 12-foot by 17-foot 
triangle sail to shade the play area. Conditions have been included herein requiring the 
applicant to dimension the crosswalks on the DSP, provide the maximum signage area 
permitted for this property (378 square feet), provide site details for the benches, install a 
picnic table, and demonstrate that the required American Society for Testing and Materials 
fall zones and appropriate surface material depth are met on the DSP. No other changes are 
proposed to the existing site improvements. 

 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. Prince George’s County Zoning Ordinance: This DSP has been reviewed for compliance 

with the requirements of the Commercial Shopping Center (C-S-C) Zone of the prior Zoning 
Ordinance. 
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a. The subject application complies with the applicable requirements of the prior 
Zoning Ordinance, including the requirements in Section 27-454 for the C-S-C Zone. 
A day care center for children is a permitted use under Section 27-461(b), Table of 
Uses, of the prior Zoning Ordinance. In addition, a day care center for children must 
meet the additional requirements of Section 27-464.02. The additional 
requirements are analyzed as follows: 
 
(1) Requirements 

 
(A) An ample outdoor play or activity area shall be provided, in 

accordance with the following: 
 
(i) All outdoor play areas shall have at least seventy-five 

(75) square feet of play space per child for fifty percent 
(50%) of the licensed capacity or seventy-five (75) 
square feet per child for the total number of children to 
use the play area at one (1) time, whichever is greater; 
 
The proposed maximum enrollment of the day care center is 
20 children, and the required play area for the licensed 
capacity is 750 square feet. The total number of children that 
are permitted to use the play area at one time is 10, which 
would have the same minimum 750-square-foot area 
requirement. The outdoor play area on the DSP measures 
812 square feet and conforms with this requirement. 

 
(ii) All outdoor play areas shall be located at least 

twenty-five (25) feet from any dwelling on an adjoining 
lot, and shall be enclosed by a substantial wall or fence at 
least four (4) feet in height; 
 
The subject outdoor play area is located on the same lot as 
the day care center and is proposed 44 feet from the 
multifamily residential building to the east, on the adjoining 
RMF-20 zoned property. The applicant proposes enclosing 
the play area with a 6-foot-tall, board-on-board, wooden 
fence, in conformance with this requirement. The play area 
will be accessed through the rear door of the tenant unit or 
via a 6-foot-high by 5-foot-wide wooden gate. 

 
(iii) A greater set back from adjacent properties or uses or a 

higher fence may be required by the Planning Board if it 
determines that it is needed to protect the health and 
safety of the children utilizing the play area; 
 
The play area is set back approximately 17 feet from the 
nearest property line to the east and 44 feet from the nearest 
structure (a multifamily residential building). The applicant 
proposes a 6-foot-tall, board-on-board, wooden fence to 
enclose the play area, which will sufficiently protect the 
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health and safety of the children. A condition has been 
included herein requiring the applicant to dimension the 
setback from the play area fence to the eastern property 
boundary. 
 

(iv) An off-premises outdoor play or activity area shall be 
located in proximity to the day care center, and shall be 
safely accessible without crossing (at grade) any 
hazardous area, such as a street or driveway; 

 
 The outdoor play area is not located off-premises. However, 

in furtherance of the purposes of this requirement, the 
outdoor play area is fully enclosed by a 6-foot-tall, 
board-on-board, wooden fence only accessible through the 
rear door of the tenant unit or via a 6-foot-high by 
5-foot-wide wooden gate. 

 
(v) The play area shall contain sufficient shade during the 

warmer months to afford protection from the sun; 
 
A 12-foot by 17-foot shade structure is proposed within the 
outdoor playground area, which will provide sufficient shade 
for the children playing during the warmer months of the 
year. 

 
(vi) Sufficient lighting shall be provided on the play area if it 

is used before or after daylight hours to ensure safe 
operation of the area; 
 
The site plan indicates that outdoor play is limited to daylight 
hours only and that existing lighting fixtures on the rear of 
the building will remain as the only illumination source. 

 
(vii) Outdoor play shall be limited to the hours between 

7 A.M. and 9 P.M. 
 
A note on the DSP indicates that the hours of operation will 
be limited to the hours specified by this requirement. 

 
b. The DSP contains the information required by Section 27-464.02(a)(2) and is 

designed with the applicable site design guidelines, as required in Section 27-283 
and contained in Section 27-274 of the prior Zoning Ordinance. Many of the design 
guidelines do not apply to the subject DSP, because the site improvements already 
exist; however, those that do apply to the minor changes proposed with this DSP, 
are in accordance with the applicable guidelines. For example, the DSP application 
will include dedicated parking for the use that is consistent with the dimensional 
requirements of the prior Zoning Ordinance, minimize grading to the extent 
practicable, restore disturbed areas, and increase the connectivity of the site with 
crosswalks and a bicycle rack. 
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8. Preliminary Plan of Subdivision 12-2779: PPS 12-2779 was approved by the Planning 
Board on May 17, 1961. However, there are no records of this case available to evaluate. 
Pursuant to Section 24-111(c)(3) of prior Subdivision Regulations, resubdivision of the site 
is not required at this time because the property was platted prior to October 27, 1970, the 
existing development was built prior to January 1, 1990, and no additional gross floor area 
(GFA) is proposed. Therefore, a new PPS is not required prior to approval of this subject 
DSP. 

 
9. 2010 Prince George’s County Landscape Manual: The application is exempt from the 

2010 Prince George’s County Landscape Manual because it meets the requirements of 
Sections 1.1(d), and 1.1(g)(4). The site improvements proposed by the subject application 
are limited to interior improvements, the application does not propose a change in use from 
a lower to a higher category, and the application does not increase the impervious surface 
or GFA of the building. 

 
10. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance 

(WCO): This property has a valid Woodland Conservation Ordinance Letter of Exemption 
(S-050-2023) and a Natural Resources Inventory Equivalency Letter (NRI-040-2023) that 
were approved on March 30, 2023. Based upon the provided information and PGAtlas, there 
are no regulated environmental features (REF) or unsafe soils on the subject property. 

 
11. Prince George’s County Tree Canopy Coverage Ordinance: Section 25-128 of the Prince 

George’s County Code requires a minimum percentage of tree canopy coverage (TCC) on 
projects that propose more than 5,000 square feet of disturbance or increase in GFA. The 
subject application proposes 812 square feet of disturbance and will not increase the GFA of 
the building. Therefore, the application is exempt from TCC requirements, and a general 
note has been added to the plan. 

