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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Conceptual Site Plan CSP-23002 

Type 1 Tree Conservation Plan TCP1-052-97-03 
Variance to Section 25-122(b)(1)(G) 
Signature Club East 

 
 

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 
 

The subject property is within the Residential, Multifamily-48 (RMF-48) Zone. 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 27-1900 et. seq. of the Zoning Ordinance, until April 1, 2025, for property in the RMF-48 
Zone, an applicant may elect to apply for a conceptual site plan (CSP) pursuant to the requirements 
of the prior Zoning Ordinance. The subject CSP was accepted for review prior to April 1, 2025, and 
therefore, qualifies for review under the prior Zoning Ordinance. The applicant has elected to have 
this application reviewed under the provisions of the prior Zoning Ordinance, and the property’s 
prior Mixed Use-Transportation Oriented (M-X-T) zoning. Pursuant to Section 27-276(c)(2) of the 
prior Zoning Ordinance, on March 26, 2024, the applicant provided a letter to waive the 70-day 
review requirements. Staff considered the following in reviewing this CSP: 
 
a. Zoning Map Amendments A-9960-C and A-9960-C-01; 
 
b. The prior Prince George’s County Zoning Ordinance Mixed Use-Transportation Oriented 

(M-X-T) Zone standards and site design guidelines.  
 
c. Conceptual Site Plans CSP-99050 and CSP-99050-01;  
 
d. The Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance; 
 
e. Referral comments; and 
 
f. Community feedback. 
 
 



 4 CSP-23002 

FINDINGS 
 

Based upon the evaluation and analysis of the subject application, the Urban Design staff 
recommend the following findings: 
 
1. Request: This conceptual site plan (CSP) requests development of up to 300 multifamily 

dwelling units and 12,600 square feet of commercial/retail space.  
 
2. Development Data Summary: 

 
 EXISTING EVALUATED 

Zone(s) RMF-48 M-X-T 

Use(s) 
Vacant Commercial and 

Multifamily Residential 
Gross Acreage 16.90 16.90 
Net Tract Acreage 16.85 16.85 

Lot 
1 

(Lot 12)* 
4 

Outparcel 
1 

(Outparcel B) 
0 

Total Gross Floor Area (sq. ft.) 0 Up to 337,600 sq. ft. 
Commercial Gross Floor Area 0 Up to 12,600 sq. ft. 
Multifamily dwelling units 0 Up to 300 

 
Note:  * Lot 12 of the subject property is designated as Pod 3 in CSP-99050, part of the 

overall Manokeek and Signature Club at Manning Village developments.  
 
 
Floor Area Ratio (FAR) in the Mixed Use-Transportation Oriented (M-X-T) Zone 
 

Base Density Allowed: 0.40 FAR 
Residential Optional Method: 1.00 FAR* 
Total FAR Permitted: 1.40 
Total FAR Proposed:  0.46** 

 
Notes: *Pursuant to Section 27-545(a)(1) of the prior Prince George’s County Zoning 

Ordinance, “[u]nder the optional method of development, greater densities shall be 
granted, in increments of up to a maximum floor area ratio of 8.0, for each of the 
uses, improvements, and amenities (listed in Subsection (b)), which are provided by 
the developer and are available for public use.” Section 27-545(b)(4) of the prior 
Zoning Ordinance states that “an additional gross floor area equal to a FAR of 1.0 
shall be permitted where 20 or more dwelling units are provided.”  
 
**The total proposed gross floor area of the proposed development is 337,600 
square feet, which results in a total FAR of approximately 0.46. 
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3. Location: The subject property is located on Tax Map 161 in Grid E-2. Geographically, the 
site is located in the northeast quadrant of the intersection of MD 228 (Berry Road) and 
Manning Road East.  

 
4. Surrounding Uses: To the west, the subject property is bound by Manning Road East, and 

by a development of 76 townhouse units called Addition to Signature Club at Manning 
Village, in the RMF-48 (formerly M-X-T) Zone. To the north and northeast of the property 
are single-family detached homes in the Residential, Rural (formerly Rural Residential 
(R-R)) Zone. To the south, the property is bound by MD 228 and beyond by single-family 
detached homes in the Agricultural-Residential (formerly Residential-Agricultural) Zone.  

 
5. Previous Approvals: The subject property consists of Lot 12 and Outparcel B. Lot 12 was 

originally part of a property comprising approximately 97 acres, which was rezoned from 
the Employment and Institutional Area (E-I-A) Zone to the M-X-T Zone, pursuant to the 
1993 Subregion 5 Master Plan and Sectional Map Amendment (1993 Master Plan). 
Outparcel B was part of a larger property known as Parcel 25, which consisted of 
approximately 12.99 acres on both the east and west sides of Manning Road.  
 
CSP-99050 was approved by the Prince George’s County Planning Board on July 27, 2000 
(PGCPB Resolution No. 00-142), consisting of three development areas (Pods 1, 2 and 3). 
Pod 3 consists of what is now Lot 12 and was approved for a total of 157,500 square feet of 
commercial space, including 10,000 square feet of office space. The subject CSP which 
covers Lot 12 and Outparcel B, if approved, will supersede CSP-99050 for the area of Lot 12. 
Pursuant to Section 27-1704(a) of the current Zoning Ordinance, approvals for a CSP, 
special permit, comprehensive sketch plan, or comprehensive design plan may not be 
amended to increase the land area subject to such approval. Therefore, the subject CSP 
application was filed and reviewed as a new CSP because the applicant is adding a 3.7-acre 
parcel (Outparcel B) to the Pod 3 development. 
 
CSP-99050-01 was approved by the Planning Board on November 3, 2005 (PGCPB 
Resolution No. 05-228), for the revision to the layout and unit-mix for Pod 2. This CSP 
amendment did not impact Pod 3, which was depicted as Lot 12.  
 
Preliminary Plan of Subdivision (PPS) 4-01064 was approved by the Planning Board on 
February 7, 2002 (PGCPB Resolution No. 02-08), and the property platted subsequent to 
this approved PPS was recorded in the Prince George’s County Land Records, in Plat Book 
REP 205-46. This PPS consists of Lot 12 and Outparcel B, which were zoned M-X-T and R-R, 
respectively. Under PPS 4-01064, Lot 12 was approved for 157,000 square feet of mixed 
retail/office space with a trip cap of 147 AM and 524 PM peak hours. No development was 
approved in Outparcel B. However, the entire property will require a new PPS following 
approval of the CSP, to further subdivide the property into four lots, and to develop 
Outparcel B.  
 
Zoning Map Amendment A-9960-C was approved by the Prince George’s County District 
Council on January 9, 2006 (Zoning Ordinance No. 2-2006), to rezone the property of 
approximately 12.54 acres located on both sides of Manning Road East, which includes 
Outparcel B, from the R-R Zone to the M-X-T Zone. Lot 12, however, is not subject to 
A-9960-C.  
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The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment (2013 Master 
Plan) retained the applicable zoning of Outparcel B and Lot 12. 

 
A-9960-C-01 was approved by the District Council on February 24, 2022 (Zoning Ordinance 
No. 3-2022), to amend A-9960-C for deleting Condition 5, “The Conceptual Site Plan shall 
show the proposed community center in a more prominent location”.  
 
Detailed Site Plan DSP-04063 was approved by the Planning Board on December 22, 2005 
(PGCPB Resolution No. 05-250), for development of age-restricted (ages 55 and older) 
dwelling units in the M-X-T Zone, on Lot 11, and shows Lot 12 to remain vacant for future 
commercial/retail development. On April 10, 2006, the District Council affirmed the 
Planning Board’s approval of DSP-04063, with three conditions. Subsequently, three 
Planning Director level revisions were approved (two for the addition of architectural 
model types, and one to replace the sound wall along MD 210 (Indian Head Highway) and 
MD 228, for part of the frontage of Lot 11). 
 
DSP-04063-04, which superseded the original approval of DSP-04063, was approved by the 
Planning Board on December 7, 2017 (PGCPB Resolution No. 17-153(C)), for development 
of 95 single-family detached and 218 single-family attached residential units on Lot 11, and 
shows Lot 12 to remain vacant for future development. Subsequently, three Planning 
Director level revisions were approved (two for the addition of architectural model types, 
and one for revision to the clubhouse, recreational facilities, and relocation of the entrance 
feature to the community). Lot 12 of the subject CSP was included in DSP-04063 and 
subsequent amendment applications, but was never approved for development. A new DSP 
for the subject property, consisting of Lot 12 and Outparcel B, will supersede the 
development of Lot 12 under DSP-04063 and its subsequent amendment applications. 

 
6. Design Features: The subject property is currently vacant, with  tree coverage. The site is 

accessed from the existing traffic circle at the intersection of Caribbean Way and Manning 
Road East. The applicant proposes a mixed-use development with up to 300 multifamily 
dwelling units and up to 12,600 square feet of commercial/retail uses, which will be 
constructed in eight multifamily buildings and three commercial pad sites. The proposed 
eight multifamily dwelling buildings will be located in the northern portion of the property, 
while the three commercial pad sites will be located in the southern portion of the property. 
The eight multifamily buildings will be three to five stories and include approximately 24 to 
48 dwelling units in each.  
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Figure 1: Conceptual Site Plan 

 
 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. Zoning Map Amendment A-9960-C and subsequent amendments: A-9960-C, which 

rezoned Outparcel B from the R-R Zone to the M-X-T Zone, was approved by the District 
Council on January 9, 2006, in accordance with Zoning Ordinance 2-2006, subject to 
seven conditions. A-9960-C-01 was approved by the District Council on February 24, 2022, 
to eliminate Condition 5 from A-9960-C (Zoning Ordinance No. 3-2022). The conditions of 
A-9960-01-C relevant to the review of this CSP are listed below, in bold text. Staff’s analysis 
of the project’s conformance to the conditions follows each one, in plain text:  
 
1. Prior to the issuance of any building permits within the subject property, the 

following road improvements shall (a) have full financial assurances, (b) have 
been permitted for construction through the operating agency’s access permit 
process, and (c) have an agreed-upon timetable for construction with the 
appropriate operating agency:  
 
a. Widening of the southbound approach of Manning Road, to provide 

four approach lanes, two left-turn lanes, one through lane, and one 
right-turn lane.  

 
b. Operation of the dual left-turn lanes along the westbound MD 

Route 228 approach.  
 
c. Modification of the island in the southwest quadrant of the 

intersection, to eliminate the eastbound free right turn along MD 
Route 227 and restriping to provide two receiving lanes for the 
westbound left turns.  
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d. Restriping the shoulder of westbound MD 228 to provide an exclusive 

right-turn lane.  
 
e. Elimination of the split-phasing of the MD Route 228/Manning Road 

Signal.  
 
One page 28 of the statement of justification (SOJ), the applicant noted that various 
permits for the overall Manokeek and Signature Club at Manning Village 
developments were issued. Thus, this condition was satisfied. Staff use PGAtlas and 
satellite images to verify and conclude that the above-mentioned roadway 
improvements have been constructed.  

 
2. The total combined development of the western portion (8.57 acres) of the 

subject property and Pod 2 on CSP-99050 shall not exceed the total 
development approval for Pod 2 on CSP-99050. 
 
This condition is not applicable to the subject CSP since Outparcel B is not located in 
the western portion of CSP-99050, and was not part of Pod 2. In addition, Lot 12 is 
not subject to A-9960-C. 

 
3. The wetland area located at the southwestern corner of this property shall be 

protected from grading disturbances, throughout the development process. 
During the review of all subsequent plans, the wetland and the 25-foot buffer 
area shall be shown on all plans and shall be protected by a platted 
conservation easement. 
 
The wetland and the 25-foot buffer area are located in the southwestern corner of 
the adjacent Signature Club East development, and are not within the subject CSP 
application area. This wetland system is shown on Type 1 Tree Conservation Plan 
TCP1-009-2021. 

 
4. All Conceptual Site Plans, Preliminary Plans of Subdivision, Detailed Site 

Plans, and Tree Conservation Plans proposing residential development on this 
site shall include a Phase I and Phase II Noise Study, as appropriate, to show 
the location of the 65 dBA Ldn noise contour (mitigated and unmitigated) and 
to show that all State noise standards have been met for interior areas and 
residential type uses. 
 
Phase I and Phase II noise studies were completed with prior approved plans for the 
Signature Club development. The location of the 65 dBA Ldn noise contour is 
labelled on the submitted CSP and tree conservation plan, in accordance with the 
record plat in Plat Book REP 205-46. This noise contour transverses the southern 
portion of the property, where the three future commercial pad sites are located. 
The proposed multifamily buildings are located in the northern portion of the 
property and are outside the 65 dBA Ldn noise contour, as shown on the submitted 
CSP, which will not be affected by noise exceeding 65 dBA. Therefore, no new noise 
study was deemed appropriate with this CSP. A noise study may be required with 
future development applications as final building locations are determined, in 
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accordance with the above condition, as required by Section 27-213(c) of the prior 
Zoning Ordinance. 

 
6. The bufferyard required between land uses in the M-X-T Zone and uses on 

adjoining R-R land shall be doubled. 
 
This condition is applicable to the multifamily portion of the proposed development 
on Outparcel B, and a 40-foot-wide bufferyard is shown on the submitted CSP, in 
conformance with this requirement.  

 
7. The Woodland Conservation Threshold shall be at 20 percent. 

 
Although Lot 12 is not subject to A-9960-C, the submitted TCP1-052-97-03 for 
Lot 12 and Outparcel B shows the overall Manokeek and Signature Club 
developments (343.65 acres) woodland conservation threshold is provided at 
35.64 percent. The woodland conservation worksheet appears to calculate the 
requirement for Outparcel B based on a 15 percent threshold for the M-X-T Zone. 
Therefore, a condition is recommended herein requiring the applicant to update the 
worksheet to show that the Outparcel B threshold requirement is 20 percent, in 
conformance with this condition.  

 
8. Prince George’s County Zoning Ordinance: The subject CSP has been reviewed for 

compliance with the requirements of the M-X-T Zone and the site plan design guidelines of 
the prior Zoning Ordinance. 
 
a. The subject CSP is in conformance with the requirements of Section 27-547, Uses 

Permitted, of the prior Zoning Ordinance, which governs permitted uses in the 
M-X-T Zone. The applicant proposes a mixed-use development of 300 multifamily 
dwelling units (up to 325,000 square feet) and up to 12,600 square feet of 
commercial/retail uses. Both multifamily residential and commercial uses are 
permitted in the M-X-T Zone. 
 
Section 27-547(d) of the prior Zoning Ordinance requires at least two out of the 
following three categories of uses be present in every development in the 
M-X-T Zone: 

 
(1) Retail businesses; 
 
(2) Office, research, or industrial uses; 
 
(3) Dwellings, hotel, or motel. 

 
The subject CSP proposes two types of uses, including a commercial/retail space of 
12,600 square feet and 300 multifamily dwelling units, in conformance with 
Section 27-547(d). Per Footnote 7, which is applicable to the “Dwellings, all types” 
use in the Table of Uses, the maximum number and type of dwelling units shall be 
determined at the time of CSP approval. Therefore, development of this property 
will be limited to 300 multifamily dwelling units, as proposed in this CSP. 
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b. Section 27-548 of the prior Zoning Ordinance, M-X-T Zone Regulations, establishes 
additional standards for development in this zone. The CSP’s conformance with the 
applicable provisions is discussed, as follows:  
 
(a) Maximum floor area ratio (FAR): 

 
(1) Without the use of the optional method of development—0.40 

FAR; and  
 
(2) With the use of the optional method of development—8.0 FAR. 
 
A floor area ratio (FAR) of 0.46 is proposed in this CSP. However, this project 
can be developed up to the maximum allowed 1.40 FAR, in accordance with 
Section 27-545(b)(4), Optional Method of Development, which allows an 
additional FAR of 1.0 on top of the base 0.4 FAR to be permitted, where 20 or 
more dwelling units are proposed. In this CSP, up to 300 multifamily 
dwelling units are proposed and the proposed FAR is in conformance with 
the maximum allowance. 
 

(b) The uses allowed in the M-X-T Zone may be located in more than 
one (1) building, and on more than one (1) lot. 

The applicant proposes a mix of uses, including commercial and residential 
uses, in more than one building and on more than one lot, as permitted. 

 
(c) Except as provided for in this Division, the dimensions for the location, 

coverage, and height of all improvements shown on an approved 
Detailed Site Plan shall constitute the regulations for these 
improvements for a specific development in the M-X-T Zone. 
 
This requirement is not applicable since this application is for a CSP. 
Subsequent DSP approvals will provide regulations for development on this 
property. 

 
(d) Landscaping, screening, and buffering of development in the 

M-X-T Zone shall be provided pursuant to the provisions of the 
Landscape Manual. Additional buffering and screening may be 
required to satisfy the purposes of the M-X-T Zone and to protect the 
character of the M-X-T Zone from adjoining or interior incompatible 
land use. 