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

divisions. The referral comments are incorporated herein by reference, and summarized, as 
follows: 
 
a. Historic Preservation—In a memorandum dated August 17, 2023 (Smith & 

Chisholm to Shelly), 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 that the probability of archeological sites within 
the subject property is low. 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 July 27, 2023 (Klein to Shelly), the 

Community Planning Division indicated that, pursuant to 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 September 6, 2023 (Ryan to 

Shelly), the Transportation Planning Section noted that the plan is acceptable and 
meets the findings required for a DSP, as described in the prior Zoning Ordinance. 
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d. Subdivision—In a memorandum dated August 23, 2023 (Diaz-Campbell to Shelly), 
the Subdivision Review Section noted that based on the proposed development, a 
new PPS and final plat are not required at this time. 

 
e. Permits—In a memorandum dated August 2, 2023 (Shaffer to Shelly), the Permit 

Review Section offered comments, which have been addressed through revisions to 
the plans, or included in the Recommendation section of this report. 

 
f. Environmental Planning—In a memorandum dated July 21, 2023 (Kirchhof to 

Shelly), the Environmental Planning Section noted that a Woodland Conservation 
Ordinance Letter of Exemption (S-050-2023) and a Natural Resources Inventory 
Equivalency Letter (NRI-040-2023) were approved on March 30, 2023, and 
submitted with this application. Based upon the provided information and PGAtlas, 
there are no REF or unsafe soils. This site has an approved SWM Plan and associated 
letter (10365-2023-00), which was approved on March 24, 2023, and expires 
March 24, 2026. 

 
g. Prince George’s County Department of Parks and Recreation (DPR)—At the 

time of the writing of this technical staff report, the Planning Department has not 
received any written correspondence from DPR. 

 
h. Prince George’s County Health Department—In a memorandum dated 

July 5, 2023 (Adepoju to Shelly), the environmental health specialist noted that a 
desktop health impact assessment had been completed and offered multiple 
recommendations with respect to health-related issues on the property. These 
recommendations have been included as conditions of approval in the 
Recommendation section of this report, as appropriate. 

 
i. Prince George’s County Fire/EMS Department—At the time of the writing of this 

technical staff report, the Planning Department has not received any written 
correspondence from the Prince George’s County Fire/EMS Department. 

 
j. Washington Suburban Sanitary Commission (WSSC)—At the time of the writing 

of this technical staff report, the Planning Department has not received any written 
correspondence from WSSC. 

 
k. Prince George’s County Department of Permitting, Inspections and 

Enforcement (DPIE)—At the time of the writing of this technical staff report, the 
Planning Department has not received any written correspondence from DPIE. 

 
l. City of Capitol Heights—At the time of the writing of this technical staff report, the 

Planning Department has not received any written correspondence from the City of 
Capitol Heights. 

 
m. City of District Heights—At the time of the writing of this technical staff report, the 

Planning Department has not received any written correspondence from the City of 
District Heights. 
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13. Community Feedback: At the time of the writing of this technical staff report, the Planning 
Department has not received any written correspondence from the community regarding 
this subject application. 

 
14. As required by Section 27-285(b)(1) of the Zoning Ordinance, the DSP (if revised as 

conditioned) represents a reasonable alternative for satisfying the site design guidelines of 
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. 

 
15. As required by Section 27-285(b)(4), for approval of a DSP, the REF on-site have been 

preserved and/or restored in a natural state, to the fullest extent possible, in accordance 
with the requirements of Subtitle 24-130(b)(5) of the Subdivision Regulations, as this DSP 
does not propose any change to the established limits of disturbance and does not result in 
any impacts to REF. 

 
 
RECOMMENDATION 
 

Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that 
the Planning Board adopt the findings of this report and APPROVE Detailed Site Plan DSP-22025, 
for Future Stars Early Learning Center, subject to the following condition: 
 
1. Prior to certification, the detailed site plan (DSP) shall be revised, or additional information 

shall be provided, as follows: 
 
a. Add the following general notes on the DSP: 

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

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

 
(2) “During the construction phases of this project, no dust should be allowed to 

cross over property lines and impact adjacent properties. Indicate intent to 
conform to construction activity dust control requirements as specified in 
the 2011 Maryland Standards and Specifications for Soil Erosion and 
Sediment Control.” 

 
b. Dimension the crosswalks on the DSP. 
 
c. Dimension the setback from the play area fence to the eastern property line on the 

DSP. 
 
d. Provide the maximum signage area permitted for this property (378 square feet) on 

the signage schedule. 
 
e. Provide site details for the benches. 

 
f. Install a picnic table in the open play area on the DSP. 
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g. Demonstrate that the required American Society for Testing and Materials fall zones 

and appropriate surface material depth are met on the DSP. 
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Case: DSP-22025

Item: # 5 10/05/2023

DETAILED SITE PLAN – SITE DETAILS

The Maryland-National Capital Park and Planning Commission 

Prince George's County Planning Department 
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Case: DSP-22025

Item: # 5 10/05/2023

APPROVAL of DSP-22025 with Conditions

Minor Issues:
• Technical Corrections

Applicant Required Mailings:
• Informational Mailing: 11/02/2022
• Acceptance Mailing: 06/28/2023 

STAFF RECOMMENDATION

jif'~ The Maryland-National Capital Park and Planning Commission 

Prince George's County Planning Department 



† ADMITTED IN MDTRACI R. SCUDDER †

4200 Parliament Place, Suite 220
Lanham. MD 20706

137 National Plaza, Suite 300
National Harbor, MD 20745

Post Office Box 114
Bowie, MD 20719

Office:  240-273-3294
Cell: -240- 397-3625 
Fax: 240-331-9182

traci@scudderlegal.com 

March 17, 2023

Maryland National Capital Park and Planning Commission 
Prince George’s County, Development Review Division 
14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland  20772 

Re: Prior Zoning Ordinance Request 
Future Stars Early Learning Center (DSP-22025) 

To Whom It May Concern: 

On behalf of the applicant, Future Stars Early Learning Center, I hereby submit request for 
Detailed Site Plan (DSP) review, for a Day Care Center for Children located at 5244 Marlboro Pike, 
Capitol Heights, Maryland  20743, under the Prior Zoning Ordinance.   

In accordance with Sec. 27-1900 of the Current Zoning Ordinance, the applicant has elected to 
proceed pursuant to the Prior Zoning Ordinance to utilize the C-S-C (Commercial Shopping Center) 
Zone.  The property upon which this use will be located can be described as Parcel A, which consists of 
1.74 +/- acres.  Parcel A has been developed with a shopping center, known as the Oak Crest Gardens 
Shopping Center.  The location is within the 2009 Approved Marlboro Pike Sector Plan, approved on 
November 17, 2009.  It is within Councilmanic District 7 and Election District 18. 

If you have any additional questions, please feel free to contact me.  I appreciate your
time and attention to this matter.

Warmest regards,

Traci R. Scudder
Traci R. Scudder, Esquire 
Attorney for the Applicant

SCUDDER 
--LEGAL--

(Revised September 7, 2023) 

AGENDA ITEM:   5 
AGENDA DATE:  10/5/2023
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† ADMITTED IN MDTRACI R. SCUDDER †

4200 Parliament Place, Suite 220
Lanham. MD 20706

137 National Plaza, Suite 300
National Harbor, MD 20745

Post Office Box 114
Bowie, MD 20719

Office:  240-273-3294
Cell: -240- 397-3625
Fax: 240-331-9182

traci@scudderlegal.com

August 15, 2023

STATEMENT OF JUSTIFICATION
DSP-22025

(REVISED PER SDRC COMMENTS DATED JULY 21, 2023
(Further Revised on September 7, 2023)

OWNER/APPLICANT FUTURE STARS EARLY LEARNING CENTER
5244 Marlboro Pike
Capitol Heights, MD

ATTORNEY/AGENT Scudder Legal
137 National Plaza, Suite 300
National Harbor, MD 20745

REQUEST: Detailed Site Plan for Day Care Center

In accordance with Sections 27-1900 of the Prince George’s County Zoning Ordinance,

“the applicant shall provide a statement of justification which shall explain why the Applicant 

has elected not to develop a specific property pursuant to the provisions of the current Zoning 

Ordinance.”  Ms. Chantelle Coles-Jackson has elected to proceed under the prior Zoning 

Ordinance to utilize the C-S-C (Commercial Shopping Center) regulations.

PRIOR APPROVALS

A Woodland Conservation Ordinance Letter of Exemption (S-050-2023) and a Natural 

Resources Equivalency Letter (NRI-040-2023) were approved on March 30, 2023.  This site has 

an approved stormwater management plan and associated letter (10365-2023-00) which was 

approved on March 24, 2023, and expires March 24, 2026.  NRI-103-2021 was approved as of 

August 11, 2021.  The property is subject to preliminary plan of subdivision (PPS) 12-2779 

SCUDDER 
--LEGAL--

DSP-22025_Backup   2 of 21



DSP-22025

2 

approved by the Planning Board on May 17, 1961. 

PROPERTY DESCRIPTION  

This proposal is for a day care center for up to 20 children. The Applicant, Chantelle 

Coles-Jackson is opening Future Stars Early Learning Center at 5244 Marlboro Pike, Capitol 

Heights, Maryland 20743. The property upon which this use will be located can be described as 

Parcel A, which consists of 1.74 +/- acres. Parcel A has been developed with a shopping center, 

known as the Oak Crest Gardens Shopping Center.  The location is within the 2009 Approved 

Marlboro Pike Sector Plan, approved on November 17, 2009.  It is within Councilmanic District 

7 and Election District 18. 

 

 The subject property was previously zoned C-S-C (Commercial Shopping Center).  As of 

April 1, 2022, the property was rezoned to CGO) (Commercial, General and Office).  According 

to Section 27-461, Uses Permitted, a day care center is permitted in the C-S-C Zone upon 

approval of a Detailed Site Plan.  The Detailed Site Plan requirement is under Section 27-464.02. 

- Day care center for children.  A day care center for children has additional requirements as set 

forth below: 

(1) Requirements. 

(A)  An ample outdoor play or activity area shall be provided, in accordance with the 

following: 

(i)  All outdoor play areas shall have at least seventy-five (75) square feet of play space 

per child for fifty percent (50%) of the licensed capacity or seventy-five (75) square feet per 

child for the total number of children to use the play area at one (1) time, whichever is greater; 

RESPONSE:  Anticipated enrollment of up to 20 children provides for at least seventy-
five (75) square feet of play area per child. 

 
(ii)  All outdoor play areas shall be located at least twenty-five (25) feet from any 

dwelling on an adjoining lot, and shall be enclosed by a substantial wall or fence at least four (4) 

feet in height; 

RESPONSE:  The play area will be located directly behind the day care center and will 
be surrounded by a pressure treated or cedar fence that is six (6) feet in height. 
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(iii) A greater set back from adjacent properties or uses or a higher fence may be 

required by the Planning Board if it determines that it is needed to protect the health and safety 

of the children utilizing the play area; 

(iv)  An off-premises outdoor play or activity area shall be located in proximity to the day 

care center, and shall be safely accessible without crossing (at grade) any hazardous area, such as 

a street or driveway;

RESPONSE: Not applicable

(v) The play area shall contain sufficient shade during the warmer months to afford 

protection from the sun;

RESPONSE: The day care center is proposing a 12’ x 17’ triangle shade sail.
 

(vi) Sufficient lighting shall be provided on the play area if it is used before or after 

daylight hours to insure safe operation of the area; and

RESPONSE:  The daycare center will not use the play area after dark, however, there is 
existing lighting for the play area.

(vii) Outdoor play shall be limited to the hours between 7 A.M. and 9 P.M.

RESPONSE:  The outdoor play area will only be used Monday through Friday, 7:00 
a.m. to dark.

(2) Site plan. 

(A) A Detailed Site Plan shall be approved for the center, in accordance with Part 3, 

Division 9, of this Subtitle, to insure compliance with the provisions of this Section.

(B) In addition to the submittal requirements of Part 3, Division 9, the Detailed Site Plan 

shall show:

(i) The proposed enrollment;

RESPONSE: Anticipated enrollment of up to 20 children.

(ii) The location and use of all buildings on adjoining lots;

RESPONSE: There are seven (7) businesses, including this proposed daycare center in 
the Oak Crest Gardens Shopping Center as follows:  convenience store, TV repair shop, 
proposed daycare (Future Stars), barber shop, nail/day spa, hair braiding establishment and a 
restaurant.
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(iii) The location and size of outdoor play or activity areas; and

RESPONSE:  The play area is located directly outside of day care center at the rear of 
the building as measures 55’-2” x 14’-8” with a proposed play structure 

 

(iv)  The location, quantity, and type of screening and landscaping. 

RESPONSE:  The play area will be located directly behind the day care center and will 
be surrounded by a pressure treated or cedar fence that is six (6) feet in height.   

 
As indicated above, the daycare center is located within the Oak Crest Gardens Shopping 

Center and occupies 1,009 square feet of commercial space.  The Applicant’s day care center 

will provide services for children ages 18 months to 5 years old.    The Applicant is not 

proposing any physical improvements to the existing building or site, and thus, no disturbance to 

the land will occur.  The day care center is ready to open upon approval of the subject Detailed 

Site Plan application.  It will operate Monday through Friday, 7:00 a.m. to 6:00 p.m.   

Future Stars Early Learning Center will provide a Curriculum aligned with the Maryland 

State Board of Education.  This day care center will be a place for children to explore, learn and 

create in a nurturing environment.  Future Stars Early Learning Center offers childcare 

programs in which children learn, grow, and discover in a creative, safe, and supportive 

learning environment. They have a caring and professional staff that always promotes the growth 

and development of children. Free Catered Breakfast, Lunch and Snacks are provided to the 

children daily.  All children (toddlers and preschoolers are required to wear uniforms throughout 

the school year. Future Stars Early Learning Center will also offer summer programs.

The Applicant has selected to proceed under the former Prince George’s County Zoning 

Ordinance. 

 

Criteria for Approval of a Detailed Site Plan 

This application is filed in accordance with the former Prince George’s County Zoning 

Ordinance section 27-285(b) which provides the requirements the Applicant must meet with 

Section 27-285 of the Prince George’s County Code governs the approval process for Detailed 

site Plans. It provides in pertinent part:

(b) Required Findings 
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(1) The Planning Board may approve a Detailed Site Plan if it finds 
that the plan represents a reasonable alternative for satisfying the 
site design guidelines, without requiring unreasonable costs and 
without detracting substantially from the utility of the proposed 
development for its intended use. If it cannot make these findings, 
the Planning Board may disapprove the Plan.

RESPONSE: Based on the points and reasons provided herein, in addition to the 
evidence in conjunction with this application, the Applicant contends that the DSP 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. respect to the Detailed Site Plan to secure the approval of the 
Planning Board.

(2) The Planning Board shall also find that the Detailed Site Plan is in 
general conformance with the approved Conceptual Site Plan (if one was 
required).
 
RESPONSE: Not applicable. 

(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. 
 
RESPONSE: Not applicable. This is not a Detailed Site Plan for infrastructure only.
 
(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). 
 

RESPONSE: The regulated environmental features have been preserved to the fullest 
extent possible in accordance with the requirement of Subtitle 24-130(b)(5) . 

 
Furthermore, Section 27-283 provides that the Detailed Site Plan shall be designed in 

accordance with the same guidelines as required for a Conceptual Site Plan (Section 27-274).

RESPONSE: Section 27-274 includes design guidelines relating to parking, loading, and 
circulation; lighting; views; green area; site and streetscape amenities; grading; service areas; 
public spaces; and architecture. We note that the inclusion of the word “should” indicates that 
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these are permissive guidelines used to promote the purposes of the zone rather than mandatory 
design standards.  