The development is subject to the requirements of the 2010 Prince George’s 
County Landscape Manual (Landscape Manual). The applicant has submitted 
a conceptual and illustrative landscape plan that meets the requirements of 
the Landscape Manual. Additional buffering and screening may be required 
to satisfy the purposes of the M-X-T Zone, and to protect the character of the 
M-X-T Zone from adjoining incompatible land uses, at the time of DSP. 

 
(e) In addition to those areas of a building included in the computation of 

gross floor area (without the use of the optional method of 
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development), the floor area of the following improvements (using the 
optional method of development) shall be included in computing the 
gross floor area of the building of which they are a part: enclosed 
pedestrian spaces, theaters, and residential uses. Floor area ratios 
shall exclude from gross floor area that area in a building or structure 
devoted to vehicular parking and parking access areas 
(notwithstanding the provisions of Section 27-107.01). The floor area 
ratio shall be applied to the entire property which is the subject of the 
Conceptual Site Plan. 

 
The FAR for the proposed development, up to 337,600 square feet on the 
16.9-acre property, is 0.46. This will be reviewed further at the time of DSP, 
once the final proposed gross floor area of the buildings is proposed, in 
conformance with this requirement. 

 
(f) Private structures may be located within the air space above, or in the 

ground below, public rights-of-way. 
 
There are no private structures proposed in public rights-of-way, as part of 
this development. Therefore, this requirement is not applicable to the 
subject CSP. 

 
(g) 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. 

The subject property has frontage on and direct vehicular access to Manning 
Road East, which is a public right-of-way. Final access locations and any 
rights-of-way will be determined with the required PPS. 

 
(h) Townhouses developed pursuant to a Detailed Site Plan for which an 

application is filed after December 30, 1996, shall be on lots at least 
one thousand two hundred (1,200) square feet in size, and shall have at 
least sixty percent (60%) of the full front facades constructed of brick, 
stone, or stucco. In addition, there shall be no more than eight (8) 
townhouses per building group, except where the applicant 
demonstrates to the satisfaction of the Planning Board or District 
Council, as applicable, that more than eight (8) dwelling units (but not 
more than ten (10) dwelling units) would create a more attractive 
living environment or would be more environmentally sensitive. In no 
event shall the number of building groups containing more than 
eight (8) dwelling units exceed twenty percent (20%) of the total 
number of building groups in the total development. The minimum 
building width in any continuous, attached group shall be 
eighteen (18) feet, and the minimum gross living space shall be one 
thousand two hundred and fifty (1,250) square feet. For the purposes 
of this Subsection, gross living space shall be defined as all interior 
building space except the garage and unfinished basement or attic 
area. The minimum lot size, maximum number of units per building 
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group and percentages of such building groups, and building width 
requirements and restrictions shall not apply to townhouses on land 
any portion which lies within one-half (½) mile of an existing or 
planned mass transit rail station site operated by the Washington 
Metropolitan Area Transit Authority and initially opened after 
January 1, 2000. In no event shall there be more than ten (10) dwelling 
units in a building group and no more than two (2) building groups 
containing ten (10) dwelling units. For purposes of this section, a 
building group shall be considered a separate building group (even 
though attached) when the angle formed by the front walls of two (2) 
adjoining rows of units is greater than forty-five degrees (45°). Except 
that, in the case of a Mixed-Use Planned Community, there shall be no 
more than eight (8) townhouses per building group, except when the 
applicant demonstrates to the satisfaction of the Planning Board or 
District Council, as applicable, that more than eight (8) dwelling units 
(but not more than ten (10) dwelling units) would create a more 
attractive living environment or would be more environmentally 
sensitive. In no event shall the number of building groups containing 
more than eight (8) dwelling units exceed twenty percent (20%) of the 
total number of building groups in the total development. The 
minimum building width in any continuous, attached group shall be 
eighteen (18) feet, and the minimum gross living space shall be one 
thousand two hundred and fifty (1,250) square feet. For the purposes 
of this Subsection, gross living space shall be defined as all interior 
building space except the garage and unfinished basement or attic 
area. Garages may not dominate the streetscape. Garages that are 
attached or incorporated into the dwelling shall be set back a 
minimum of four (4) feet from the front façade and there shall not be 
more than a single garage, not to exceed ten (10) feet wide, along the 
front façade of any individual unit. Garages may be incorporated into 
the rear of the building or freestanding in the rear yard and accessed 
by an alley. Sidewalks are required on both sides of all public and 
private streets and parking lots. At the time of Detailed Site Plan, the 
Planning Board or the District Council may approve a request to 
substitute townhouses, proposed for development as condominiums, 
in place of multifamily dwellings that were approved in a Conceptual 
Site Plan approved prior to April 1, 2004. Such substitution shall not 
require a revision to any previous plan approvals. Further, at the time 
of Detailed Site Plan for a Mixed-Use Planned Community, the 
Planning Board or the District Council may approve modifications to 
these regulations so long as the modifications conform to the 
applicable regulations for the particular development. 
 
This requirement is not applicable to this CSP because it does not include 
any townhouses.  

 
(i) The maximum height of multifamily buildings shall be one hundred 

and ten (110) feet. This height restriction shall not apply within any 
Transit District Overlay Zone, designated General Plan Metropolitan or 
Regional Centers, or a Mixed-Use Planned Community. 
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The proposed eight multifamily buildings will be three to five stories, with a 
maximum height of 65 feet, in conformance with this requirement. 

 
(j) As noted in Section 27-544(b), which references property placed in the 

M-X-T Zone through a Sectional Map Amendment approved after 
October 1, 2006, and for which a comprehensive land use planning 
study was conducted by Technical Staff prior to initiation, regulations 
for Conceptual or Detailed Site Plans (such as, but not limited to 
density, setbacks, buffers, screening, landscaping, height, recreational 
requirements, ingress/egress, and internal circulation) should be 
based on the design guidelines or standards intended to implement the 
development concept recommended by the Master Plan, Sector Plan, or 
the Sectional Map Amendment Zoning Change and any referenced 
exhibit of record for the property. This regulation also applies to 
property readopted in the M-X-T Zone through a Sectional Map 
Amendment approved after October 1, 2006 and for which a 
comprehensive land use planning study was conducted by Technical 
Staff prior to initiation of a concurrent Master Plan or Sector Plan 
(see Section 27-226(f)(3) of the Zoning Ordinance). 
 
Both Outparcel B and Lot 12 were retained in the M-X-T Zone in the 2013 
Master Plan, for which a comprehensive land use planning study was not 
conducted by technical staff prior to its initiation. Therefore, this is not 
applicable to the subject CSP.  

 
c. The subject application has been reviewed for conformance with the requirements 

of Section 27-546(d) of the prior Zoning Ordinance, which requires additional 
findings for the Planning Board to approve a CSP in the M-X-T Zone, as follows: 
 
(1) The proposed development is in conformance with the purposes and 

other provisions of this Division: 
 
The proposed development is in conformance with the purposes of the 
M-X-T Zone, as stated in Section 27-542 of the prior Zoning Ordinance, as 
follows:  
 
Section 27-542. Purposes. 
 
(1) To promote the orderly development and redevelopment of 

land in the vicinity of major interchanges, major intersections, 
major transit stops, and designated General Plan Centers so that 
these areas will enhance the economic status of the County and 
provide an expanding source of desirable employment and 
living opportunities for its citizens; 
 
The CSP promotes the orderly development of land through a 
proposed mixed-use development that is located less than one half 
mile from the major intersection of MD 210 and MD 228. The 
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development will contribute to a desirable living opportunity for 
County citizens. 

 
(2) To implement recommendations in the approved General Plan, 

Master Plans, and Sector Plans, by creating compact, mixed-use, 
walkable communities enhanced by a mix of residential, 
commercial, recreational, open space, employment, and 
institutional uses; 
 
The 2013 Master Plan recommends Mixed Use land use on the 
subject property (page 32). The subject property is situated in the 
Accokeek Area, and across from the Manokeek Shopping Center. The 
proposal to develop the property with up to 300 multifamily 
dwelling units and up to 12,600 square feet of commercial/retail 
space, encourages a horizontal mix of uses. In addition, the CSP 
provides a conceptual layout of the proposed buildings and 
pedestrian and vehicular circulation within the development. The 
application proposes vehicle and pedestrian connection internally 
and between the subject property and the western Signature Club 
Subdivision, which is shown on the CSP. The proposal conforms to 
the vision of the 2013 Master Plan and provides a mixed use, 
walkable community. 

 
(3) To conserve the value of land and buildings by maximizing the 

public and private development potential inherent in the 
location of the zone, which might otherwise become scattered 
throughout and outside the County, to its detriment; 
 
The subject CSP application takes full advantage of the development 
potential inherent in the M-X-T Zone by proposing a mixed-use 
development, with multifamily dwelling units and commercial/retail 
pad sites. In addition, the development is in the proximity of the 
intersection of MD 210 and MD 228, the Manokeek Shopping Center, 
and single-family detached and attached homes within the adjacent 
development of Signature Club at Manning Village. 

 
(4) To promote the effective and optimum use of transit and reduce 

automobile use by locating a mix of residential and non-
residential uses in proximity to one another and to transit 
facilities to facilitate walking, bicycle, and transit use; 
 
The subject CSP seeks to create compact, mixed-use, walkable 
communities enhanced by a mix of residential, commercial/retail, 
and open spaces uses on the site. The subject development will 
further the completion of the overall Signature Club development, 
which consists of the Manokeek Shopping Center in Pod 1, and 
single-family detached and attached homes in Pod 2. Particularly, the 
proposed commercial development connected to and within walking 
distance of the 300 multifamily dwelling units will support the 
reduction of auto use. However, the submitted CSP does not include 
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the location of potential bus stops, bike share stations, or other 
infrastructures to show that the subject development will promote 
optimum and effective use of transit, which is conditioned herein.  
 

(5) To facilitate and encourage a twenty-four (24) hour 
environment to ensure continuing functioning of the project 
after workday hours through a maximum of activity, and the 
interaction between the uses and those who live, work in, or 
visit the area; 
 
The Manokeek Shopping Center is located to the southwest of the 
subject property. Future residents of the multifamily buildings and 
future employees of the commercial/retail buildings in the pad sites 
are anticipated to patronize the shopping center, both during and 
after the workday, which will support a vibrant 24-hour 
environment. 

 
(6) To encourage an appropriate horizontal and vertical mix of land 

uses which blend together harmoniously; 
 
The CSP proposes a horizontal mix of land uses within several 
buildings. The proposed uses will blend with nearby existing 
commercial and residential components, which are developed within 
the overall Manokeek and Signature Club at Manning Village 
developments. Given that the subject site is a corner lot, the 
applicant strategically places commercial development in the 
southern portion of the site fronting MD 228, and locates the 
residential development in the back of property, in order to 
transition to the residential homes located to the north of the 
property. Therefore, staff are not recommending a vertical mix of 
land use for the subject development. 

 
(7) To create dynamic, functional relationships among individual 

uses within a distinctive visual character and identity; 
 
This will be further evaluated at the time of DSP, when more 
information and details are available.  

 
(8) To promote optimum land planning with greater efficiency 

through the use of economies of scale, savings in energy, 
innovative stormwater management techniques, and provision 
of public facilities and infrastructure beyond the scope of 
single-purpose projects; 
 
This will be further evaluated at the time of PPS and DSP, when the 
adequacy of public facilities is evaluated and more information and 
details of the proposed development are available. 

 
(9) To permit a flexible response to the market and promote 

economic vitality and investment; and 
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The M-X-T Zone is one of the mixed-use zones that was created to 
allow flexibility to respond to the changing market. The proposed 
multifamily dwelling units and three commercial/retail pad sites will 
not only bring new residents but also promote economic vitality and 
additional investment to the area. 

 
(10) To allow freedom of architectural design in order to provide an 

opportunity and incentive to the developer to achieve 
excellence in physical, social, and economic planning. 
 
When architectural elevations and details are available at the time of 
DSP, architectural design for this development will be further 
evaluated.  

 
(2) For property placed in the M-X-T Zone through a Sectional Map 

Amendment approved after October 1, 2006, the proposed 
development is in conformance with the design guidelines or 
standards intended to implement the development concept 
recommended by the Master Plan, Sector Plan, or Sectional Map 
Amendment Zoning Change or include a major employment use or 
center which is consistent with the economic development strategies of 
the Sector Plan or General Plan;  
 
This is not applicable to the subject CSP because both Lot 12 and Outparcel B 
were rezoned to the M-X-T Zone before October 1, 2006.  

 
(3) The proposed development has an outward orientation which either is 

physically and visually integrated with existing adjacent development 
or catalyzes adjacent community improvement and rejuvenation; 
 
Both residential and commercial/retail uses within the subject development 
will be oriented outward and physically and visually integrated with existing 
adjacent development with building materials, architectural design, and 
signage. At the time of DSP, the applicant must provide details to address 
and evaluate the relationship between the proposed development and the 
streets and other urban design considerations. 

 
(4) The proposed development is compatible with existing and proposed 

development in the vicinity; 
 
The proposed development is compatible with the existing and proposed 
development within the area, specifically, residential houses on the 
Signature Club property, which are being constructed, and residential 
houses approved with the Addition to Signature Club development located 
across Manning Road East. The multifamily dwelling units and 
commercial/retail spaces within the subject development will offer 
additional housing options and opportunities for existing and future 
residents to patronize locally. 
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(5) The mix of uses, arrangement and design of buildings and other 
improvements, and provision of public amenities reflect a cohesive 
development capable of sustaining an independent environment of 
continuing quality and stability; 
 
The subject CSP consists of residential and commercial/retail uses in a 
horizontal mix. The development proposed in this CSP reflects a cohesive 
development capable of sustaining an independent environment of 
continuing quality and stability. In particular, the proposed residential and 
commercial/retail uses will enhance the existing development by providing 
an influx of new residents who seek different housing options and 
employees to support existing businesses. The proposed uses support one 
another and provide additional services to the area. The specifics of the 
arrangement and design of the buildings will be further examined, at the 
time of DSP. 

 
(6) If the development is staged, each building phase is designed as a 

self-sufficient entity, while allowing for effective integration of 
subsequent phases; 
 
This requirement is not applicable because the subject development is 
proposed to be constructed in a single phase, as indicated on page 22 of the 
SOJ. If the development is ultimately staged, each building phase must be 
designed as a self-sufficient entity, while allowing for effective integration of 
subsequent phases. 

 
(7) The pedestrian system is convenient and is comprehensively designed 

to encourage pedestrian activity within the development; 
 
The circulation plan submitted with this CSP shows proposed pedestrian 
circulation within the subject site, supporting safe pedestrian access to the 
proposed buildings on-site and to the off-site sidewalks. The submitted plan 
also shows one vehicle access point at the existing traffic circle at the 
intersection of Caribbean Way and Manning Road East. Staff find the 
conceptual circulation to be sufficient and meets the required findings per 
Section 27-546(b)(7) of the prior Zoning Ordinance, which examines 
“physical and functional relationship of the project uses and components” 
within the M-X-T Zone. However, this requirement will be evaluated in 
detail, at the time of PPS and DSP. 

 
(8) On the Detailed Site Plan, in areas of the development which are to be 

used for pedestrian activities or as gathering places for people, 
adequate attention has been paid to human scale, high quality urban 
design, and other amenities, such as the types and textures of 
materials, landscaping and screening, street furniture, and lighting 
(natural and artificial); and 
 
The above finding is not applicable because the subject application is a CSP. 
Further attention should be paid to the design of open space and other 
on-site amenities, at the time of DSP. 
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(9) On a Conceptual Site Plan for property placed in the M-X-T Zone by a 

Sectional Map Amendment, transportation facilities that are existing; 
that are under construction; or for which one hundred percent (100%) 
of construction funds are allocated within the adopted County Capital 
Improvement Program, or the current State Consolidated 
Transportation Program, will be provided by the applicant (either 
wholly or, where authorized pursuant to Section 24-124(a)(8) of the 
County Subdivision Regulations, through participation in a road club), 
or are incorporated in an approved public facilities financing and 
implementation program, will be adequate to carry anticipated traffic 
for the proposed development. The finding by the Council of adequate 
transportation facilities at the time of Conceptual Site Plan approval 
shall not prevent the Planning Board from later amending this finding 
during its review of subdivision plats. 
 
The subject property consists of Lot 12 and Outparcel B. Lot 12 was rezoned 
to the M-X-T Zone pursuant to a sectional map amendment, with the 1993 
Master Plan. Outparcel B was rezoned from the R-R Zone to the M-X-T Zone 
with approval of A-9960-C, which is not applicable to this regulation.  
 