 
Additionally, this application is filed in accordance with the prior Prince George’s 

County Zoning Ordinance Section 27-454 which provides for the regulations regarding the

C-S-C Zone (Commercial Shopping Center) as follows:

(a) Purposes.
(1) The purposes of the C-S-C Zone are: 

(A)  To provide locations for predominantly retail commercial shopping facilities; 
(B)  To provide locations for compatible institutional, recreational, and service 
uses;  
(C)  To exclude uses incompatible with general retail shopping centers and 
institutions; and 
(D)  For the C-S-C Zone to take the place of the C-1, C-2, C-C, and C-G Zones.  

 
RESPONSE:  The subject property was previously zoned C-S-C (Commercial Shopping 

Center) and the proposed day care center is an Institutional/Educational Use permitted upon 
approval of a Detailed Site Plan. 
 

(b)  Landscaping and screening. 
(1)  Landscaping and screening shall be provided in accordance with Section 27-450.  

 
RESPONSE:  Landscaping, screening, and buffering of all development in the Commercial 

Zones is in accordance with the provisions of the Landscape Manual.
 

(c)  Uses. 
(1)  The uses allowed in the C-S-C Zone are as provided for in Table of Uses I 
(Division 3 of this Part).  

 
RESPONSE:  In accordance with Section 27-461(b), day care for children is permitted in 

the C-S-C Zone.  See page 2 for the additional requirements set forth in Section 27-464.02. - Day 
care center for children.

(d)  Regulations. 
(1)  Additional regulations concerning the location, size, and other provisions for all 
buildings and structures in the C-S-C Zone are as provided for in Divisions 1 and 5 of 
this Part, the Regulations Table (Division 4 of this Part), General (Part 2), Off-Street 
Parking and Loading (Part 11), Signs (Part 12), and the Landscape Manual.

 
RESPONSE: The proposed Detailed Site Plan conforms with the additional regulations 

regarding location, size, and other provisions for all buildings and structures in the C-S-C Zone
as provided for in Divisions 1 and 5 of Part 6; the Regulations Table in Division 4 of Part 6; 
General Provisions of Part 2, Off-Street Parking and Loading of Part 11; Signs of Part 12, and 
the Landscape Manual of Prince George’s County. 
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CONCLUSION 

Based on the foregoing analysis, as well as the plans and supporting documentation filed 

herewith, the Applicant respectfully requests approval of DSP-22025.

Respectfully submitted,

Traci R. Scudder
Traci R. Scudder

Attorney for the Applicant

 
SCUDDER LEGAL 

137 National Plaza, Suite 300 
National Harbor, Maryland 20745 

DSP-22025_Backup   8 of 21



1 

DSP-22025 PHOTOS TO SHOW ELEVATIONS
Future Stars Early Learning Center 
5244 Marlboro Pike 
Capitol Heights, MD  20743 
Chantelle Coles-Jackson 
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DSP-22012 Garrett’s Chance, Lots 1 & 2
June 17, 2022 
Page 1 of 1 
 

 
 

  Countywide Planning Division 301-952-3680  
  Historic Preservation Section  
      

August 17, 2023 
 
 
MEMORANDUM 

TO: Andrew Shelly, Urban Design Section, Development Review Division 
 
VIA: Thomas Gross, Supervisor, Historic Preservation Section, Countywide Planning 

Division TWG 
 
FROM: Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS 
  Amelia Chisholm, Historic Preservation Section, Countywide Planning Division AGC 
 
SUBJECT: DSP-22025 Future Stars Early Learning Center 
 
The subject property comprises 1.63 acres and is located on the east side of Marlboro Pike, 
approximately 725 feet north of its intersection with Walker Mill Road. The subject property is 
Zoned CGO and located within the 2009 Approved Marlboro Pike Sector Plan area. The subject 
application proposes the development of a day care center for children with a maximum enrollment 
of twenty students. 
 
The 2009 Approved Marlboro Pike Sector Plan contains minimal goals and policies related to 
Historic Preservation and Archeology, and these are not specific to the subject site or applicable to 
the proposed development. A search of current and historic photographs, topographic and historic 
maps, and locations of currently known archeological sites indicates the probability of archeological 
sites within the subject property is low. A Phase I archeology survey is not recommended. The 
subject property does not contain, and is not adjacent to, any designated Prince George’s County 
Historic Sites or resources. Historic Preservation staff recommend approval of DSP-22025, Future 
Stars Early Learning Center, with no conditions. 
 
 
 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
• c 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 
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Prince George’s County Planning Department  
                     Community Planning Division  

301-952-3972

 

 

       07/27/2023 

 

MEMORANDUM 

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

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

 
FROM:  Connor Klein, Planner II, Neighborhood Revitalization Section, Community Planning 

Division 

SUBJECT:         DSP-22025 

 

FINDINGS 

Pursuant to Part 3, Division 9, Subdivision 3 of the Prior Zoning Ordinance, Master Plan 
conformance is not required for this application.   

BACKGROUND 

Application Type: Detailed Site Plan outside of an overlay zone where conformance to a master 
plan is required by Section 27-281(b)(1)(A). 

Planning Area: 75A 
Community: Suitland, District Heights, and Vicinity. 
Location: 5244 Marlboro Pike Capital Heights, MD 20743 

Size: 1.74 acres. 

Existing Uses: Vacant storefront in a shopping center. 

Proposal: Daycare for children ages 18 months – 5 years old in a shopping center 

 

GENERAL PLAN, MASTER PLAN, AND SMA 

General Plan: This application is in the Established Communities Growth Policy Area.  Plan 2035 
classifies existing residential neighborhoods and commercial areas served by public water and 
sewer outside of the Regional Transit Districts and Local Centers, as Established Communities. 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
• c 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 
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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 (p. 20). 

 

Master Plan: The 2009 Marlboro Pike Sector Plan recommends commercial land uses on the 
subject property. Commercial land uses are defined as Offices, retail, and wholesale services. Areas 
used primarily for offices and /or the sale of products and services, including associated yards and 
parking areas. 

 
Aviation/MIOZ: This application is not located within an Aviation Policy Area or the Military 
Installation Overlay Zone. 
 
SMA/Zoning:  
The 2009 Marlboro Pike Sector Plan and Sectional Map Amendment retained Commercial Shopping 
Center (C-S-C) zone for the subject property. 
 
On November 29, 2021, the District Council approved CR-136-2021, the Countywide Sectional Map 
Amendment (“CMA”) which reclassified the subject property from Commercial Shopping Center (C-
S-C) zone to Commercial General and Office (CGO) zone effective April 1, 2022. 

MASTER PLAN CONFORMANCE ISSUES:  

None. 

ADDITIONAL INFORMATION 

None. 

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

September 6, 2023 
 
MEMORANDUM 
 
TO:  Andrew Shelly, Urban Design Section, Development Review Division 
 
FROM: Benjamin Ryan, Transportation Planning Section, Countywide Planning Division

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

Division  
 
SUBJECT: DSP-22025  Future Stars Early Learning Center 
 
Proposal: 
The subject property is an existing shopping center located along Marlboro Pike, located 
approximately 0.10-mile northwest of its intersection with Brooks Drive. The applicant proposes a 
day care center for up to 20 children.  
 
Prior Conditions of Approval: 
The subject property does not contain any prior conditions of approval.  
 
Master Plan Compliance 
 
Master Plan Right of Way 
The portion of Marlboro Pike (C-410) that fronts the subject property is a designated collector 
roadway per the 2009 Approved Countywide Master Plan of Transportation (MPOT) as well as the 
2009 Approved Marlboro Pike Sector Plan and Sectional Map Amendment. Both the MPOT and the 
Sector Plan recommend this portion of Marlboro Pike as a 2-4 lane roadway constructed within 
80-100 feet of right-of-way. 
planned roads and no additional dedication is required. 
 
Master Plan Pedestrian and Bike Facilities  
This development case is subject to 2009 MPOT which recommends the following facilities: 
 

Planned Bicycle Lane: Marlboro Pike 
 
Comment: As a detailed site plan, improvements within the right-of-way are beyond the scope of 
this application. No additional right-of-way is being sought with this application. The appropriate 
operating agency can require the construction of the master plan recommended bicycle lanes along 
Marlboro Pike as appropriate, or they may be installed by the appropriate operating agency as part 
of a future roadway repaving or capital improvement project.  

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

11 11 14741 Governor Oden Bowie Drive 
r-- r-- Upper Marlboro, Maryland 20772 
Ml C TTY: (301) 952-4366 

www.mncppc.org/pgco 

The applicant's submission does not display any impact to master 
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DSP-22025: Future Stars Early Learning Center
September 6, 2023
Page 2 

 
 

site, directly adjacent to the existing res
, thereby 

 
 
Transportation Planning Review: 
 
Zoning Ordinance Compliance 
 
Section 27-
detailed site plans. The section references the following design guidelines described in Section 
27-274(a):  
 

(2) Parking, loading, and circulation 
(I)  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: 

(ix) Pedestrian and vehicular routes should generally be separate and clearly 
marked 
(x) Crosswalks for pedestrians that span vehicular lanes should be identified by the 
use of signs, stripes on the pavement, change of paving material, or similar 
techniques 
(xi) Barrier-free pathways to accommodate the handicapped should be provided. 

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

(i) The design of light fixtures, benches, trash receptacles, bicycle racks, and other 
street furniture should be coordinated in order to enhance the visual unity of site.  

 
Comment: Aside from an outdoor play area which is proposed to be located to the rear of the 

As discussed 
above, a bicycle rack and crosswalks have been added to the site plan. Staff supports this design, 
which helps to bring attention to bicycle and pedestrian movement.  
 
The applicant has updated the parking breakdown on the DSP which displays all uses within the 
shopping center. The day care use requires 1 space per 8 children, which results in 3 spaces 

shopping center requires 55 parking spaces when accounting for all uses on-
parking breakdown indicates a total of 56 parking spaces will be provided, which staff finds 
acceptable.   
 
Conclusion: 
Overall, from the standpoint of the Transportation Planning Section it is determined that this plan is 
acceptable. 
 

Per staff request, the applicant's submission displays a bicycle rack at the southern bounds of the 
taurant. Additionally, the applicant's submission displays a 

crosswalk crossing the point of vehicle entry along the site's frontage of Marlboro Pike 
highlighting pedestrian movement along the site's frontage. 

283 of the Prince George's County Zoning Ordinance (Ordinance) provides guidance for 

building, the applicant's submission does not propose any alterations to the building. 

specifically allotted to day care use. The applicant's submission accurately reflects this. The 
site. The applicant's 
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August 23, 2023

MEMORANDUM

TO: Andrew Shelly, Planner II, Urban Design Section

VIA: Mridula Gupta, Planner IV, Subdivision Section

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

SUBJECT: DSP-22025; Future Stars Early Learning Center

This detailed site plan (DSP) has been filed on Parcel A of Oakcrest Gardens, recorded in Plat Book 
WWW 47 page 63 of the Land Records. The property consists of 1.63 acres 
in the Commercial, General and Office (CGO) Zone; however, this application was submitted for 
review under the prior Zoning Ordinance and Subdivision Regulations. The application has 
therefore been reviewed according to the Commercial Shopping Center (C-S-C) zoning. 
The DSP proposes a daycare for up to 20 students in a 1,053-square-foot tenant space within a 
9,530-square-foot existing shopping center. This DSP application was accepted for review on June 
30, 2023. Comments were previously provided at the July 21, 2023, SDRC Meeting. The comments 
in this referral memorandum are based on revised plans received on August 15, 2023.

The property is subject to Preliminary Plan of Subdivision (PPS) 12-2779, which was approved by 
the Planning Board on May 17, 1961, and for which no records are available. Available aerial 
imagery indicates that the existing building on site was constructed between 1965 and 1977. Based 
on the proposed development, a new PPS and final plat are not required at this time. Pursuant to 
Section 24-111(c)(3) of the prior Subdivision Regulations, resubdivision of the property is not 
required for the proposed development because the final plat was approved prior to October 27, 
1970, the existing development was built prior to January 1, 1990, and no additional gross floor 
area is proposed.

Additional Comments:

1. The record plat for Parcel A did not dedicate a public utility easement (PUE) along the 
-foot-wide PUE along the 

ge, but does not identify whether this easement exists, or whether it is 
proposed by the applicant. PUEs conforming to, and in accordance with Subtitle 24 are not 
required to be provided when there is no requirement for a PPS or final plat. While filing a 
final plat of subdivision is optional for this development, a final plat may be filed for the 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
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Prince George's County 

site's prior 

property's frontage with Marlboro Pike. The site plan shows a 10 
property's fronta 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 
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purpose of dedicating the proposed PUE.
 

2. This property is not required to have an approved certificate of adequacy (ADQ) in 
accordance with Section 24-4503 of the Subdivision Regulations because the proposed 
development is exempt from filing a new PPS and final plat. A new PPS as well as an 
associated ADQ may be required at such a time when any new development is proposed on 
the subject property. The property does not have an existing automatic ADQ pursuant to 
Section 24-4503(a)(1) because the plat was approved prior to October 27, 1970.  

 
 
Recommended Conditions: 
 
None. 
 
The referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. All bearings and distances must be 
clearly shown on the DSP and must be consistent with the record plat. There are no other 
subdivision issues at this time.  
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August 2, 2023 
 
MEMORANDUM 
 
 
TO: Andrew Shelly, Urban Design 
 
FROM: Kelsey Shaffer, Permit Review Section, Development Review Division 
 
SUBJECT:  Referral Comments for DSP-22025  Future Stars Early Learning Center 

 
1. All standard 

demonstrated on the site plan. 
 

2. 
 be demonstrated 

on the site plan. 
 

3. 
access aisle and shall be demonstrated on the site plan. 
 

4. The height and type of all existing and proposed fencing shall be demonstrated on the site 
plan. 
 

5. The dimensions of all existing and proposed gates shall be demonstrated on the site plan. 
 

6. A substantial wall or fence at least 4 feet in height that encloses the outdoor play area is 
required and shall be demonstrated on the site plan. 
 

7. The parking schedule must be revised to demonstrate all uses operating on site, the 
square footage for each use, the parking calculation, and the number of required parking 
spaces for each use per Part 11 of the Zoning Ordinance. 
 