A full traffic impact study, dated May 23, 2025, was submitted with the 
subject CSP application. The traffic study was referred to the Prince George’s 
County Department of Public Works and Transportation and the Prince 
George’s County Department of Permitting, Inspections and Enforcement 
(DPIE), as well as the Maryland State Highway Administration. 
 
The subject property is located within Transportation Service Area 2, as 
defined in the 2014 Plan Prince George's 2035 Approved General Plan 
(Plan 2035). As such, the subject property is evaluated according to the 
following standards: 
 

Links and Signalized Intersections 
Level-of-Service D, with signalized intersections operating at a 
critical lane volume of 1,450 or better. 
 
Unsignalized Intersections 
For two-way stop-controlled intersections, a three-part process is 
employed: (a) vehicle delay is computed in all movements using the 
Highway Capacity Manual (Transportation Research Board) 
procedure; (b) the maximum approach volume on the minor streets 
is computed if delay exceeds 50 seconds, (c) if delay exceeds 50 
seconds and at least one approach volume exceeds 100, the critical 
lane volume 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 delay exceeds 50 seconds, the critical lane volume 
is computed. 
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The table below summarizes trip generation for each peak period that will 
be used in reviewing site traffic generated impacts and developing a trip cap 
for the site.  

 
Trip Generation Summary: CSP-23002 Signature Club East 

   AM Peak Hour  PM Peak Hour  
Land Use Quantity Metric In Out Total In Out Total 

Garden/Mid-Rise 
Apartments (PGC 
rates) 

300 units 31 125 156 117 63 180 

Fast Food 
Restaurant w/ Drive 
Thru (ITE-934) 

12,600 Square 
feet 

285 276 561 216 201 417 

Primary Trips w/ Internal Capture 
for Pad Sites from Apartments: 10% 

(29) (28) (57) (22) (20) (42) 

Pass-by 50% AM and 55% PM (129) (126) (252) (99) (90) (189) 
Trip Cap Recommendation 408 366 

 
The traffic generated by the proposed application will impact the following 
intersections in the transportation system: 
 

• MD 210 and MD 373 (signalized) 
 
• MD 373 and Dusty Lane (unsignalized) 
 
• MD 373 and Menk Road (unsignalized) 
 
• MD 210 and MD 228 (signalized) 
 
• MD 228 and Manning Road (signalized) 
 
• Manning Road and Caribbean Way (unsignalized) 
 
• Manning Road and Site Access (right-in/right-out) 

(unsignalized) 
 
• Manning Road and Site Access (unsignalized) 

 
The critical intersections identified above, when analyzed with existing 
traffic and existing lane configurations, operate as follows:  

 
EXISTING TRAFFIC CONDITIONS 

Intersection Critical Lane Volume 
(AM & PM) 

Level of Service 
(LOS, AM & PM) 

MD 210 & MD 373 (signalized) 1163 1481 C E 
MD 373 & Dusty Lane (unsignalized)* 11.9 sec 17.1 sec Pass Pass 
MD 373 & Menk Road (unsignalized)* 10.3 sec 13.5 sec Pass Pass 
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EXISTING TRAFFIC CONDITIONS 
MD 210 & MD 228 (signalized) 880 1286 A C 
MD 228 & Manning Road (signalized) 1031 1227 B C 
Manning Road & Caribbean Way 
(unsignalized) v/c ratio (SIDRA) 

.06 .055 Pass Pass 

Manning Road & Site Access (right-
in/right-out) (unsignalized)* 

--- --- --- --- 

Manning Road & Site Access 
(unsignalized)* 

--- --- --- --- 

*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 traffic impact study identified two background developments whose 
impact would affect study intersections. In addition, an annual growth of one 
percent over six years was applied to through movements along MD 210 and 
MD 228. In addition, the one percent growth was applied to all movements 
at MD 210 and MD 228. The analysis revealed the following results: 

 
BACKGROUND TRAFFIC CONDITIONS 

Intersection Critical Lane Volume 
(AM & PM) 

Level of Service  
(LOS, AM & PM) 

MD 210 & MD 373 (signalized) 1242 1608 C F 
MD 373 & Dusty Lane (unsignalized)* 12.1 sec 19.3 Pass Pass 
MD 373 & Menk Road (unsignalized)* 10.4 sec 14.7 Pass Pass 
MD 210 & MD 228 (signalized) 969 1440 A D 
MD 228 & Manning Road (signalized) 1164 1332 C D 
Manning Road & Caribbean Way 
(unsignalized) v/c ratio (SIDRA) 

.140 .284 Pass Pass 

Manning Road & Site Access (right-
in/right-out) (unsignalized)* 

--- --- --- --- 

Manning Road & Site Access 
(unsignalized)* 

--- --- --- --- 

*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 study intersections, when analyzed with total developed future traffic, 
operate as shown below. 
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TOTAL TRAFFIC CONDITIONS 
Intersection Critical Lane Volume 

(AM & PM) 
Level of Service  
(LOS, AM & PM) 

MD 210 & MD 373 (signalized) 1258 1592 C E 
MD 373 & Dusty Lane (unsignalized)* 12.3 sec 17.9 sec Pass Pass 
MD 373 & Menk Road (unsignalized)* 10.7 sec 14.5 sec Pass Pass 
MD 210 & MD 228 (signalized) 964 1420 A D 
MD 228 & Manning Road (signalized) 1172 1315 C D 
Manning Road & Caribbean Way 
(unsignalized) v/c ratio (SIDRA) 

.254 .209 Pass Pass 

Manning Road & Site Access (right-
in/right-out) (unsignalized)* 

9.5 sec 10.1 sec Pass Pass 

Manning Road & Site Access 
(unsignalized)* 

9.4 sec 9.4 sec Pass Pass 

*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. 

 
As shown in the analysis, the intersection of MD 210 and MD 373 does not 
meet the level of service requirements under any condition. The applicant 
notes in the study that this intersection fails under background conditions 
due to the addition of vested trips from PPS 4-01064, which previously 
governed the site. However, the intersection of MD 210 and MD 373 also 
fails under existing conditions, before background is applied. Further, the 
applicant removed the trips associated with PPS 4-01067 from the total 
conditions analysis to represent the new impact of the trips associated with 
CSP-23002 on the site. The traffic impact study demonstrates that the 
intersection of MD 210 and MD 373 will fail with the addition of trips 
associated with the subject application. The traffic impact study does not 
provide a mitigation strategy at this time. At the time of PPS, the applicant 
shall submit a new traffic study for the proposed development and address 
all transportation adequacy standards, including any mitigation that may be 
required, to ensure that transportation will be adequate to carry anticipated 
traffic for the proposed development. 

 
(10) On the Detailed Site Plan, if more than six (6) years have elapsed since 

a finding of adequacy was made at the time of rezoning through a 
Zoning Map Amendment, Conceptual Site Plan approval, or preliminary 
plat approval, whichever occurred last, the development will be 
adequately served within a reasonable period of time with existing or 
programmed public facilities shown in the adopted County Capital 
Improvement Program, within the current State Consolidated 
Transportation Program, or to be provided by the applicant (either 
wholly or, where authorized pursuant to Section 24-124(a)(8) of the 
County Subdivision Regulations, through participation in a road club). 
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The above finding is not applicable because the subject application is a CSP. 
This requirement will be evaluated at the time of DSP for this project. 

 
(11) On a property or parcel zoned E-I-A or M-X-T and containing a 

minimum of two hundred fifty (250) acres, a Mixed-Use Planned 
Community including a combination of residential, employment, 
commercial and institutional uses may be approved in accordance with 
the provisions set forth in this Section and Section 27-548. 
 
The subject property measures 16.9 acres and does not meet the above 
acreage requirement. Furthermore, this CSP is not being developed as a 
mixed-use planned community. Therefore, this requirement is not relevant 
to the subject CSP. 

 
d. Section 27-274 of the prior Zoning Ordinance provides the design guidelines related 

to CSPs, as follows:  
 
(1) General. 

 
(A) The Plan should promote the purposes of the Conceptual Site 

Plan. 
 
The proposed development is in conformance with the general and 
specific purpose of a CSP, in accordance with Section 27-272 of the 
prior Zoning Ordinance. Specifically, the mixed-use development will 
be based on the underlying zone, the site design guidelines, and the 
principles for orderly, planned, efficient, and economic development 
contained in Plan 2035, the 2013 Master Plan, and other plans.  
 
The subject CSP application shows the relationship between 
residential and non-residential uses within the proposed 
development, and between the uses on the site and adjacent uses. 
The CSP also illustrates approximate locations of the proposed 
multifamily buildings and three commercial pad sites. The associated 
plans, including Type 1 Tree Conservation Plan TCP1-052-97-03 and 
Natural Resources Inventory NRI-075-2022, illustrate general 
grading, woodland conservation areas, preservation of sensitive 
environmental features, planting, sediment control, and stormwater 
management (SWM) concepts to be employed in any final design for 
the site. The submitted CSP also shows the potential locations of 
recreational facilities, signs and loading spaces. These details will be 
evaluated at the time of DSP.  

 
(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 
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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 

 
(v) Special areas for van pool, car pool, and visitor parking 

should be located with convenient pedestrian access to 
buildings. 

 
The submitted illustrative landscape plan for the subject CSP shows 
the location of surface parking lots to be around the proposed 
eight multifamily buildings and three commercial pad sites. Large 
expanses of pavement will be broken up with landscape islands. 
Vehicular circulation is planned to mitigate conflicts with pedestrian 
circulation on-site, in order to create a safe and efficient 
environment.  
 
The amount of parking is subject to Section 27-574 of the prior 
Zoning Ordinance, per the M-X-T Zone, which allows the Planning 
Board to develop a criterion for parking standards specific to the 
proposed development. At the time of DSP, the applicant is required 
to submit a parking analysis to determine the parking rate for the 
proposed uses, in accordance with Section 27-574. The location and 
adequacy of parking will be further evaluated at the time of DSP. 

 
(B) 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 location of loading areas for both residential and 
commercial/retail uses will be located internal to the site, as shown 
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on the submitted CSP. These loading areas will be visually 
unobtrusive and located to minimize conflicts with vehicles or 
pedestrians. This regulation will be further evaluated at the time of 
DSP. 

 
(C) 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; 
 
(v) Internal signs such as directional arrows, lane markings, 

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

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

 
The submitted illustrative plan shows the conceptual pedestrian and 
vehicular circulation within the subject site and a pedestrian 
connection to Manning Road East. Specifically, the site plan shows a 
vehicle and pedestrian circulation plan that prioritizes pedestrian 
movement throughout the site, as well as access to off-site 
pedestrian infrastructure. The submitted circulation plan shows the 
separation of the vehicular and pedestrian circulation in order to 
reduce conflict between both, and if vehicles and pedestrians cross 
each other, crosswalks will be provided. Details of the proposed 
circulation will be provided and evaluated further at the time of PPS 
and DSP. 

 
(3) 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; 

 
(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; 
 
(v) Light fixtures should be durable and compatible with the 

scale, architecture, and use of the site; and 
 
(vi) If a variety 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. 

 
Page 14 of the SOJ indicates that lighting will be designed to provide 
safe passage for both pedestrians and vehicles on-site. The location 
and details of lighting will be further evaluated at the time of DSP, 
when required information is available, such as a photometric plan.  
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(4) Views. 

 
(A) Site design techniques should be used to preserve, create, or 

emphasize scenic views from public areas. 
 
The submitted composite landscape plan shows the requirements of 
the 2010 Prince George’s County Landscape Manual throughout the 
site. Landscaping will be provided along the roadway frontages. This 
concept will be evaluated at the time of DSP when more details are 
available, to ensure site design techniques are incorporated to 
preserve, create, or 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: 
 
(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; 

 
(v) 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. 

 
The submitted illustrative landscape plan shows a central green 
area/amenity space in the western portion of the residential 
component. Its location is visible and accessible and will be buffered 
with landscaping from the surface parking area and driveway. Green 
area and landscape will be also provided around the three 
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commercial pad sites. This requirement will be further evaluated at 
the time of DSP.  
 

(B) 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). 
 
The subject property does not contain regulated environmental 
features (REF) such as wetlands, wetland buffers, streams, stream 
buffers, or 100-year floodplains, as defined in Section 24-101(b)(27) 
of the prior Prince George’s County Subdivision Regulations. 

 
(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; 

 
(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; 
 
(v) 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 submitted illustrative landscape plan shows a central 
green/amenity space for the residential use, in which on-site 
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amenities will be located. This space will be visible and accessible to 
future residents and will not obstruct pedestrian circulation. Page 15 
of the SOJ also indicates the provision of sitting areas, bike racks, and 
lighting to be incorporated throughout the site. However, the design 
and type of amenities will be discussed and evaluated at the time of 
DSP, to ensure the visual unity of the site, as well as to accommodate 
the handicapped, and should 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 landforms; 

 
(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 

 
(v) Drainage devices should be located and designed so as to 

minimize the view from public areas. 
 
The site slopes downward from the southwest side to the northeast 
side of the property. Grading will be performed for the subject 
development. Information related to grading will be further 
evaluated in the subsequent review processes, to minimize 
environmental impacts to the extent practicable.  

 
(8) Service Areas. 

 
(A) Service areas should be accessible, but unobtrusive. To fulfill 

this goal, the following guidelines should be observed: 
 
(i) Service areas should be located away from primary 

roads, when possible; 
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(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. 

 
Page 16 of the SOJ notes that any service areas will be conveniently 
located and will be screened or effectively enclosed with materials 
that are compatible with building materials used on primary 
buildings. The location of loading spaces and trash collecting areas 
shown on the submitted CSP appear to be screened or buffered from 
public view. This requirement will be further evaluated at the time of 
DSP.  

 
(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 
 
(v) Pedestrian pathways should be provided to connect 

major uses and public spaces within the development 
and should be scaled for anticipated circulation. 

 
The submitted CSP shows an easily accessible green/amenity space 
located in the proposed residential component. This space will be 
designed to accommodate various activities for future residents and 
visitors. Page 16 of the SOJ indicates the provision of sitting areas in 
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the commercial/retail component. Details of open space and 
recreational facilities within it will be further evaluated at the time of 
DSP.  

 
(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 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 27-277. 
 
The submitted CSP shows the potential location, number, and building 
footprint of the proposed multifamily buildings. Architectural details of 
building design will be examined when more information is available at the 
time of DSP. 

 
(11) Townhouses and Three-Story Dwellings. 

 
This requirement is not applicable to this CSP because no townhouse or 
three-story units are included.  

 
e. In accordance with Section 27-574, the number of parking spaces required in the 

M-X-T Zone is to be calculated by the applicant and submitted for Planning Board 
approval, at the time of DSP. Detailed information regarding the methodology and 
procedures to be used in determining the parking ratio is outlined in 
Section 27-574(b) of the prior Zoning Ordinance. The methodology in 
Section 27-574(b) requires that parking be computed for each use in the M-X-T 
Zone. At the time of DSP review, demonstration of adequacy of proposed parking, 
including visitor parking and loading configuration, will be required for the 
development.  

 
9. Conceptual Site Plan CSP-99050: CSP-99050 was approved by the Planning Board on 

July 27, 2000 (PGCPB Resolution No. 00-142), subject to 14 conditions. Notwithstanding the 
subject CSP will supersede CSP-99050 for the subject site, several conditions in CSP-99050 
are relevant to the review of this CSP and are listed below, in bold text. Staff’s analysis of 
the conditions follows each one in plain text, to maintain the vision for the overall 
Manokeek and Signature Club at Manning Village developments:  
 
7. Total development within the subject property shall be limited to an 800-unit 

senior housing community, and approximately 447,500 square feet of mixed 
retail and office space; or different uses generating no more than the number 
of peak hour trips (576 AM peak hour trips and 1,650 PM peak hour trips) 
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generated by the above development. Community facilities, skilled care 
facilities and incidental office and retail space which are not public but are 
developed within the senior housing community shall be considered ancillary 
and additional to the permitted 800-unit community.  
 
The subject property will require a new PPS and transportation adequacy will be 
determined at that time. 

 
13. All internal paths/trails indicated on the site plan shall be a minimum of 

six-feet wide and asphalt. All internal paths/trails within Pod2 shall be 
six-feet-wide and an impervious surface unless otherwise restricted in width 
or material by environmental regulations or agencies.  
 
The subject CSP shows that paths and trails within the subject property will be a 
minimum of 6 feet wide. To maintain the vision for the overall Manokeek and 
Signature Club at Manning Village developments, this condition shall be carried 
forward as a condition of approval for Pod 3. 

 
14. Appropriate signage and pavement markings should be provided in order to 

ensure safe pedestrian crossings at the Berry Road and Manning Road 
intersection. 
 
Conformance to this regulation will be evaluated at the time of DSP, when more 
detailed information is available. Therefore, this condition shall be carried forward 
as a condition of approval. 

 
10. Conceptual Site Plan CSP-99050-01: CSP-99050-01 was approved by the Planning Board 

on November 3, 2005 (PGCPB Resolution No. 05-228), subject to 10 conditions. None of the 
conditions are applicable to this CSP.  

 
11. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The 

site is subject to the grandfathering provisions of the 2024 Prince George’s County 
Woodland and Wildlife Habitat Conservation Ordinance (WCO) because the property has an 
approved and implemented tree conservation plan which covers Lot 12, and an approved 
TCP1 associated with PPS 4-01065 that covers Outparcel B, in accordance with 
Section 25-119(g) of the WCO. This CSP and TCP1 application is subject to the 2010 WCO 
because it was accepted for review prior to July 1, 2024, and the case was put on hold due to 
an applicant change. TCP1-052-97-03 does not propose any additional woodland clearing. 
The property must conform to the environmental regulations of the 2010 WCO and the 
2018 Environmental Technical Manual (ETM).  
 
The subject CSP is part of the overall Manokeek and Signature Club developments. The 
overall site is 343.65 acres with 43.82 acres within the 100-year floodplain, for a net tract 
area of 299.83 acres. The phased woodland conservation worksheet provided shows the 
woodland conservation threshold for the overall Manokeek and Signature Club 
developments at 35.64 percent, or 106.87 acres. There is a total of 273.61 acres of 
woodlands, with 43.61 acres within the wooded floodplain. This CSP application area is 
16.90 acres with no floodplain and 13.32 acres of existing woodlands.  
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Previously approved TCPs showed and accounted for all the on-site woodlands within the 
subject application area as being removed with the future developments. The developed 
phases of this development met their woodland conservation requirement with off-site 
woodland conservation at the time of the first permit. The previously approved tree 
conservation plans proposed that the off-site woodland conservation requirement for 
Outparcel B and Lot 12 were to be met at the time of the first permit. According to The 
Maryland-National Capital Park and Planning Commission woodland records, the 
requirement of 7.19 acres of off-site woodland conservation was not met with the first 
permit utilizing Type 2 Tree Conservation Plan TCP2-039-01-03. The prior Outparcel B 
off-site woodland conservation requirement of 1.78 acres is required as part of this 
application. Before the issuance of the first permit for this application, the applicant must 
provide the entire 8.79 acres of off-site woodland conservation. 

 
12. 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—In a memorandum dated June 4, 2025 (Stabler, Smith, and 

Chisholm to Huang), the Historic Preservation Section indicated two archeological 
sites (18PR1273 and 18PR1274) were identified through a Phase I survey 
conducted in March 2025. However, both sites were recommended as ineligible for 
the National Register of Historic Places and warrant no further archeological 
investigations. The Historic Preservation Section also noted that 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 May 30, 2025 (Nair to Huang), the 

Community Planning Division noted that pursuant to Subtitle 27, Part 3, Division 9, 
Subdivision 2 of the prior Zoning Ordinance, master plan conformance is not 
required for this application. 

 
c. Transportation Planning—In a memorandum dated June 9, 2025 (Daniels to 

Huang), the Transportation Planning Section provided comments on this CSP, as 
follows: 
 
Master Plan Right of Way 
The site is subject to the 2009 Approved Countywide Master Plan of Transportation 
(MPOT) and the 2013 Approved Subregion 5 Master Plan and Sectional Map 
Amendment (2013 Master Plan). Both the MPOT and 2013 Master Plan designate 
Manning Road (P-501) as a 60-foot right-of-way, and MD 228 (Berry Road)(E-7) as a 
250-foot-wide right-of-way. A condition is included herein requiring the applicant to 
label the extent and limits of the ultimate right-of-way along the subject property's 
frontage of Manning Road East and MD 228 on the plan. 

 
Master Plan Pedestrian and Bike Facilities 
The MPOT recommends the following facilities that are adjacent to the site: 

 
• Manning Road: Shared-Use facility  
 
• Berry Road (MD 228): Shared-Use facility  
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The 2013 Master Plan also recommends a shared-use facility, which is identified as 
a dual route. A dual route can be comprised of on-road facilities such as a striped 
bicycle lane or shared pavement markings (sharrows), or off-road facilities such as a 
wide sidewalk or side path to accommodate both cyclists and pedestrians. At the 
time of DSP, staff recommend the applicant provide a shared-use facility along the 
property frontages of Manning Road East and MD 228, as determined by the 
permitting agency, in accordance with the applicable Code section providing 
authorization during permitting, with written correspondence.  
 
The Complete Streets element of the MPOT reinforces the need for multimodal 
transportation and includes the following policies regarding the accommodation of 
pedestrians and bicyclists: 

 
Policy 1: Provide standard sidewalks along both sides of all new road 
construction within the Developed and Developing Tiers (page 9). 

 
The site plan includes a comprehensive sidewalk network throughout the 
site, to facilitate pedestrian movement, to meet the intent of this policy. Staff 
recommend marked crosswalks and Americans with Disabilities Act (ADA) 
curb ramps be provided throughout the site, at the time of DSP. 
 
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 (page 10). 
 
The site plan includes a comprehensive sidewalk network throughout the 
site to facilitate pedestrian movement. Staff recommend that the applicant 
provide bicycle and ADA-compliant pedestrian facilities along the frontages 
of Manning Road East and MD 228, in conformance with the MPOT 
recommendations as described above, to meet the intent of this policy. 
Facilities such as sharrows, striped bicycle lanes, wide sidewalks, or side 
paths would meet the intent of a dual route facility. The exact location and 
details of all bicycle and pedestrian facilities shall be provided and will be 
evaluated at the time of DSP. 
 
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 (page 10). 
 
The site plan includes a comprehensive sidewalk network throughout the 
site to facilitate pedestrian movement. Staff recommend that the applicant 
provide bicycle and pedestrian facilities along the frontages of Manning 
Road East and MD 228, in conformance with the MPOT recommendations as 
described above, to meet the intent of this policy. Facilities such as sharrows, 
striped bicycle lanes, wide sidewalks, or side paths would meet the intent of 
a dual route facility. Staff also recommend that long and short-term bicycle 
parking be provided within the multifamily buildings and at the retail 
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components. The exact location and details of all bicycle and pedestrian 
facilities shall be provided and evaluated at the time of DSP. 

 
The 2013 Master Plan provides the following guidance for multi-modal circulation 
through the planning area: 

 
• Promote pedestrian and bicycle opportunities as part of a 

multi-modal transportation network. 
 
• Promote dual-route facilities along all of the major road 

transportation corridors. 
 
• Promote and encourage cycling and walking for commuting 

purposes as an alternative to driving a car. 
 
The submitted CSP includes a comprehensive sidewalk network throughout the site 
to facilitate pedestrian movement. Staff recommend that the applicant provide 
bicycle and ADA-compliant pedestrian facilities along the frontages of Manning 
Road East and MD 228, in conformance with the 2013 Master Plan 
recommendations as described above, to meet the intent of these policies. Facilities 
such as sharrows, striped bicycle lanes, wide sidewalks, or side paths would meet 
the intent of a dual route facility. The exact location and details of all bicycle and 
pedestrian facilities shall be provided and evaluated at the time of DSP. 

 
d. Environmental Planning—In a memorandum dated May 30, 2025 (Schneider to 

Huang), the Environmental Planning Section provided comments on the subject 
application, as follows: 
 
Natural Resources Inventory 
Section 27-273(e)(6) of the prior Zoning Ordinance requires an approved natural 
resources inventory (NRI) with CSP applications. The site has an approved 
NRI-075-2022, which correctly shows the existing conditions of the property. There 
are five specimen trees on-site and five specimen trees located off-site. The site does 
not contain REF such as primary management area, streams, wetland, 100-year 
floodplain, or their associated buffers. The TCP1 and CSP show all the required 
information correctly in conformance with the NRI.  
 
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. 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 [Environmental] Technical Manual.” 
 
If, after careful consideration has been given to the preservation of the specimen 
trees, there remains a need to remove any of the specimen trees, a variance to 
Section 25-122(b)(1)(G) is required. Applicants can request a variance to the 
provisions of Division 2 of Subtitle 25, Woodland and Wildlife Habitat Conservation 
Ordinance, provided all of the required findings in Section 25-119(d) of the WCO 
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can be met. An application for a variance must be accompanied by a letter of 
justification stating the reasons for the request and how the request meets each of 
the required findings. 
 
A variance to Section 25-122(b)(1)(G) is requested for the removal of four on-site 
specimen trees impacting the root zone of one on-site specimen tree. 
 
Staff support the removal of the four specimen trees identified as ST-31, ST-34, 
ST-35, and ST-39, as requested by the applicant. Section 25-119(d) contains six 
required findings listed in bold below, to be made before a variance to the WCO can 
be granted. An evaluation of this variance request, with respect to the required 
findings, is provided below: 
 
(A) Special conditions peculiar to the property have caused the 

unwarranted hardship. 
 
To meet this finding, an applicant must demonstrate that without the 
variance, the applicant cannot develop a use of the property that is both 
significant and reasonable. The applicant must further show that the use 
cannot be achieved elsewhere on the property.  
 
In relation to other properties in the area, special conditions peculiar to the 
property would cause an unwarranted hardship if the applicant were 
required to retain the four specimen trees identified as Specimen Trees 
ST-31, ST-34, ST-35, and ST-39. This application area has received several 
previous approvals as part of the overall Manokeek and Signature Club 
developments. The area subject to this application was always shown with 
no on-site woodland preservation or reforestation areas. No specimen trees 
were identified on the previously approved tree conservation plans. These 
specimen trees have grown to specimen size over time and are not in areas 
designated as woodland conservation. 
 
The applicant proposes to develop the subject property into a mixed-use 
development, as planned with the overall Manokeek and Signature Club 
developments, to meet the growing needs of housing for the County. 
Specimen Tree ST-31 is located within the proposed parking, pool, and 
sidewalk area at the northern portion of the property.  
 
Specimen Trees ST-34 and ST-35 are located along the northeastern 
property line, between two proposed stormwater management (SWM) 
facilities and a proposed building, with critical root zone impacts of over 
30 percent. Specimen Tree ST-39 is located along the eastern property line 
and has a proposed critical root zone impact of over 30 percent for proposed 
parking. Given these significant impacts, the identified specimen trees are 
unlikely to survive even with protection measures.  
 
Environmental Planning staff find the applicant’s proposal of a mixed-use 
development within a previously approved mixed-use zone area to be 
significant and reasonable. The site is flat, and grading is required to provide 
the proper stormwater drainage and infrastructure flow for the proposed 
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development. Saving these four specimen trees and not impacting over 
30 percent of their critical root zone would impact the developable areas. 
The applicant’s proposed building, associated parking, and infrastructure 
could be located elsewhere on the subject property, but the site would still 
need to be graded to provide the required drainage and flow, and the 
critical root zone of the four specimen trees would still be impacted over 
30 percent. Requiring the applicant to retain these four specimen trees 
on-site, by designing the development to avoid impacts to the critical root 
zone, would limit the area of the site available for orderly development that 
is consistent with the property’s zoning, to the extent that it would cause the 
applicant an unwarranted hardship. 

 
(B) Enforcement of these rules will deprive the applicant of rights 

commonly enjoyed by others in similar areas. 
 
Enforcement of the requirement that all specimen trees be preserved, along 
with an appropriate percentage of their critical root zone, would deprive the 
applicant of rights commonly enjoyed by others in similar areas with 
comparable zoning.  

 
The applicant states that the M-X-T-zoned, proposed mixed-use 
development will be placed in hardship and will be deprived of the right to 
fully develop the site if the rule of preservation of four of the specimen trees 
is enforced. 
 
The four specimen trees requested for removal are due to their location 
on-site, adjacent to or within proposed SWM, building, and parking areas. 
Based on the location and species of the specimen trees proposed for 
removal, retaining the trees and avoiding disturbance to the critical root 
zone of Specimen Trees ST-31, ST-34, ST-35, and ST-39 would have a 
considerable impact on the development potential of the property, by 
further limiting areas necessary for grading, SWM, and parking. Not granting 
the variance request for Specimen Trees ST-31, ST-34, ST-35, and ST-39 
would prevent the site from being developed in a functional and efficient 
manner like other developments of similar size and use. 

 
(C) Granting the variance will not confer on the applicant a special 

privilege that would be denied to other applicants. 
 
This variance is not a special privilege that would be denied to other 
applicants. 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. When similar trees were encountered on other 
sites for comparable developments, they have been evaluated under the 
same criteria. Specifically, other similar residential and commercial/retail 
developments featuring specimen trees in similar conditions and locations 
have been subject to the same considerations during the review of the 
required variance application. 
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(D) The request is not based on conditions or circumstances, which are the 
result of actions by the applicant. 
 
The applicant states that the removal of the four specimen trees is based on 
environmental site design (ESD) engineering practices to grade a mostly 
wooded site, to gain proper drainage and adequate building area. This 
mixed-use development will increase the on-site SWM requirement which 
will be met with 31 microbioretention facilities and 21 microbioretention 
planter boxes.  
 
Staff concur that the request is not based on conditions or circumstances 
which are the result of the actions by the applicant. The applicant has taken 
no action leading to the conditions or circumstances that are the subject of 
the variance request. The location of the trees and other natural features 
throughout the property is based on natural or intentional circumstances 
that long predate the applicant’s interest in developing this site. Specimen 
trees grow to such a large size because they were left undisturbed on a site 
for sufficient time to grow; however, the species, size, construction 
tolerance, and location on a site are all unique for each site. The request to 
remove the trees is solely based on the trees’ locations on the site and root 
zone impacts. These trees are requested for removal to achieve a reasonable 
development area for the mixed use and associated infrastructure for this 
site.  

 
(E) The request does not arise from a condition relating to land or building 

use, either permitted or nonconforming, on a neighboring property. 
 
There are no existing conditions, existing land, or building uses on the site, 
or on neighboring properties that have any impact on the location or size of 
the four specimen trees. Specimen Trees ST-31, ST-34, ST-35, and ST-39 
have grown to specimen tree size based on natural conditions and have not 
been impacted by any neighboring land or building uses. 

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

 
The removal of four specimen trees will not adversely affect water quality 
standards nor cause measurable degradation in water quality. The project 
will be subject to the sediment and erosion control requirements of the 
Prince George’s County Soil Conservation District, and the approval of a SWM 
concept plan by the Prince George’s County Department of Permitting, 
Inspections and Enforcement (DPIE).  
 
The application is part of the overall Manokeek and Signature Club 
developments and all the developed areas have met their woodland 
conservation requirements through on-site woodland preservation, 
reforestation, and the use of off-site woodland credits. This application 
proposes to meet their additional woodland conservation requirement with 
off-site woodland credits. 
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The required findings of Section 25-119(d) of the 2010 WCO have been adequately 
addressed for the removal of four specimen trees identified as Specimen Trees 
ST-31, ST-34, ST-35, and ST-39. Staff recommend the Planning Board approve the 
requested variance for the removal of four specimen trees, for construction of a 
mixed-use development, required parking, and associated infrastructure. 
 
Soils 
The predominant soils found to occur on-site, according to the United States 
Department of Agriculture Natural Resource Conservation Service Web Soil Survey, 
are Beltsville silt loam, Grosstown gravelly silt loam, Lenni and Quindocqua soils, 
and Udorthents. Marlboro clay and Christiana complexes are not found on or near 
this property. 
 
No further action is needed as it relates to this application. At the time of permit, a 
soils report may be required by DPIE. 
 
Stormwater Management 
In accordance with Section 27-273(e)(6), the CSP shall be consistent with an 
approved SWM concept plan. The SWM concept design is required to be reviewed 
and approved by DPIE’s Site Road Section, to address surface water runoff issues, in 
accordance with Subtitle 32, Water Resources Protection and Grading Code. This 
requires that ESD be implemented to the maximum extent practicable.  
 
An unapproved SWM Concept Plan, 35682-2023-SDC, was submitted with the 
application. The SWM concept plan shows the use of ESD elements to address water 
quality requirements. The SWM concept plan proposes using the 31 
microbioretention facilities and 21 microbioretention planter boxes. Submittal of 
the approved SWM concept plan and approval letter reflective of the development 
proposed is required prior to the future PPS submission. 
 
The application area has an existing regional pond that was approved by DPIE with 
39068-2017-0. This stormwater pond serves the adjacent Addition to Signature 
Club subdivision, portions of Manning Road East, and the subject application 
Signature Club East development. Conformance with the provisions of the Prince 
George’s County Code and state regulations regarding SWM will be reviewed by 
DPIE prior to the issuance of permits. 

 
e. Prince George’s County Department of Parks and Recreation (DPR)—In a 

memorandum dated June 5, 2025 (Thompson to Huang), DPR noted that proposed 
on-site recreation facilities will be further evaluated to fulfill the dedication of 
parkland requirement at the time of PPS review.  