8. This review does not include the review of any signage. 
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parking spaces must be dimensioned at 9.5' by 19' and shall be 

The van accessible handicap parking space must be dimensioned at 11' by 19' with a 5' 
striped access aisle or 8' by 19' with an 8' striped access aisle and shall 

All standard handicap parking spaces must be dimensioned at 8' by 19' with a 5' striped 
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  Countywide Planning Division 
  Environmental Planning Section    301-952-3650 
 
     July 21, 2023 
 
MEMORANDUM 
 
TO:  Andrew Shelly, Planner II, Subdivision Section, DRD 
 
VIA:  Tom Burke, Planning Supervisor, Environmental Planning Section, CWPD TB 
 
FROM:  Alexander Kirchhof, Planner I, Environmental Planning Section, CWPD ANK 
 
SUBJECT: Future Stars Early Learning Center; DSP-22025 
 
The Environmental Planning Section (EPS) has reviewed Detailed Site Plan (DSP-22025), submitted 
for Future Stars Early Learning Center, accepted for review on June 30, 2023. Comments were 
provided in a Subdivision and Development Review Committee (SDRC) meeting on July 21, 2023. 
Revised information was not requested. The EPS recommends approval of DSP-22025 with no 
conditions. 
 
PROPOSED ACTIVITY  
The current application is for the redevelopment of a shopping center to a day care center and 
construction of an associated play area. The current zoning for the site is Commercial, General, and 
Office (CGO); however, the applicant has opted to apply the zoning standards to this application 
that were in effect prior to April 1, 2022, for the Commercial Shopping Center (C-S-C) Zone. 
 
ENVIRONMENTAL REVIEW 
A Woodland Conservation Ordinance Letter of Exemption S-050-2023 and a Natural Resources 
Inventory Equivalency Letter (NRI-040-2023) were approved on March 30, 2023, for the proposed 
activity and submitted with this application. Based upon the provided information and PGAtlas, 
there are no regulated environmental features or unsafe soils. This site has an approved 
stormwater management plan and associated letter 10365-2023-00, which was approved 
March 24, 2023, and expires March 24, 2026.  
 
No other environmental requirements have been identified for this application. 
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Date:    July 5, 2023 
 
To: Andrew Shelly, Urban Design, M-NCPPC 
 
From: Adebola Adepoju, Environmental Health Specialist, Environmental Engineering/ Policy 

Program 
    

 Re: DSP-22025 (Future Stars Early Learning Center) 
 
The Environmental Engineering / 
Department has completed a desktop health impact assessment review of the detailed site plan 
submission for the Future Stars Early learning Center that is located at 5244 Marlboro Pike, 
Capitol Heights, Maryland 20743and has the following comments / recommendations: 
 

1. The facility must apply for licensure to the Maryland Department 

assistance located at 807 Brightseat Road in Landover, MD or call (301) 333-6940. 
 

2. The Facility must have an environmental assessment inspection by the Prince George's 

located at 9201 Basil Court Suite 305 in Largo, Maryland 20774 or call (301) 883-7681. 
 

3. The food that will be served for the free catered breakfast  must be prepared in a 
licensed/permitted catering food facility and all food must origin from a licensed source.  
During the distribution/service of the food there must be a Prince George s County 
Licensed Certified Food Service Manger present. 

 
4. During the construction phases of this project, noise should not be allowed to adversely 

impact activities on the adjacent properties. Indicate intent to conform to construction 

County Code. 
 

5. During the construction phases of this project, no dust should be allowed to cross over 
property lines and impact adjacent properties. Indicate intent to conform to construction 
activity dust control requirements as specified in the 2011 Maryland Standards and 
Specifications for Soil Erosion and Sediment Control. 

 
If you have any questions or need additional information, please contact me at 301-883-7677 or 
aoadepoju@co.pg.md.us.  
  

Policy Program of the Prince George's County Health 

of Education's Division 
of Early Childhood. Contact the Prince George's County office of Child Care for 

County's Health Department Division of Environmental Engineering and Policy Program 

" " 

activity noise control requirements as specified in Subtitle 19 of the Prince George's 
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† ADMITTED IN MD 

 

 

TRACI R. SCUDDER †  

 

 

 

 

 

 

 

4200 Parliament Place, Suite 220 
Lanham. MD 20706 

137 National Plaza, Suite 300 
National Harbor, MD 20745 

 

Post Office Box 114 
Bowie, MD 20719 

 
Office:  240-273-3294 
Cell: -240- 397-3625 
Fax: 240-331-9182 

traci@scudderlegal.com 

 
September 28, 2023 

 
 
 VIA E-MAIL (andrew.shelly@ppd.mncppc.org)  
 
Andrew Shelly, Planner II | Urban Design Section  
Development Review Division 
Maryland National Capital Park and Planning Commission 
14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland  20772 
 

Re:  Future Stars Early Learning Center (DSP-22025) 
 
Dear Mr. Shelly, 
 
Given the need to reduce the size of the play equipment as shown on DSP-22025 to conform 
with the fall zone requirements of the American Society of Testing and Materials, as outlined in 
condition (g) of your Technical Staff Report, we are providing a revised Site Plan to demonstrate 
the reduced size and to address all other conditions as follows: 
 

a. Add the following general notes on the DSP: 
 
(1) “During the construction phases of this project, noise should not be allowed to 
adversely impact activities on the adjacent properties. Indicate intent to conform to 
construction activity noise control requirements as specified in Subtitle 19 of the Prince 
George’s County Code.”  
 
(2) “During the construction phases of this project, no dust should be allowed to 
cross over property lines and impact adjacent properties. Indicate intent to 
conform to construction activity dust control requirements as specified in 
the 2011 Maryland Standards and Specifications for Soil Erosion and 
Sediment Control.” 
Response:  This information has been added to General Notes on “1 Site Plan-Cover, 
230928”, Numbers 20 and 21 

SCUDDER 
--LEGAL--
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  DSP-22025 

 

b. Dimension the crosswalks on the DSP. 
Response:  This information has been added to the Site Plan, see “4 Site Plan-DSP-
230928”.  
 
c. Dimension the setback from the play area fence to the eastern property line on the 
DSP. 
Response:  This information has been added to the Site Plan, see “4 Site Plan-DSP-
230928”.  
 
d. Provide the maximum signage area permitted for this property (378 square feet) on 
the signage schedule. 
Response:  This information has been added to the Site Plan, see “4 Site Plan-DSP-
230928” Signage Table.  
 
e. Provide site details for the benches. 
Response:  This information has been added to the Site Plan, see “6 Site Plan-DSP-
Details2-230928”. 
 
f. Install a picnic table in the open play area on the DSP. 
Response:  This information has been added to the Site Plan, see “4 Site Plan-DSP, 
230928” and “6 Site Plan-DSP-Details-2-230928”. 
 
g. Demonstrate that the required American Society for Testing and Materials fall zones 
and appropriate surface material depth are met on the DSP. 
Response:  The Site Plan has been revised to reduce the size of the play equipment to 
conform with the fall zone requirements, see “4 Site Plan-DSP, 230928” and “5 Site 
Plan-DSP-Details-230928”. 
 

 If you have any questions, please feel free to contact me.  I appreciate your time and 
attention to this matter. 
 