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

Enforcement (DPIE)—In a memorandum dated March 12, 2024 (de Guzman to 
Huang), DPIE offered comments on the subject application, which will be addressed 
at the time of DSP and permitting.  

 
g. 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. 
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h. 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 this 
application. 

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

February 29, 2024 (Adepoju to Huang), the Health Department offered comments 
addressing noise and dust during the construction phases, to not adversely impact 
adjacent properties. 

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

of this technical staff report, WSSC did not offer comments on the subject 
application. 

 
k. Public Utilities—The subject CSP was referred to Verizon, Comcast, AT&T, the 

Southern Maryland Electric Cooperative (SMECO), and Washington Gas on 
April 30, 2025, for review and comments. In a memorandum dated May 9, 2025 
(Ulrich to Huang), SMECO offered comments on future designs and information that 
should be noted on the plans, as well as the conveyance of SMECO’s standard utility 
easement, prior to the installation of any infrastructure. In an email dated 
May 28, 2025 (Shea to Huang), AT&T noted no existing utilities in the subject 
property. 

 
13. Community Feedback: As of the writing of this technical staff report, staff did not receive 

any inquiries from the community regarding the subject CSP. 
 
14. Based on the foregoing, and as required by Section 27-276(b)(1) of the prior Zoning 

Ordinance, the CSP, if approved with the proposed conditions below, 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. Section 27-276(b)(2) of the prior Zoning Ordinance does not apply to this CSP because it is 

not for a mixed-use planned community. 
 
16. Section 27-276(b)(3) of the prior Zoning Ordinance does not apply to this CSP because it is 

not for a regional urban community. 
 
17. As required by Section 27-276(b)(4) of the prior Zoning Ordinance, which became effective 

on September 1, 2010, a required finding for approval of a CSP is as follows: 
 
(4) The plan 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). 

 
No REF exist on-site; therefore, there is no impact by the proposed development. 
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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 APPROVE 
Conceptual Site Plan CSP-23002, Type 1 Tree Conservation Plan TCP1-052-97-03, and a Variance to 
Section 25-122(b)(1)(G), for Signature Club East, subject to the following conditions: 
 
1. Prior to certificate approval of the conceptual site plan, the following revisions shall be 

made, or information shall be provided: 
 
a. Label the extent and limits of the ultimate right-of-way along the subject property's 

frontage of Manning Road East and MD 228 (Berry Road) on the plan. 
 
b. Submit a revised digital copy and a single final hard copy of the Phase I 

Archeological Report of Lot 12 and Outparcel B that addresses all comments to 
Historic Preservation staff. Two hard copies and one digital copy of the final Phase I 
archaeological report shall also be submitted to the Maryland Historical Trust. 

 
c. Add the location of potential bus stops, bike share stations, or other infrastructure 

to the plan showing that the subject development will promote optimum and 
effective use of transit, in accordance with Section 27-546(d) of the prior Prince 
George’s County Zoning Ordinance.  

 
d. Update the woodland conservation worksheet to show that the Outparcel B 

threshold requirement is 20 percent, in conformance with Condition 7 of Zoning 
Map Amendment A-9960-C.  

 
2. At the time of detailed site plan, in accordance with the 2013 Approved Subregion 5 

Master Plan, the 2009 Approved Countywide Master Plan of Transportation, and 
Section 27-274(a)(2)(C) of the prior Prince George’s County Zoning Ordinance, the 
applicant and the applicant’s heirs, successors, and/or assignees shall identify the following 
facilities on the site plans: 
 
a. A minimum of 5-foot-wide sidewalks and associated Americans with Disabilities Act 

curb ramps along both sides of all internal roads, excluding alleys.  
 
b. Provide a shared-use, dual route facility along the property frontages of Manning 

Road East and MD 228 (Berry Road), unless modified by the operating agency, in 
accordance with any Prince George’s County Department of Public Works and 
Transportation adopted standards, or in accordance with a waiver to said standards 
approved pursuant to the provisions currently codified in Section 23-105(g)(1) of 
the Prince George’s County Code, with written correspondence. 

 
c. Continental style crosswalks at all vehicular access points and throughout the site 

where feasible. 
 
d. Provide long- and short-term bicycle parking within each multifamily building, and 

short-term bicycle parking at the designated retail spaces.  
 



 41 CSP-23002 

3. All internal paths/trails indicated on the site plan shall be a minimum of 6 feet wide and 
asphalt, in accordance with Condition 13 of Conceptual Site Plan CSP-99050. 

 
4. Appropriate signage and pavement markings shall be provided to ensure safe pedestrian 

crossings at the MD 228 (Berry Road) and Manning Road East intersection. 
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May 30, 2025 

MEMORANDUM

TO: Emery Huang, Planner III, Urban Design, Development Review Division

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

VIA: Fred Stachura, Planning Supervisor, Neighborhood Revitalization Section, 
Community Planning Division

FROM:  Anusree Nair, Planner II, Neighborhood Revitalization Section, Community 
Planning Division

SUBJECT:        CSP-23002 Signature Club East

FINDINGS

Pursuant to Part 3, Division 9, Subdivision 2 of the Prior Zoning Ordinance, Master Plan 
conformance is not required for this application.  

BACKGROUND 

Application Type: Conceptual Site Plan outside of an overlay zone. 

Planning Area: 84

Community: Piscataway & Vicinity

Location: East side of Manning Road, north of its intersection with Berry Road (MD 228) in 
Accokeek

Size: 16.90 Acres

Existing Uses: Vacant

Future Land Use: Mixed-Use  

Existing Zoning: RMF-48

Prior Zoning: M-X-T

Proposal: Develop Lot 12 and Outparcel B with up to 300 multifamily dwelling units and up to 
12,600 sq ft of commercial/retail space
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GENERAL PLAN, MASTER PLAN, AND SMA 
 
General Plan: The 2014 Plan Prince Georges 2035 Approved General Plan (Plan 2035) places 
this application in the 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 (Pg. 20). 
 
Master Plan: The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment 
(Master Plan) recommends Mixed Use land use on the subject property. The proposed use 
conforms with the recommended land use. 

Analysis: The subject property is situated in the Accokeek Area and is across from the Manokeek 
Shopping Center. The Master plan recommends mixed use as the land use for the subject property 
(page 36), that can include residential and commercial development. The proposal to develop Lot 
12 & Outparcel B with up to 300 multifamily dwelling units and up to 12,600 sq ft of 
commercial/retail space, encourages a horizontal mix of uses and therefore conforms to the vision 
of the Master Plan.  

In addition, the Master Plan recommends the following (goals, strategies, or policies) to help 
advance the intent and purpose of the plan.  

Land Use and Development Pattern 

Policy: 

Protect water quality in Mattawoman Creek and its tributaries by implementing land use 
policies that reduce non-source pollution and improve water quality (p. 53) 

Environment 

 Policy: Ensure that new development incorporates open space, environmentally 
sensitive design, and mitigation activities (p. 71) 

o Strategy: Continue to implement the County’s Woodland Conservation and Tree 
Preservation Ordinance, which places a priority on the preservation of 
woodlands in conjunction with floodplains, wetlands, stream corridors, and 
steep slopes and emphasizes the preservation of large, contiguous woodland 
tracts (page 71).  

 Policy: Ensure that, to the fullest extent possible, land use policies support the 
protection of the Mattawoman Creek and Piscataway Creek watersheds (p. 82) 

o Strategy: Incorporate stormwater management best management practices … 
to increase infiltration and reduce run-off volumes (p. 82) 

Analysis: Per approved NRI-075-2022 there are no existing streams, flood plains, wetlands or non-
tidal wetlands within the proposed site. The proposed site is also not within the Chesapeake Bay 
Critical Area. Conformance to the County’s Woodland Conservation and Tree Preservation 
Ordinance is required and this application will need to meet the environmental requirements for 
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the property. The applicant is seeking variance to remove four specimen trees and impact two 
specimen trees that will be saved. The impacts of the proposed development on primary 
management areas in the green infrastructure network, the conformance to the County’s 
Woodland Conservation and Tree Preservation Ordinance and requested variances will be 
reviewed by the Environmental Planning Section staff.   

The subject property is within the Lower Potomac River watershed, more specifically the 
Mattawoman Creek. The 2005 Green Infrastructure Plan identified the Mattawoman Creek 
watershed as a special conservation area (SCA) (page 78). In the Statement of Justification and as 
evident in the Conceptual Site Plan, there is an existing storm water management pond in the 
southwestern portion of the site. Considering the intensity of the development, the applicant 
should consider implementing the best management practices to increase infiltration and reduce 
run-off volume, thereby protecting the water quality of Mattawoman Creek. This includes, but is 
not limited to, bioretention facilities, permeable pavements, bioswales, rain gardens, and green 
roofs. An approved Stormwater Management Concept Plan will be required at the time of the 
Detailed Site Plan. The applicant is encouraged to work with Urban Design Section staff, 
Department of Permitting, Inspections & Enforcements (DPIE), and Transportation Planning 
Section staff  to identify solutions to limit impervious surfaces. These will be evaluated by at the 
time of Detailed Site Plan. 

Transportation  

Goal:  

Transportation Improvements to the road network are concurrent with development so that 
roadway and intersection capacities are adequate to meet projected growth (p. 92) 

A multi-modal transportation network is completed that increases mobility options for 
pedestrians, bicyclists, and transit riders in Subregion 5 (page 92). 

 Policy: Continue to support and implement the recommendations in the 2009 Approved 
Countywide Master Plan of Transportation (p. 107) 

o Strategy: Implement the 2009 Approved Countywide Master Plan of 
Transportation (MPOT) policies and strategies for streets, roads, and highways 
as they apply to new development applications and the preparation of plan 
recommendations (p. 108) 

Analysis: Master Planned right-of-way P-501 runs along the west side of the property. It is built out 
at the size and scale recommended by the 2009 Master Plan of Transportation as a 2-lane road, 
with a 60-foot right-of-way and meets the master plan’s recommendations. 

Sidewalks, Bikeways, And Trails 
 

 Policy: Promote pedestrian and bicycle opportunities as part of a multi-modal 
transportation network. 

o Strategy: Develop street and sidewalk/trail connections between adjacent 
subdivisions as new development occurs (page 121)  
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o Strategy: Install bicycle signage and safety improvements along designated 
shared-use roadways when development occurs, or roadways are upgraded. 
Bikeway improvements may include paved shoulders, painted bike lanes, and 
bike signage (page 121). 

Analysis: Manning Road is a planned shared roadway. All MPOT applicable pedestrian and bicycle 
facilities should be met at the time of the site plan. The Conceptual Site Plan provides a conceptual 
layout of the proposed buildings and pedestrian and vehicular circulation within the development. 
The application proposes to provide connectivity to the existing sidewalk network along Manning 
Road thereby providing safe pedestrian connections to the western Signature Club Subdivision, the 
Manokeek Shopping Center, MD 210 and the neighborhood. The proposed off-site bike and 
pedestrian facilities will also improve sidewalk connections between subdivisions.  The 
Transportation Section and operating agencies will evaluate the application for conformance with 
the applicable transportation policies and strategies of the Master Plan with submittal of the 
Preliminary Plan of Subdivision and Detailed Site Plan.  

Economic Development  

Strategy: Retain the two existing commercial areas, Accokeek Village and Manokeek 
Village, including the undeveloped land northeast of Manokeek Village, zoned  
Mixed–Use Transportation Oriented (M-X-T) (p. 149) 

Analysis: The development of this property is a direct implementation of the Economic 
Development strategy via the development of the undeveloped land northeast of Manokeek 
Village’. 

Planning Area/Community: Piscataway & Vicinity 
 
Aviation/MIOZ: This application is not located within an Aviation Policy Area or the Military 
Installation Overlay Zone 
 
SMA/Zoning:  
Zoning Map Amendment (ZMA) A-9960-C was approved by the Prince George’s County District 
Council on January 9, 2006 (Zoning Ordinance 2-2006), to rezone the property of 
approximately 12.54 acres located on both sides of Manning Road East, which includes 
Outparcel B, from Rural Residential (R-R) to the M-X-T Zone.    
The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment retained the 
subject property (Out Parcel B & Lot 12) in the Mixed-Use-Transportation Oriented (M-X-T) 
zone.  
On November 29, 2021, the District Council approved CR-136-2021, the Countywide Map 
Amendment (CMA) which reclassified the subject property from Mixed-Use-Transportation 
Oriented (M-X-T) to the Residential, Multifamily (RMF-48) effective April 1, 2022.  
 
MASTER PLAN CONFORMANCE ISSUES:   
None. 
 
 
cc: Long-Range Agenda Notebook 
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Countywide

Planning Division 301-952-3680
Historic Preservation Section

June 4, 2025

MEMORANDUM

TO: Emery Huang, Urban Design Section, Development Review Division

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

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

SUBJECT: CSP-23002 Signature Club East

Background

The subject site contains 16.90 acres and is located in the northeast quadrant of the intersection of 
Manning Road East and Berry Road (MD 228) in Accokeek. The subject property was zoned M-X-T
(Mixed Use Transportation Oriented) per the Prior Zoning Ordinance and is located within the 2013 
Approved Subregion 5 Master Plan area. The subject application proposes the development of Parcel 
12 and Outlot B with seven buildings for up to 300 multifamily dwelling units in the northern portion 
of the property and three pad sites for 12,600 square feet of commercial/retail space in the 
southwestern portion of the property.

Findings

The 2013 Approved Subregion 5 Master Plan includes goals and policies related to historic 
preservation (pages 155-159). One relevant policy (p. 157) is,

Public awareness and appreciation of historic sites and resources is promoted.

Strategies proposed to accomplish this policy include (p. 159):

Ensure that archeological sites are preserved in place for future research and are interpreted 
for the public.

Encourage interpretive plaques about the history or archeology of areas as part of the 
development review process; and
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Develop interpretive themes, signage, brochures, and tour maps for archeological and historic 
sites. 
 

A search of current and historic photographs, topographic and historic maps, and locations of 
currently known archeological sites indicates the presence of eight known pre-contact Native 
American archeological sites within 600 feet of the subject property. The probability of archeological 
sites within the limits of disturbance for the subject application is high.  
 
The 2013 Approved Subregion 5 Master Plan identifies the subject property as being located within an 
interpretive cluster based on the presence of archeological resources and their interpretive potential 
(pages 156-157).  
 

Mattawoman Creek Cluster: Although very few archeological surveys of the stream valley have 
been completed to date, there is considerable potential for historic and prehistoric archeological 
resources along Mattawoman Creek. Several stream valley parks that are owned by the M-
NCPPC could serve as anchors for future interpretive trails or other public outreach programs. 
The primary interpretive themes within the cluster include Native American culture, European 
and Native American contact, and development of small interior plantations (p. 157). 

 
The subject property is also near interpretive cluster one, the Piscataway Park Cluster (p. 157). 
 

Piscataway Park Cluster: The anchor of the cluster is Piscataway Park, owned and operated by 
the National Park Service. Many significant Native American archeological sites have been 
identified along the Potomac River, within the boundaries of the park. Native American culture 
is the primary interpretive focus of the cluster. Early European settlement and contact with 
Native Americans are also an important heritage component of this cluster. 

 
The 2010 Approved Historic Sites and Districts Plan includes goals and policies related to archeology 
(pages 55-61). Relevant goals, policies, and strategies (pages 59-60) are: 
 

Goal: Incorporate archeological resource protection into the local land use and comprehensive 
planning processes through site identification and preservation. 
 
Policy 1: Ensure that archeological resources are considered and protected through all phases of 
the development process. 
 

Strategy 3. Request a Phase I archeological survey on properties subject to the 
subdivision regulations that have a moderate-to-high probability of containing 
prehistoric or historic archeological resources. 

 
Per Sections 24-121(18) of the Prior Subdivision Ordinance, archeological investigations can be 
required at the time of preliminary plan of subdivision if there is a moderate or higher potential for 
archeological resources on the developing property. Historic Preservation Section staff informed the 
applicant during the May 5, 2023, pre-application conference for CSP-23002 that a Phase I 
archeological investigation will be required on the subject property at the time of Preliminary Plan of 
Subdivision. 
 
In March 2025, archaeologists conducted a Phase I survey on approximately 17 acres of subject 
property. In total, 267 shovel test pits were excavated across 15 acres of the site, and two new 
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archeological sites were identified. Site 18PR1273 is a 1.6-acre precontact indigenous site consisting 
of a low-density scatter of stone artifacts, 23 in total, across the northern portion of the subject 
property. Site 18PR1274 is a 1.2-acre precontact indigenous stone artifact scatter across the 
southern portion of the subject property. Of the 13 artifacts, one could be identified as a projectile 
point dating to the Late Archaic period, or between 5,000 and 3,000 years ago.  
 
Artifacts were recovered on both sites from the plowzone, and no subsurface features were 
identified. Sites 18PR1273 and 18PR1274 were recommended as ineligible for the National Register 
of Historic Places and warrant no further archeological investigations. 
 
Conclusions 
The Planning Board approved the conceptual site plan CSP-99050-01 on December 1, 2005. PGCPB 
Resolution No. 05-228 included a referral comment on archeology related to this subject property: 
 

12. Referral Comments: The subject application was referred to the concerned agencies and 
divisions. The referral comments are summarized as follows: 

 
a. Historic Preservation—In an e-mail received May 25, 2005, the Historic 

Preservation Planning Section stated that the proposed project would have no 
impacts on historic resources. 

 
b. Archeology—In a memorandum dated April 12, 2005, the staff archeologist stated 

that Phase I (identification) archeological investigations were recommended on 
the above-referenced property and that the prehistoric site, 18PR287, identified in 
a 1986 survey should be relocated if possible. Additionally, she noted that the 
residence of John Manning was shown on the 1861 Martenet map just north of the 
intersection of Manning and Berry Roads. In a letter dated September 21, 
2004[2005], the Historic Planning Section stated that they had reviewed the 
archaeological Survey of the Manning Signature Club Property and Phase II 
Archaeological NRHP Evaluation of the Manning Signature Club #1 Site and that 
they concurred with the consultant’s conclusion that, based on the paucity of 
artifacts and lack of features, no additional work would be required. They 
requested, however, that four revised final copies of the consultant’s report should 
be submitted to them. A condition to that effect is included in the Recommendation 
section of this report. 

Comment: 
In 1986, the Maryland Department of Transportation (MDOT), State Highway Administration (SHA) 
conducted an archeological Phase I survey of MD 228 (Berry Road) between Indian Head Highway 
(MD 210) and Robert Crain Highway (MD 301). This survey identified one site, 18PR287, 
documented as a Late Archaic-period (approximately 5,000-3,000 years ago) artifact scatter. This 
site was identified partially on the property that became Signature Club, but was determined to have 
been destroyed during construction of Berry Road. 
 
In June 2005, two archeological surveys were conducted as part of the review process for CSP-
99050-01 for what is now the 57-acre Signature Club property, to the west of the subject property. 
The first survey was a Phase I archeological shovel test pit study of 69 acres between Indian Head 
Highway (MD 210) and Manning Road East, which found an indigenous archeological site, 18PR795, 
identified as a Middle Archaic-period (approximately 8,000-5,000 years ago) short-term campsite. 
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Phase II archeological investigations were recommended by the archeological consultant on 
18PR795, and Historic Preservation Section staff agreed. Further archeological investigations, which 
were also conducted in 2005, determined that the site was not National Register of Historic Places-
eligible, and no further work was recommended. Historic Preservation Section staff agreed, and no 
further archeological work was required. 
 
Phase I archeological investigations were conducted on Parcel 12 and Outlot B in March 2025. Two 
archeological sites, 18PR1273 and 18PR1274, were identified. Both are precontact indigenous sites 
with low-density stone artifact scatters. 18PR1274 contains one artifact that dates to between 5,000 
and 3,000 years ago. Sites 18PR1273 and 18PR1274 were recommended as ineligible for the 
National Register of Historic Places and warrant no further archeological investigations. Historic 
Preservation Section staff agree with the assessment, and no further work is recommended. 
 
PGCPB Resolution No. 05-228 for CSP-99050-01 contained one condition relevant to archeology: 
 

1. Prior to signature approval, the plans for the project shall be revised, and the following 
items submitted: 

 
c. Applicant shall submit four revised final copies of the archeological Phase I 

Survey and Phase II NRHP Evaluation Report that address all comments to the 
Historic Preservation Planning Section. In order to determine compliance with 
this condition, the Historic Preservation Planning Section, as designee of the 
Planning Board, shall determine that the reports are acceptable. 

 
Comment 
Four copies of the final Phase I report, Phase I Archaeological Survey of the Manning Signature Club 
Property in Prince George's County, Maryland, Case # DSP-04063, were received by Historic 
Preservation Section staff on January 17, 2006. This condition has been satisfied. 
 
The subject property does not contain and is not adjacent to any designated Prince George’s County 
Historic Sites or resources.  
 
Recommendations 
Historic Preservation staff recommends approval of CSP-23002 Signature Club East, with the 
following conditions: 
 
Prior to signature approval of the Preliminary Plan of Subdivision, the applicant shall submit a 
revised digital copy and a single final hard copy of the Phase I Archeological Report of Parcel 12 and 
Outlot B that addresses all comments to Historic Preservation Section staff. Two hard copies and one 
digital copy of the final Phase I archaeological report shall also be submitted to the Maryland 
Historical Trust. 
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June 9, 2025

MEMORANDUM

TO: Emery Huang, Development Review Division

FROM: Leah Daniels, Transportation Planning Section, Countywide Planning Division

VIA: Noelle Smith, AICP, Transportation Planning Section, Countywide Planning Division

Crystal Hancock, Transportation Planning Section, Countywide Planning Division

SUBJECT: CSP-23002 SIGNATURE CLUB EAST

Prior Conditions of Approval
The subject site consists of Lot 12 and Outparcel B, which has prior approvals including Conceptual 
Site Plan (CSP)-99050, Preliminary Plan of Subdivision (PPS) 4-01064 and Detailed Site Plan (DSP)-
04063. PPS, 4-01064 contained conditions of approval that were applicable to this site but were 
contingent upon development. Lot 12 and Outparcel B were never developed and therefore the 
conditions of approval are not relevant to this application. 

As a note, within the bounds of CSP-99050, two PPS applications were filed, 4-01064 and 4-01063, 
of which both resolutions included the same conditions related to transportation improvements 
required for development. Although Lot 12 and Outparcel B have not been developed, the limits of 
4-01063 are developed and have since satisfied the roadway improvements. Additionally, the 
subject property was rezoned from Rural Residential (R-R) to Mixed Use Transportation (M-X-T) 
zone by Zoning Map Amendment (ZMA) A-9960-C on January 9, 2006. The conditions associated 
with the ZMA have also been satisfied with prior applications. All relevant conditions are included 
below. 

A-9960

1. MD 228 at Manning Road: Prior to the issuance of any building permits within the subject 
property, the following road improvements shall (a) have full financial assurances, (b) have 

(c) have an agreed-upon timetable for construction with the appropriate operating agency:

a. Widening of the southbound approach of Manning Road to provide four approach 
lanes: two left-turn lanes, one through lane, and one right-turn lane.

b. Operation of the dual left-turn lanes along the westbound MD 228 approach.

NS
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c. Modification of the island in the southwest quadrant of the intersection to eliminate 

the eastbound free right turn along MD 228, and restriping to provide two receiving 
lanes for the westbound left turns. 

 
d. Restriping the shoulder of westbound MD 228 to provide an exclusive right-turn lane. 

 
e. Elimination of the split-phasing of the MD 228/Manning Road signal. 

 
Comment: This condition has been satisfied. 
 
CSP-99050 
 
7. Total development within the subject property shall be limited to an 800-unit senior 

housing community, and approximately 447,500 square feet of mixed retail and office 
space; or different uses generating no more than the number of peak hour trips (576 AM 
peak hour trips and 1,650 PM peak hour trips) generated by the above development.  
Community facilities, skilled care facilities, and incidental office and retail space which are 
not public but are developed within the senior housing community shall be considered 
ancillary and additional to the permitted 800-unit community. 

  
Comment: This condition has not been met. The subject property will require a new Preliminary 
Plan at which time transportation adequacy will be determined. 
 
8. The following road improvements shall (a) have full financial assurances, or (b) have been 

permitted for construction through the SHA access permit process, and (c) have an agreed-
upon timetable for construction with the SHA or the DPW&T.  Staging of these 
improvements will be determined at Preliminary Plat of Subdivision: 

 
A. MD 228 at Manning Road: 

 
(1) Prior to the approval of the Detailed Site Plan for the subject property, 

the applicant shall submit an acceptable traffic signal warrant study to 
the State Highway Administration (SHA) and the County Department of 
Public Works and Transportation (DPW&T) for the intersection of MD 
228 and Manning Road.  If deemed warranted by the SHA and the 
DPW&T, the applicant shall bond the signal with the appropriate agency 
prior to the release of the initial building permit, and install the signal if 
directed prior to the release of the bonding for the signal. 

 
  

(2) Provide the following lane configuration at MD 228 and Manning Road: 
 

a. Along the eastbound and westbound MD 228 approaches, two 
through lanes, an exclusive right-turn lane and an exclusive left-
turn lane. 
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b.  Along the northbound and southbound Manning Road 

approaches, an exclusive through lane, dual left-turn lanes and 
an exclusive right-turn lane.  Per direction of the SHA, both right-
turn lanes should be designed as free-flow channelized lanes. 

 
  
 B. Manning Road at Senior Living/Retail entrance (north of MD 228): 
    

(2) Provide a roundabout, or a similar intersection design that provides 
sufficient capacity and safety, with design details to be coordinated with the 
SHA and the DPW&T.  A consideration in the design should be the potential 
continuation of Manning Road as C-526 to the north to serve the properties 
which make up Employment Area E. 

 
Comment: This condition has been satisfied. 
 
4-01064 
 
2. Total development within the subject property shall be limited to 157,500 square feet of mixed 
retail and office space or different uses allowed under the governing Conceptual Site Plan which 
generate no more than 147 AM peak hour trips and 524 PM peak hour trips.  Any development with 
impact greater than that identified herein shall require a new preliminary plan of subdivision with 
a new determination of the adequacy of transportation facilities. 
 
Comment: The subject application will exceed the trip cap established by 4-01064. At the time of 
Preliminary Plan, a Traffic Impact Study will be conducted to evaluate transportation adequacy as 
part of the Preliminary Plan of Subdivision application. 
 
4. Prior to the issuance of any building permits within the subject property, the following road 
improvements shall (a) have full financial assurances, or (b) have been permitted for construction 
through the SHA access permit process, and (c) have an agreed-upon timetable for construction 
with the SHA or the DPW&T: 
 

MD 228 at Manning Road: 
 

a. Prior to the approval of the Detailed Site Plan, the applicant shall submit the results of 
State Highway Administration (SHA) and the County Department of Public Works and 
Transportation (DPW&T) of a traffic signal warrant study for the intersection of MD 228 
and Manning Road.  If deemed warranted by SHA and DPW&T, the applicant shall bond 
the signal with the appropriate agency prior to the release of the initial building permit, 
and install the signal if directed prior to the release of the bonding for the signal. 

 
b. Provide the following lane configuration at MD 228 and Manning Road: 
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(1) Along the westbound approach, two through lanes and an exclusive right-turn 
lane (exclusive left-turn lanes are being built along eastbound and westbound 
MD 228 as part of the project which is being completed). 

 
(2) Along the southbound Manning Road approach, an exclusive through lane, dual 

left-turn lanes and an exclusive right-turn lane.  Per direction of SHA, the right-
turn lane should be designed as a free-flow channelized lane. 

 
Manning Road at Senior Living/Retail entrance (north of MD 228):    
Provide a roundabout, or a similar intersection design that provides sufficient capacity and safety, 
with design details to be coordinated with SHA and DPW&T.  A consideration in the design should 
be the potential continuation of Manning Road as C-526 to the north to serve the properties which 
make up Employment Area E. 
 
Comment: This condition has been satisfied. 
 
 
Master Plan Compliance 
The site is subject to the 2009 Countywide Master Plan of Transportation (MPOT) and 2013 
Approved Subregion 5 Master Plan and Sectional Map Amendment.  
 
Master Plan Right-of-Way (ROW) 
 
 Manning Road (P-501): 60-foot ROW 
 
Comment: Both the MPOT and Subregion 5 Master Plan designate the 60-foot ROW.  Staff 
recommend the ROW be delineated on the plan sheets.  
 
 Berry Road (MD 228) (E-7): 250-foot ROW 
 
Comment: Both the MPOT and Subregion 5 Master Plan designate the 250-foot ROW.  Staff 
recommend the ROW be delineated on the plan sheets.  
 
Master Plan Pedestrian and Bike Facilities  
 

Manning Road: Shared Use facility  
 
Comment: The Subregion 5 Master Plan recommends a shared use facility, also identified as a Dual 
Route. A dual route can be comprised of on-road facilities such as a striped bicycle lane or shared 
pavement markings (sharrows), or the off-road facilities such as a wide sidewalk or side path to 
accommodate both cyclists and pedestrians. Staff recommend the applicant provides a shared use 
facility along the property frontage of Manning Road, as determined by the permitting agency.  

 
 Berry Road (MD 228): Shared Use facility  
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Comment: The Subregion 5 Master Plan recommends a shared use facility, also identified as a Dual 
Route. A dual route can be comprised of on-road facilities such as a striped bicycle lane or shared 
pavement markings (sharrows), or the off-road facilities such as a wide sidewalk or side path to 
accommodate both cyclists and pedestrians. Staff recommend the applicant provides a shared use 
facility along the property frontage of MD 228, as determined by the permitting agency.  
 
Recommendations, Policies and Goals  
MPOT Complete Streets Policies (p. 10):  
 

Policy 1: Provide standard sidewalks along both sides of all new road construction 
within the Developed and Developing Tiers. 
 

Comment: The site plan includes a comprehensive sidewalk network throughout the site to 
facilitate pedestrian movement, separated from vehicles, to meet the intent of this policy. Staff 
recommend marked crosswalks and ADA curb ramps be provided throughout the site.  
 

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 a comprehensive sidewalk network throughout the site to 
facilitate pedestrian movement. Staff recommend the applicant provide bicycle and ADA compliant 
pedestrian facilities along the frontages of Manning Road and MD 228 in conformance with the 
Subregion 5 Master Plan recommendations as described above to meet the intent of this policy. 
Facilities such as sharrows, striped bicycle lane, wide sidewalk or side path would meet the intent 
of a dual route facility. The exact location and details of all bicycle and pedestrian facilities shall be 
provided at the time of DSP.   
 
 

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 a comprehensive sidewalk network throughout the site to 
facilitate pedestrian movement. Staff recommend the applicant provide bicycle and pedestrian 
facilities along the frontages of Manning Road and MD 228 in conformance with the sector plan 
recommendations as described above to meet the intent of this policy. Facilities such as sharrows, 
striped bicycle lane, wide sidewalk or side path would meet the intent of a dual route facility. Staff 
also recommend long and short-term bicycle parking be provided within the multifamily buildings, 
and at the retail components. The exact location and details of all bicycle and pedestrian facilities 
shall be provided at the time of DSP.   
 
The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment provides the following 
guidance for multi-modal circulation through the planning area: 
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 Promote pedestrian and bicycle opportunities as part of a multi-modal 
transportation network. 

 Promote dual-route facilities along all of the major road transportation corridors. 
 Promote and encourage cycling and walking for commuting purposes as an 

alternative to driving a car. 
 
Comment:  The site plan includes a comprehensive sidewalk network throughout the site to 
facilitate pedestrian movement. Staff recommend the applicant provide bicycle and ADA compliant 
pedestrian facilities along the frontages of Manning Road and MD 228 in conformance with the 
sector plan recommendations as described above to meet the intent of these policies. Facilities such 
as sharrows, striped bicycle lane, wide sidewalk or side path would meet the intent of a dual route 
facility. The exact location and details of all bicycle and pedestrian facilities shall be provided at the 
time of DSP.   
 
Transportation Planning Review 
Zoning Ordinance Compliance 
Section 27-272  
the purpose of conceptual site plans. In addition, Section 27-274 provides design guidelines for 
parking, loading, circulation, site and streetscape amenities.  
 
 
 
Section 27-274 

(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.  

 
Comment: The site plan proposes garage parking to accommodate the uses on site. The amount of 
parking is subject to Section 27-574, per the M-X-T zone, which allows the Planning Board to 
develop a criterion for parking standards specific to the proposed development. A the time of DSP, 
the applicant is required to submit a parking analysis to determine the parking rate for the 
proposed uses in accordance with Section 27-574 of the prior Ordinance.    
 

(B) Loading areas should be visually unobtrusive and located to minimize conflicts 
with vehicles or pedestrians.  

 
Comment: The site plan identifies locations of proposed loading areas. Staff recommend these 
locations minimize the conflicts with vehicles and pedestrians.  
 

( C ) Vehicular and pedestrian circulation on a site should be safe, efficient, and 
convenient for both pedestrians and drivers.   