Warmest regards, 
 

Traci R. Scudder 
Traci R. Scudder, Esquire 
Attorney for the Applicant 

 
 

Cc: via email 

Future Stars Early Learning Center  
Owner & Administrator  
Ms. Chantelle Coles-Jackson  
Email: FutureStarsEarlyLearningCenter@gmail.com 
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FUTURE STARS 
EARLY LEARNING CENTER 

PARCEL A 
5244 MARLBORO PIKE 

18TH ELECTION DISTRICT, PRINCE GEORGE'S COUNTY 
CAPITOL HEIGHTS, MD 20743 

DETAILED SITE PLAN 
SITE PLAN NO. DSP-22025 

OVERALL MAP 
SCALE: 1"=200' 
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APPLICANT 

FUTURE STARS EARLY LEARNING CENTER 
491)80 JUSTSTREETNE 
WASHINGTON, DC 20019 

CONTACT: CHANTELLECOLES-JACKSON 
PHONE: (202)591 -7230 
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3. THEEXIST INGZONING ISCGO (COMMERCIAL,GENERALANDOFFICE hANOTHE 
PREVIOUSZONING WASC-S-CiCOI.IMERCIALSHOPPINGCENTER\ 

4. TH E PR 0JECTSITI: ISCURRENTLY0CCUPED. THE EXISTINGL.ANDUSEISF0RMIXED-USEIC0MMERCIALA.NDRETAIL 
THEPROP'OSED USEFOR5244 1S ADAYCARE 

5. THEPURPOSEOfTHISDETA.llEDSITEPLAN ISTO PROPOSEACHANGEOF USEFORTHEUNIT LOCATEDAT52 .. 
MARLBOROPIKETOADAYCAREOFUPT020CHILDREN WITHANANTICIPATEDENRO..LMENTOF12CHl DREN 

7. THE EXISITNG AND PROPOSED 5EWER A.ND WATER DESIGNATIONS ARE $-3 5EWER CATEGORY A.NO W-3 
WA.TER CATEGORY. 

9. TH E DEVELOPERHASPROPOSED TOPROVIDE PRIVATERECREATIONFACILITIES TOA DAYCA.RECENTER. 
TH EPROP'OSEDPROJECT ISNOTREOUIRED TOPARTICJ'A.TE INMANDA.TORYPARKDEDICATION 

12. THEREARE NO SIBEA.MS ON THESUBJECTPROPERTY. THEREARENOWETlANDSONTHESUBJECTPROPERTY 
PERA.MAPCREATEDBYTHENATIONALWETLANDS INVENTORYMAPPERONMARCH 7,2023 

13.INALETTERDATEDMARCH2,2023,THEPRtlCEGEORGE"SCOUNTYDEPARTMENTOFPERMITTING. tlSPECTION. A.NO 
ENFDRCEMENTSTATEDTHAT NOCIJUITTY REG ULATE0 100-YEARFLOCOPLAINIS LOCATEDOl'Vi lTE. 

19. 0UTOOORP\..AYSHALLBELIMITEOTO THEtQJRSSETWEEN7A.M.AN0 9P.M.EXISTINGLIGHTINGON THESAC K Sl'.)E 
0FTHEBUl DI NGl'l ll lREMAINAS THE0N LY LIGHTINGS0URCE. 

20. 0URING THECONSTRIJCTIOOPHASESOFTHISPROJECT.NOISESHOULDNOTBE ALLOWED TOAOVER5ELY IMPACT 
ACTMTI ESONTIEAOJACENT PROPERTIES.l l>D CATE INTENT TOCONFORMTOCONSTRUCTIONACTMTYNDISE 
CONTROLREOUIREMENTSASSPECIFIEDtlSUllTITLE 190F THEPRtlCEGEORGE'SCOUNTYCOOE 

21. 0URINGTHECON STRUCTIONPHASES OF THISPROJECT. NO DUSTSHOULDBEALLOWEDTOCROSSOVERPROPE RTY 
LtlESAND IMPACTADJACENTPRQPERTIES. JsDICATEtlTENT T0CONF0RM T0C0NSTRUCTION ACTI\IITYOUST 
CONTROLREOUIREMENTS ASSPECIFIEDtlTHE2011 MARYL.ANDSTA.NDAADS AIIDSPECIFK:ATIONSFORS.Ol 
EROSIONANDSEDIMl:NT CONTRO.. 

LANDSCAPE NOTES: 