 
Comment: Three access points are proposed along Manning Road to facilitate a circuitous 
vehicular movement throughout the site. The site plan also includes a comprehensive sidewalk 
network throughout the site to facilitate pedestrian movement. Staff find the proposed plan for on-
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site circulation reduces pedestrian and vehicle interaction and is acceptable. All details of the 
design will be further discussed with subsequent applications. 
 
Mixed-Use-Transportation Zone 
In addition to the design guidelines above, the site is also subject to Section 27-546, which provides 
additional requirements for sites located within the M-X-T zone.   
 
Section 27-546 

(b) In addition to the information required by Part 3, Division 9, for Conceptual Site 
Plans, the following information shall be included on Plans in the M-X-T Zone: 

(1) A general description of the pedestrian system proposed; 
 
Comment: The site plan includes a circulation plan identifying pedestrian route through the site.  
 

(8) Property placed in the M-X-T Zone by a Sectional Map Amendment shall 
provide supporting evidence which shows whether the proposed 
development will exceed the capacity of transportation facilities that are 
existing, are under construction, for which one hundred percent (100%) of 
construction funds are allocated within the adopted County Capital 
Improvement Program or within the current State Consolidated 
Transportation Program, will be provided by the applicant (either wholly or, 
where authorized pursuant to Section 24-124(a)(8) of the County Subdivision 
Regulations, through participation in a road club), or are incorporated in a 
specific public facilities financing and implementation program. 
 

Comment: Outparcel B was rezoned to M-X-T via a ZMA application and is therefore not applicable 
to that portion of the site. However, Lot 12 was rezoned to the M-X-T via a sectional map 
amendment. A traffic study was conducted with this application and the result of the analysis is 
described below. 
 
 

(d) In addition to the findings required for the Planning Board to approve either the 
Conceptual or Detailed Site Plan (Part 3, Division 9), the Planning Board shall also 
find that:  
 

(7) The pedestrian system is convenient and is comprehensively designed to 
encourage pedestrian activity within the development; 

 
Comment: The site plan includes a comprehensive sidewalk network throughout the site to 
facilitate pedestrian movement. 
 

(9) On a Conceptual Site Plan for property placed in the M-X-T Zone by a 
Sectional Map Amendment, existing transportation facilities; that are under 
construction; or for which one hundred percent (100%) of construction funds 
are allocated within the adopted County Capital Improvement Program or the 
current State Consolidated Transportation Program, will be provided by the 
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applicant (either wholly or, where authorized pursuant to Section 24-
124(a)(8) of the County Subdivision Regulations, through participation in a 
road club), or are incorporated in an approved public facilities financing and 
implementation program will be adequate to carry anticipated traffic for the 
proposed development. The finding by the Council of adequate transportation 
facilities at the time of Conceptual Site Plan approval shall not prevent the 
Planning Board from later amending this finding during its review of 
subdivision plats. 

 
Comment: Outparcel B was rezoned to M-X-T via a ZMA application and is therefore not applicable 
to that portion of the site. However, Lot 12 was rezoned to the M-X-T via a sectional map 
amendment. A traffic study was conducted with this application and the result of the analysis is 
described below. 
 
Criteria for Establishing Transportation Adequacy  
The subject property is located within Transportation Service Area (TSA) 2, as defined in the Plan 

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 1,450 or better.  
  
Unsignalized Intersections:   
For two-way stop-controlled intersections a three-part process is employed:  
(a) vehicle delay is computed in all movements using the Highway Capacity Manual 
(Transportation Research Board) procedure; (b) the maximum approach volume on the 
minor streets is computed if delay exceeds 50 seconds, (c) if 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 delay exceeds 50 seconds, the CLV is computed.   

  
Trip Generation   
The table below summarizes trip generation for each peak period that will be used in reviewing site 
traffic generated impacts and developing a trip cap for the site.  
 

Trip Generation Summary: CSP-23002 Signature Club East 
   AM Peak Hour   PM Peak Hour  

Land Use Quantity Metric In Out Total In Out Total 
Garden/Mid-Rise 
Apartments (PGC 
rates) 

300 units 31 125 156 117 63 180 
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Fast Food 
Restaurant w/ Drive 
Thru (ITE-934) 

12,600 Square 
feet 

285 276 561 216 201 417 

Primary Trips w/ Internal Capture 
for Pad Sites from Apartments: 10% 

(29) (28) (57) (22) (20) (42) 

Pass-by 50% AM and 55% PM (129) (126) (252) (99) (90) (189) 
Trip Cap Recommendation 408 366 

  
The traffic generated by the proposed application will impact the following intersections in the 
transportation system: 

1. MD 210 & MD 373 (signalized) 
2. MD 373 & Dusty Lane (unsignalized) 
3. MD 373 & Menk Road (unsignalized) 
4. MD 210 & MD 228 (signalized) 
5. MD 228 & Manning Road (signalized) 
6. Manning Road & Caribbean Way (unsignalized) 
7. Manning Road & Site Access (right-in/right-out) (unsignalized) 
8. Manning Road & Site Access (unsignalized) 

 
Existing Traffic 
The critical intersections identified above, when analyzed with existing traffic and existing lane 
configurations, operate as follows:  
 

EXISTING TRAFFIC CONDITIONS 
Intersection Critical Lane Volume 

(AM & PM) 
Level of Service (LOS, AM & 
PM) 

1. MD 210 & MD 373 
(signalized) 

1163 1481 
C E 

2. MD 373 & Dusty Lane 
(unsignalized) 

11.9 sec 17.1 sec 
Pass Pass 

3. MD 373 & Menk Road 
(unsignalized) 

10.3 sec 13.5 sec Pass Pass 

4. MD 210 & MD 228 
(signalized) 

880 1286 A C 

5. MD 228 & Manning Road 
(signalized) 

1031 1227 B C 

6. Manning Road & Caribbean 
Way (unsignalized) v/c ratio 
(SIDRA) 

.06 .055 Pass Pass 

7. Manning Road & Site Access 
(right-in/right-out) 
(unsignalized) 

--- --- --- --- 

8. Manning Road & Site Access 
(unsignalized) 

--- --- --- --- 
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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 

and should be interpreted as a severe inadequacy. 
 
Background Traffic 
The traffic impact study (TIS) identified two background developments whose impact would affect 
study intersections. Additionally, an annual growth of 1% over six years was applied to through 
movements along MD 210 and MD 228. In addition, the 1% growth was applied to all movements at 
MD 210 and MD 228. The analysis revealed the following results:  
 
 

BACKGROUND TRAFFIC CONDITIONS 
Intersection Critical Lane Volume 

(AM & PM) 
Level of Service (LOS, AM & 
PM) 

1. MD 210 & MD 373 
(signalized) 

1242 1608 
C F 

2. MD 373 & Dusty Lane 
(unsignalized) 

12.1 sec 19.3 
Pass Pass 

3. MD 373 & Menk Road 
(unsignalized) 

10.4 sec 14.7 Pass Pass 

4. MD 210 & MD 228 
(signalized) 

969 1440 A D 

5. MD 228 & Manning Road 
(signalized) 

1164 1332 C D 

6. Manning Road & Caribbean 
Way (unsignalized) v/c ratio 
(SIDRA) 

.140 .284 Pass Pass 

7. Manning Road & Site Access 
(right-in/right-out) 
(unsignalized) 

--- --- --- --- 

8. Manning Road & Site Access 
(unsignalized) 

--- --- --- --- 

*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 

and should be interpreted as a severe inadequacy. 
 
 
Total Traffic 
The study intersections, when analyzed with total developed future traffic, operate as shown below. 
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TOTAL TRAFFIC CONDITIONS 
Intersection Critical Lane Volume 

(AM & PM) 
Level of Service (LOS, AM & 
PM) 

1. MD 210 & MD 373 
(signalized) 

1258 1592 
C E 

2. MD 373 & Dusty Lane 
(unsignalized) 

12.3 sec 17.9 sec 
Pass Pass 

3. MD 373 & Menk Road 
(unsignalized) 

10.7 sec 14.5 sec Pass Pass 

4. MD 210 & MD 228 
(signalized) 

964 1420 A D 

5. MD 228 & Manning Road 
(signalized) 

1172 1315 C D 

6. Manning Road & Caribbean 
Way (unsignalized) v/c ratio 
(SIDRA) 

.254 .209 Pass Pass 

7. Manning Road & Site Access 
(right-in/right-out) 
(unsignalized) 

9.5 sec 10.1 sec Pass Pass 

8. Manning Road & Site Access 
(unsignalized) 

9.4 sec 9.4 sec Pass Pass 

*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 

and should be interpreted as a severe inadequacy. 
 
As shown in the analysis, the intersection of MD 210 and MD 373 does not meet the LOS 
requirements under any condition. The applicant notes in the study that this intersection fails 
under Background conditions due to the addition of vested trips from 4-01064 which previously 
governed the site. However, the intersection of MD 210 and MD 373 also fails under Existing 
conditions, before background is applied. Further, the applicant removed the trips associated with 
4-01067 from the Total conditions analysis to represent the new impact of the trips associated with 
CSP-23002 on the site. The TIS demonstrates that the intersection of MD 210 and MD 373 will fail 
with the addition of trips associated with the subject application. The TIS does not provide a 
mitigation strategy at this time. At the time of Preliminary Plan, the applicant shall submit a traffic 
study and any required mitigation to meet the adequacy standards.   
 
Bicycle & Pedestrian Adequacy  
The subject property is in the Residential Multi-family 48 (RMF-48) zoning district per the current 
Ordinance, and is therefore, subject to Section 24-4506 for pedestrian and bicycle adequacy per 
Section 24-4506(c)(1)(B) (i-), and will be subject to a cost cap. The scope and the details of the off- 
and on-site improvements will be evaluated at the time of PPS.    
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Conclusion 
Based on the findings presented above, staff concludes that the multimodal transportation facilities 
will exist to serve the proposed conceptual site plan as required under Subtitle 27, and will conform 
to the 2009 Countywide Master Plan of Transportation and the 2013 Approved Subregion 5 Master 
Plan and Sectional Map Amendment if the following conditions are met:  
 
1. Prior to the certification of the conceptual site plan, 

successors, and/or assigns shall show the extent and limits of the ultimate right-of-way along 
the subject property's frontage of Manning Road and Berry Road (MD 228).  
 

2. 
heirs, successors, and/or assigns shall provide the following: 

a. A Traffic Impact Study to evaluate transportation adequacy as part of the Preliminary 
Plan of Subdivision application. 
 

3. At the time of detailed site plan, 
assigns shall identify the following facilities on the site plans:  
 

a. Minimum five-foot-wide sidewalks and associated ADA curb ramps along both sides of 
all internal roads, excluding alleys.  
 

b. Provide a shared use, dual route facility along the property frontage of MD 228. The 
specific facility shall be determined by the permitting agency with written 
correspondence.   

 
 

c. Provide a shared use, dual route facility along the property frontage of Manning Road. 
The specific facility shall be determined by the permitting agency with written 
correspondence.  
 

d. Continental style crosswalks all at vehicular access points and throughout the site 
where feasible. 
 

e. Provide long and short-term bicycle parking within each multi-family building, and 
short-term bicycle parking at the designated retail spaces.  
 

4. Prior to the acceptance of a detailed site plan, the  
successors, and/or assigns shall: 
 

a. Submit a parking analysis to determine the parking rate for the proposed development, 
which examines both the residential and retail uses in accordance with Section 27-574 
of the prior Ordinance. 
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b. Submit a bicycle and pedestrian circulation exhibit demonstrating the details, location, 
and extent of an interconnected network of onsite bicycle and pedestrian facilities. 
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Countywide Planning Division
Environmental Planning Section 301-952-3650

May 30, 2025
MEMORANDUM

TO: Emery Huang, Planner IV, Urban Design Section, DRD

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

FROM: Chuck Schneider, Planner III, Environmental Planning Section, CWPD CS

SUBJECT: Signature Club East; CSP-23002 and TCP1-052-97-03         

The Environmental Planning Section (EPS) has reviewed the above-referenced Conceptual Site Plan 
(CSP-23002) and Type 1 Tree Conservation Plan (TCP1-052-97-03). The initial application was 
accepted for review on February 26, 2024, and put on hold with a new applicant and accepted on
April 30, 2025. Comments were provided at two Subdivision and Development Review Committee 
(SDRC) meetings on March 15, 2024, and May 9, 2025. Revised plans were received on May 27, 
2025. The Environmental Planning Section finds the application in conformance with the 
Environmental Regulations of Sections 27-276(b)(4), 27-273(e)(6), 27-273(e)(10), 27-273(e)(14) 
of the prior Zoning Ordinance, and 24-131 of the prior Subdivision Regulations and recommends 
approval of CSP-23002 and TCP1-052-97-03 subject to the findings and conditions listed at the end 
of this memorandum.

BACKGROUND
The Environmental Planning Section previously reviewed the following applications and associated 
plans for the subject site: 

Review 
Case #

Associated Tree 
Conservation 

Plan or Natural 
Resource 
Inventory

Authority Status Action Date Resolutio
n Number

A-9960-C TCPI/25/01 District Council Approved 1/9/2006 2-2006
CSP-99050 TCPI-052-97 Planning Board Approved 7/20/2000 00-142
4-97091 TCPI-052-97 Planning Board Approved 2/5/1998 98-22
CSP-99050-01 TCPI-052-97-02 Planning Board Approved 11/3/2005 05-228
4-01063 TCPI-052-97-01 Planning Board Approved 1/10/2002 02-07
DSP-01036 TCPII-039-01 Planning Board Approved 12/6/2001 01-251
DSP-04063 TCPII-039-01-01 Planning Director Approved 12/1/2005 05-250
DSP-04063-01 TCPII-039-01-02 Planning Director Approved 5/6/2010 N/A
DSP-04063-04 TCPII-039-01-03 Planning Board Approved 12/7/2017 17-153
NRI-075-2022 N/A Staff Approved 5/27/2022 N/A
CSP-23002 TCP1-052-97-03 Planning Board Pending Pending Pending
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PROPOSED ACTIVITY 
The applicant is requesting approval of this conceptual site plan (CSP) to develop Lot 12 and 
Outparcel B of Signature Club at Manning Village with up to 300 multifamily dwelling units and 
12,600 square feet of commercial and retail space.  
 
APPLICABLE ENVIRONMENTAL REGULATIONS  
This property is subject to the grandfathering provisions of the 2024 Woodland Conservation 
Ordinance because the property had a tree conservation plan (TCP) that was accepted for review 
on or before June 30, 2024. The property must conform to the environmental regulations of the 
2010 Woodland and Wildlife Habitat Conservation Ordinance and the 2018 Environmental 
Technical Manual. The development is also subject to the environmental regulations contained in 
prior Subtitles 24 and 27.  
 
SITE DESCRIPTION 
CSP-23002 is a 16.90-acre site (Lot 12 and Outparcel B) located on the northeast corner of the 
intersection of Manning Road East and Berry Road (Maryland Route 228) in Accokeek. The 
“Signature Club East” application is part of the “Manokeek” and “Signature Club at Manning Village” 
developments containing an overall area of 343.65 acres. The current zoning for the site is 
Residential, Multifamily-48 (RMF-48); however, the applicant has opted to apply the zoning 
standards to this application that were in effect prior to April 1, 2022, for the Mixed-Use Transit 
Oriented (M-X-T) Zone. A review of the available information indicates that the geographic area 
specific to this CSP does not contain regulated environmental features (REF), such as wetlands, 
wetland buffers, streams, stream buffers, or 100-year floodplains, as defined in Section 24-
101(b)(27) of County Code. In a letter dated March 16, 2022, received from the Maryland 
Department of Natural Resources Natural Heritage Program (DNR NHP) and included with the 
Natural Resources Inventory case file, there are no rare, threatened, or endangered (RTE) species 
found to occur on or near this property. Outparcel B was partially improved with an on-site 
stormwater management pond and stormwater piping from a previous entitlement application, 
Detailed Site Plan DSP-04063-04. This site is located within the Mattawoman watershed which 
flows into the Potomac River. The CSP fronts on both Manning Road and Berry Road, with Berry 
Road designated as a master plan freeway. The site is located within the Established Community 
Areas of the Growth Policy Map, and within the Environmental Strategy Area 2 of the Regulated 
Environmental Protection Areas Map, as designated by Plan Prince George’s 2035 Approved General 
Plan (2014). The application area contains Regulated Areas and Evaluation Areas as designated on 
the Countywide Green Infrastructure Plan of the Approved Prince George’s Resource Conservation 
Plan (May 2017). 
 
REVIEW OF PREVIOUSLY APPROVED CONDITIONS 
The following text addresses previously approved environmental conditions related to the subject 
application. The text in BOLD is the actual text from the previous cases or plans. The plain text 
provides comments on the plan’s conformance with the conditions. 
 