APPLICANT 

FUTURE STARS EARLY LEARNING CENTER 
491)80 JUSTSTREETNE 
WASHINGTON, DC 20019 

CONTACT: CHANTELLECOLES-JACKSON 
PHONE: (202)591-7230 

LEGENO 
____ PRCf'ERTY l l1 E 

---- l,[)JIICEHTPR(HRT'l'll1C 

__ _.,\!... __ EX. 11 DD.CCfflCU\ 

___ ..l;L __ E>:. 11TERM:W.rECC>HTOVR 

--- EX, CIJRe m;; G<JTT£R 

_.,.._EX. C'/ERfU.OELECTRIC 

- a - EX. GAS 

------ EX.SA.'ITAR~SEl\'ER 

---8:.WMER 

Q: E>:. ll.HTl1GTOBl: VSrnFORl't,\Y,; a,c~ 

11111 

1. TH E PROPOSED USE CHANGE IN AN EXISTING BUILDING IS EXEMPT FROM SECTIONS 4.1, 4.2 , 4 .3. 4.6, 4.7, 4.8. 4, 10, ANO 4,11 OF TH E LANDSCAPE MANUAL PER 1, 1 (t) 
BUILDING PERMITS FOR INTERIOR OR EXTERIOR REHABILITATION (INCLUDING, BUT NOT LIMITE D TO. FACADE RESTORATION, CANOPIES. AND MECHANICAL 

~~~i;i;NNT6 ~;E~o~~~Tl~~:~~NN~i~0~~~~ 
11~C::,,~~ ~H1~~~~~6~!~~~~fc~ ~~~~~~1~6:i~6~~:!,'~~~ cN6~~N~~: i: ::~~~E~~s~~i~~l:L 

GROSS FLOOR AREA {GFA) OF THE BUILDING ARE EXEMPT FROM THE REQUIREMENTS OF SECTIONS 4,1, 4.2 , 4.3 , 4.6. 4 ,7, 4 .8, 4 .10 , AND 4.11. 

FRONTYARDSETBACK(FROMSTREET) 

SIOEYAROSET8ACK(AOJ. TORESIOENTIAl) 

SIDEYAROSETBACK(AOJ. TO NONRESIDENTIAL) 

ENROLLMENT (MAX.) 

SITE DATA TABLE PER SECTION 27-462 

SIGNAGE TABLE PER SECTION 27-613 

MAXIMUM AREA FOR 
ENTIRE SHOPPING CENTER 

AREA.~AI.L SIGNSONABUII.DIN G 
BUILDING OR CANOPY SHALL BENOMORETHAN2SFTO 

SIGNAGE IN AN EACHLISEARFOOT OF l'IIDTHALONG 
INfEGRATEO SHOPPINGTHEFRONTOF THEBUILDING. MAXIMUM 

CENTER 400 SFOfCOMll lNEDSIG NAGE 

EXISTINGBUILO INGHEIGHT: APPROXIMATELY 15" 

EXISTING TOTAL SQUARE FOOTAGE OF ALL USES: 9,530 SF 

AN TICIPATEDENROLLMENTOF12, UPT020 

REQUIRED AND EXISTING SITE PARKING CALCULATIONS: 

ONSITE USE + SQUARE FOOTAGE PARKING CALCULATION 

c ~~~11f~1,'1BE\~SM_\Nl ,rn, SF 1.0 PERSOOSFOFGFA 

HAIR S,,,..ON - NOl<'-W. PAR~ ING GENERATION t i8 ~~irt~ ~'; 
NAIL SAI.ON - NOl<'-W. PARKI NGGENERATION 

BARBERSHOP - NORMALPARKt-lGGENERATKJN 

PROPOSED DAYCARE PARKING CALCULATIONS: 

REOUIREO: OAYCARE:1.0SPACEPERBCHILOREN 

PROPOSEDFOR20 CHILDREN•3SPACES 

HANDICAPREQU IRED: 1 SPACE 

HANOICAPPROPOSED: 1 VANACCESSIBLESPACE 
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.:ff 

FUTURE 
~\ 

STARS 
PICK UP/ 

DROP OFF 
ONLY 

~ .-:! 

(
1
---,, PICK UP/DROP OFF SIGNAGE DETAIL 

\ __ __ / NOT TO SCALE 

NOTES: 
1. PLAY SURFACE SHOULD BE FROM SURFACE AMERICA 

OR SIMILAR. ALTERNATIVES TO BE APPROVED BY 
FUTURE STARS EARLY LEARNING CENTER. 

2. PLAY SURFACE IS TWO LAYERS. WILL BE WET 
POURED AND TROWELED ON SITE. 

3. TYPICAL THICKNESS RANGES FROM 1 3/4" - 5 1/2". 

4. MU LTIPLE EDGE CONDITIONS AVAILABLE. SEE 
MANUFACTURER'S SHEET FOR ADDITIONAL 
INFORMATION . 

5. PRODUCT FROM SURFACE AMERICA IS IPEMA 
CERTIFIED. RUBBER SURFACE MEETS CRITICAL 
FALL HEIGHTS UP TO 13 FEET PER ASTM F-1292. 

ff -~~-

RESERVED 
FUTURE 
STARS 

PARKING 
ONLY 

(2' , RESERVED PARKING SIGNAGE DETAIL 
\ .~ ___ ./ NOT TO SCALE 

EPDM (ETHYLENE PROPYLENE 
DIENE MONOMER) OR TPV GRAN ULE & 
AROMATIC OR ALIPHATIC URETHANE 
BINDER 

NOTES: 

Adventure Climber Activity Climber Discovery Playhouse 1. SEE SIMPLA Y3 MODEL # 22007/22020 

I 
T 

(:3J ~o~~;,~.~~UCTURE DETAIL , __ __,/ 

VARIABLE­
MAX.8" 

YOUNG EXPLORERS MODULAR PLAY 
SYSTEM FOR ASSEMBLY INSTRUCTIONS 

AND SPEC IFICATIONS . 

2. CAN FIT UP TO 9 CHILDREN AT ONE TIME. 

3. HAS 12 DIFFERENT CONFIGURATIONS. SEE 
SITE PLAN FOR STRAIGHT CONFIGURATION. 

4. PER INFORMATION FROM THE ASTM, FALL 
ZONES FOR THIS PLAY EQU IPMENT HAVE 
BEEN SHOWN AS THE 6' MINIM UM. 

'''""'=""'""="" "-· ,.,,., ,.., .. 00""" 

VARIABLE­
MAX.8" 

APPLICANT 

FUTURE STARS EARLY LEARNING CENTER 
491)80 JUSTSTREETNE 
WASHINGTON, DC 20019 

CONTACT: CHANTELLECOLES-JACKSON 
PHONE: (202)591 -7230 

n 
IN-GROUND MOUNT 

GROUT COVER 
(TWO-PIECE) 

( 4- ,, INVERTED "U" BIKE RACK DETAIL 
•~- __ / NOT TO SCALE 

EXISTING SIDEWALK ----. 
APPROX.16" 

BETWEEN 1 3/4" TO 5 1/2", TO BE DETERM INED 

( 5-- ', PLAY AREA PLAYBOUND SURFACE DETAIL 
\ __ __ '.) NOT TO SCALE 

~ 
RESERVED 
PARKING 

VAN 
ACCESSIBLE 

( 3-\ HANDICAP PARKING - VAN ACCESSIBLE SIGNAGE 
1'-..... ___ j NOT TO SCALE 

1 t◄ t.'At 
ENGINEERING 

BY CLIENT. 

CONCRETE, ASPHALT, OR 
CRUSHED STONE 

( 6 __ -_-_-_-/'--• PLAY AREA FENCE DETAIL 
'--- NOT TO SCALE 

RIGHT 12'x17' TRIANGLE SHADE SAIL 
BY ROYAL SHADE 

(9-, SHADE TRIANGLE 
\._ ___ / NOT TO SCALE 

EXISTING SIDEWALK 

NOTES: 
1. CROSSWALK WILL BE PAINTED ON 

TOP OF EXISTING SIDEWALK. 

2. CROSSWALK TO BE PAINTED WH ITE 
PER HIGHWAY STANDARDS. 

(7-\ CROSSWALK STRIPING 
\"-- __.,/ NOT TO SCALE 

Sf'E<YlC.IJIONS • 'f\JltJtE STAAS• fut. ~ 

: I ; FUTURE STAmfl l ~ EARLY LEARNING CEN:t:ER 

I 

-----.t~ J 
g 

~ ;,; 1-

~~ 
---.: 
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f1--1i\, EXISTING LIGHTING 
\ ; __ __ ) NOT TO SCALE 

2" X 10" RECYCLED PLASTIC SLATS 

43~ , PICNIC TABLE 
'\J ____ '.1/' NOT TO SCALE 

NOTES: 
1. EXISTI NG LIGHTING TO BE USED 

FOR PLAY AREA LIGHTING. 

2. SEE DETAILED SITE, LANDSCAPE, 
& LI GHTING PLAN FOR INFORMATION 
ON LIGHTING LOCATIONS . 

~ 

; , I ! 
;;:;~ 

~ 

42~, BENCH (TYP.) 
\ ~ ___ -;/ NOT TO SCALE 

4 8 ' 

j 

3-314" . 

NOTES: 

1. BENCHES SHOULD BE PL4-P OR SIMILAR. 

ALTERNATIVES TO BE APPROVED BY 

FUTURE STARS EARLY LEARN ING CENTER. 

APPLICANT 

FUTURE STARS EARLY LEARNING CENTER 
491)80 JUSTSTREETNE 
WASHINGTON, DC 20019 

CONTACT: CHANTELLECOLES-JACKSON 
PHONE: (202)591 -7230 
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Future Stars Early Learning Center 
(Detailed Site Plan) 

DSP-22025 

Proposed New Condition 1.h. 

1. Prior to certification, the detailed site plan (DSP) shall be revised, or 
additional information shall be provided, as follows: 

a. Add the following general notes on the DSP: 

(1) "During the construction phases of this project, noise 
should not be allowed to adversely impact activities on 
the adjacent properties. Indicate intent to conform to 
construction activity noise control requirements as 
specified in Subtitle 19 of the Prince George's County 
Code." 

(2) "During the construction phases of this project, no dust 
should be allowed to cross over property lines and impact 
adjacent properties. Indicate intent to conform to 
construction activity dust control requirements as 
specified in the 2011 Maryland Standards and 
Specifications for Soil Erosion and Sediment Control." 

b. Dimension the crosswalks on the DSP. 

c. Dimension the setback from the play area fence to the eastern 
property line on the DSP. 

d. Provide the maximum signage area permitted for this property 
(378 square feet) on the signage schedule. 

e. Provide site details for the benches. 

f. Install a picnic table in the open play area on the DSP. 

g. Demonstrate that the required American Society for Testing and 
Materials fall zones and appropriate surface material depth are 
met on the DSP. 

Bold represents new language I 
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h. Provide revised play equipment, including Americans with 
Disabilities Act (ADA) play equipment, in the open play area 
on the DSP subject to the review of the Urban Design 
Section. 

Bold represents new language 2 
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