The Planning Board approved Zoning Map Amendment A-9960 on January 9, 2006. The conditions 
of approval can be found in PGCPB No. 2-2006. A-9960-C-01 was approved by the District Council 
on February 24, 2022, to amend A-9960-C (Zoning Ordinance 3-2022). 
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3.  The wetland area located at the southwestern corner of this property shall be 
protected from grading disturbances, throughout the development process.  During 
the review of all subsequent plans, the wetland and the 25-foot buffer area shall be 
shown on all plans and shall be protected by a platted conservation easement. 

 
The wetland and the 25-foot buffer area are located in the southwestern corner of the 
adjacent Signature Club East development and not within the subject CSP application area. 
This wetland system is shown on TCP1-009-2021. 

 
7.  The Woodland Conservation Threshold shall be at 20 percent. 

 
The submitted TCP1-052-97-03 for Lot 12 and Outparcel B shows the overall Manokeek 
Signature Club development (343.65 acres) woodland conservation threshold at 35.64 
percent. The overall Signature Club development is under one woodland conservation 
threshold requirement which is above 20 percent.  
 

The Planning Board approved CSP-99050 on July 27, 2000. The conditions of approval can be found 
in PGCPB Resolution No. 00-142. 
 

4.  The Type 1 Tree Conservation Plan shall be further defined during the review 
of the Preliminary Plan of Subdivision to address reforestation in the 
Stormwater Management facilities, additional on-site preservation and/or 
reforestation and to address intrusions into the wetlands and wetland buffers.  

 
  This condition was met prior to the signature approval of the TCP1-052-97. 

 
The Planning Board approved CSP-99050-01 on November 3, 2005. The conditions of approval can 
be found in PGCPB Resolution No. 05-228. 

 
2.  A Type II tree conservation plan shall be approved in conjunction with the 

detailed site plan. As part of this approval, the review shall reevaluate the 
small tree save areas adjacent to the SMECO easement, reevaluate clearing in 
the wetland buffer on the north side of the main wetland system just west of 
the internal street crossing, and evaluate a woodland planting or landscaped 
connection between the isolated wetlands in the northern open space. 

 
These SMECO areas are outside the subject CSP application area; however, this 
condition was met prior to the signature approval of the TCPII-039-01-03. 

 
 3.  Prior to the issuance of any new permits for Lot 11, TCPII/116/01 shall be  
  revised to reflect clearing required for the development of Lot 11. 
 
  This condition was met prior to the signature approval of the TCPII-039-01-03. 
 
The Planning Board approved 4-01063 on February 7, 2002. The conditions of approval can be 
found in PGCPB Resolution No. 02-08. 
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1.  Development of Lot 12 shall be in compliance with the approved Type I Tree  
  Conservation Plan (TCPI/52/97-01). The following note shall be placed on the  
  Final Plat of Subdivision:  
 
   “Development of Lot 12 is subject to restrictions shown on the   

  approved Type I tree Conservation Plan (TCP1/52/97-01), or as  
   modified by the Type II 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 Conservation/Tree Preservation Policy.”  
 
  These conditions were met at the time of final plat. 
 
 2.  A type II Tree Conservation Plan shall be approved in conjunction with the  
  Detailed Site Plan.  
 

TCPII-039-01-01 was the Type II tree conservation plan approved with DSP-04063 
that corresponded to 4-01063. 

 
The Planning Board approved DSP-04063 on December 6, 2001. The conditions of approval can be 
found in PGCPB Resolution No. 01-251. 
 

5. Prior to certificate approval, TCPII/112/01 shall be revised as follows: 
 

a. Revise the Landscape Plan and the TCPII to more effectively use the 
perimeter berms for reforestation and landscaping and avoid conflicts 
with the proposed SMECO alignment.  

 
b. Revise the TCPII to include the Clagett property on which a large 

portion of the stormwater management pond is being constructed. 
 

c. Revise the reforestation planting schedule to include at least 65 
percent of the plant materials as larger caliper trees, one inch or 
larger. 

 
d. Show the location of the reforestation signs on the plans and revise the 

edge management notes per the previously approved plan. 
 
This condition was met prior to the signature approval of the TCPII-039-01 

 
6. Prior to certificate approval, TCPII/39/01 shall be revised as follows: 

 
a. Show the relocated SMECO power line and the clearing associated with 

that relocation and the revised location of the proposed Woodland 
Conservation Areas.  
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b. Revise the worksheet to include the additional clearing and remove all 
Woodland Conservation Areas from the proposed power line 
alignment. 

 
  This condition was met prior to the signature approval of the TCPII-039-01. 
 
The Planning Board approved DSP-04063 on December 1, 2005. The conditions of approval can be 
found in PGCPB Resolution No. 05-250. 

 
q. Prior to the certification of the detailed site plan, the detailed site plan and the 

Type II tree conservation plan shall be revised to use a retaining wall to 
eliminate the grading into the expanded stream buffer shown on Sheet 7 of 10 
of the TCP II on the north side of the wetlands and behind the four residential 
units west of the main north-south street. 

 
r. Prior to the issuance of any grading permits that impact wetlands, the 

applicant shall provide the Environmental Planning Section with copies of the 
appropriate federal, state and local wetland permits which may be required. 

 
s. Prior to the certification of the detailed site plan, the Type II tree conservation 

plan shall be revised to: 
 
 (i.) Use a retaining wall to eliminate the grading into the expanded stream 

buffer shown on Sheet 7 of 10 of the TCPII on the north side of the 
wetlands and behind the four residential units west of the main 
north/south street. 

  
 (ii.) Revise the worksheet as needed. 
 

(iii.) Have the revised plan signed and dated by the qualified professional 
who prepared the plan. 

 
t. Prior to the issuance of any new permits for Lot 11, TCPII/116/01 shall be 

revised to reflect clearing required for the development of Lot 11. 
 

These conditions were met prior to the signature approval of the TCPII-039-01-01. 
 

The Planning Board approved DSP-04063-04 on December 7, 2017. The conditions of approval can 
be found in PGCPB No. 17-153. 

 
k. Revise the Type II tree conservation plan as follows: 
 

(1) Revise the conservation worksheet to provide sufficient “Total 
Woodland Conservation Provided.” The worksheet, as submitted, has a 
0.09-acre shortfall. 
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(2) Provide the current tree conservation plan general notes per the 
Environmental Technical Manual. The corrected notes will include the 
current $9.00 per square foot mitigation fee. 

 
(3) Provide the current environmental approval block and include the 

purpose of this third revision. 
 
(4) Show the noise/retaining wall with a sufficient setback from the limit 

of disturbance. 
 
(5) Revise the plan, as necessary, to remove all disturbance from outside of 

the limits of disturbance.  
 
(6) Identify the floodplain on the plan using the symbol represented in the 
legend. 
 
(7) Remove the WGL Easement from the preservation area, as declared in 

Liber 7779, page 305. 
 
(8) Revise the “Woodland Conservation Provided” on the worksheet, as 

necessary, to reflect any changes required. 
 
This condition was met prior to the signature approval of the TCPII-039-01-03. 

 
ENVIRONMENTAL REVIEW 
 
Natural Resources Inventory 
Section 27-273 (e)(6) requires an approved natural resource inventory (NRI) with CSP 
applications. The site has an approved Natural Resources Inventory (NRI-075-2022), which 
correctly shows the existing conditions of the property. There are five specimen trees on-site and 
five specimen trees located off-site. The site does not contain regulated environmental features 
(REF) as defined in Section 24-101(b)(27) of County Code such as primary management area 
(PMA), streams, wetland, 100-year floodplain, and their associated buffers. The Type 1 Tree 
Conservation Plan (TCP1) and CSP show all the required information correctly in conformance with 
the NRI.  
 
Woodland Conservation 
The site is subject to the grandfathering provisions of the 2024 Woodland and Wildlife 
Conservation Ordinance because the property has an approved and implemented TCP in 
accordance with Section 25-119(g) of County Code. This original CSP and TCP1 application was 
accepted prior to July 1, 2024, and the case was put on hold due to an applicant change. TCP1-052-
97-03 does not propose any additional woodland clearing. The property must conform to the 
environmental regulations of the 2010 Woodland Conservation Ordinance (2010 WCO) and the 
2018 Environmental Technical Manual.  
 

CSP-23002_Backup  81 of 202



Signature Club East
CSP-23002 and TCP1-052-97-03 
June 10, 2025 
Page 7

The “Signature Club East” application is part of the overall “Manokeek” and “Signature Club at 
Manning Village” developments. The overall site is 343.65 acres with 43.82 acres within the 100-
year floodplain for a net tract area of 299.83 acres. The phased woodland conservation worksheet 
provided shows the woodland conservation threshold for the overall Manokeek and Signature Club 
subdivisions at 36.64 percent, or 106.87 acres. There is a total of 273.61 acres of woodlands with 
43.61 acres within the wooded floodplain. This CSP application area is 16.90 acres with no 
floodplain and 13.32 acres of existing woodlands.  
 
Previously approved TCPs showed and accounted for all the on-site woodlands within the subject 
application area as being removed with the future developments. The developed phases of this 
development met their woodland conservation requirement with off-site woodland conservation at 
the time of first permit. The previously approved TCPs proposed that the off-site woodland 
conservation requirement for Outparcel B and Lot 12 were to be met at the time of the first permit. 
According to M-NCPPC woodland records, the requirement of 7.19 acres of off-site woodland 
conservation was not met with first permit utilizing TCP2-039-01-03. The prior Outparcel B off-site 
woodland conservation requirement of 1.78 acres is required as part of this application. Before the 
issuance of the first permit for this application, the applicant must provide the entire 8.79 acres of 
off-site woodland conservation. 
 
Specimen Trees 
Section 25-122(b)(1)(G) 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. 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.”   

 
If, after careful consideration has been given to the preservation of the specimen trees there 
remains a need to remove any of the specimen trees, a variance to Section 25 122(b)(1)(G) of 
County Code is required. Applicants can request a variance to the provisions of Division 2 of 
Subtitle 25 (the Woodland and Wildlife Habitat Conservation Ordinance or WCO) provided all of the 
required findings in Section 25-119(d) of County Code can be met. An application for a variance 
must be accompanied by a letter of justification (LOJ) stating the reasons for the request and how 
the request meets each of the required findings. 

 
The application area contains five on-site and five adjacent specimen trees with fair and good 
condition ratings. The current design proposes to remove four on-site specimen trees and impact to 
the critical root zone to the remaining on-site specimen tree. 
 
Review of Subtitle 25 Variance Request 
A Subtitle 25 Variance application and a statement of justification in support of the variance was 
received for review with this application and was dated January 23, 2024.
 
Section 25-119(d)(1) of the 2010 WCO contains six required findings to be made before a variance 
can be granted. The Letter of Justification submitted seeks to address the required findings for the 
four specimen trees, and details specific to individual trees have been provided in the following 
chart.  
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Specimen Tree Schedule Summary 
ST # Common Name Diameter at 

Breast Height -
DBH 

(In inches)

Condition Percentage of Root 
Zone Impact 

Impact 
Area 

Retain/Remove

ST-31 White oak 33 Good 100 Tree/CRZ Remove 
ST-34 American beech 33 Fair 65 Tree/CRZ Remove 
ST-35 White oak 33 Good 91 Tree/CRZ Remove 
ST-38 White oak 34 Good 22 CRZ Retain
ST-39 White oak 33 Good 52 Tree/CRZ Remove 
OST= Off-site Specimen Tree 

Statement of Justification Request: 
A variance from Section 25-122(b)(1)(G) is requested for the removal of the four on-site 
specimen trees and impacting the root zone of one on-site specimen tree.  
 
 This variance is requested to the Woodland and Wildlife Habitat Conservation Ordinance, which 
requires, under Section 25-122 of the Prince George’s County Zoning Ordinance, that “woodland 
conservation shall be designed as stated in this Division unless a variance is approved by the 
approving authority for the associated case.” A Statement of Justification was submitted with this 
request addressing how the findings of Section 25-119(d)(1) of the 2010 WCO are being met.  
 
The text in bold, labeled A-F, are the six criteria listed in Section 25-119(d)(1) of the 2010 WCO. 
The plain text provides responses to the criteria. 
 
(A) Special conditions peculiar to the property have caused the unwarranted hardship; 
 

To meet this finding, an applicant must demonstrate that, without the variance, the 
applicant cannot develop a use of the property that is both significant and reasonable. The 
applicant must further show that the use cannot be achieved elsewhere on the property.  
 
In relation to other properties in the area, special conditions peculiar to the property would 
cause an unwarranted hardship if the applicant were required to retain the four specimen 
trees identified as specimen trees ST-31, ST-34, ST-35, and ST-39. This application area has 
received several previous approvals as part of the larger Manokeek and Signature Club 
developments. The area subject to this application was always shown with no on-site 
woodland preservation or reforestation areas. No specimen trees were identified on the 
previously approved tree conservation plans. These specimen trees have grown to 
specimen size over time and are not in areas designated as woodland conservation. 

 
The applicant proposes to develop the subject location into a mixed-use development as 
planned with the overall Manokeek and Signature Club development to meet the growing 
needs of housing for the County. Specimen Tree ST-31 is located within the proposed 
parking, pool, and sidewalk area at the northern portion of the property.  
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Specimen tree ST-34 and ST-35 are located along the northeastern property line between 
two proposed stormwater management facilities and proposed building, with CRZ impacts 
of over 30 percent. Specimen tree ST-39 is located along the eastern property line and has 
proposed CRZ impact of over 30 percent for proposed parking. Given these significant 
impacts, the identified specimen trees are unlikely to survive even with protection 
measures.  

 
Staff find the applicant’s proposal of a mixed-use development within a previously 
approved mixed-use zone area to be significant and reasonable. The site is flat, and grading 
is required to provide the proper stormwater drainage and infrastructure flow for the 
proposed development. Saving these four specimen trees and not impacting over 30 
percent of their CRZ would impact the developable areas. The applicant’s proposed 
building, associated parking, and infrastructure could be located elsewhere on the subject 
property, but the site would still need to be graded to provide the required drainage and 
flow, and the four specimen trees CRZ would still be impacted over 30 percent.  
Requiring the applicant to retain these four specimen trees on the site by designing the 
development to avoid impacts to the CRZ would limit the area of the site available for the 
orderly development that is consistent with the property’s zoning, to the extent that it 
would cause the applicant an unwarranted hardship. 

 
(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 with comparable zoning.  
 
The applicant states that the M-X-T-zoned proposed mixed-use development will be placed 
in hardship and will be deprived of the right to fully develop the site if the rule of 
preservation of four of the specimen trees is enforced. 

  
The four trees requested for removal are due to their location on-site adjacent to or within 
proposed stormwater management, building, and parking areas. Based on the location and 
species of the specimen trees proposed for removal, retaining the trees and avoiding 
disturbance to the CRZ of specimen trees ST-31, ST-34, ST-35, and ST-39 would have a 
considerable impact on the development potential of the property, by further limiting areas 
necessary for grading, stormwater management, and parking.  Not granting the variance 
request for specimen trees ST-31, ST-34, ST-35, and ST-39, would prevent the site from 
being developed in a functional and efficient manner like other developments of similar size 
and use.    

 
(C) Granting the variance will not confer on the applicant a special privilege that would 

be denied to other applicants. 
 

This variance is not a special privilege that would be denied to other applicants.  
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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. When similar 
trees were encountered on other sites for comparable developments, they have been 
evaluated under the same criteria.  Specifically, other similar residential and 
commercial/retail developments featuring specimen trees in similar conditions and 
locations have been subject to the same considerations during the review of the required 
variance application. 

 
(D) The request is not based on conditions or circumstances which are the result of

actions by the applicant. 
 
The applicant states that the removal of the four specimen trees is based on environmental 
site design engineering practices to grade a mostly wooded site to gain proper drainage and 
adequate building area. This mixed-use development will increase the on-site stormwater 
management requirement which will be met with 31 micro-bioretention facilities and 21 
micro-bioretention planter boxes.  

 
Staff concur that the request is not based on conditions or circumstances which are the 
result of the actions by the applicant. The applicant has taken no action leading to the 
conditions or circumstances that are the subject of the variance request. The location of the 
trees and other natural features throughout the property is based on natural or intentional 
circumstances that long predate the applicant’s interest in developing this site. Specimen 
trees grow to such a large size because they were left undisturbed on a site for sufficient 
time to grow; however, the species, size, construction tolerance, and location on a site are 
all unique for each site. The request to remove the trees is solely based on the trees’ 
locations on the site and root zone impacts. These trees are requested for removal to 
achieve a reasonable development area for the mixed use and associated infrastructure for 
this site.  

 
(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, existing land, or building uses on the site, or on 
neighboring properties, that have any impact on the location or size of the four specimen 
trees. Specimen trees ST-31, ST-34, ST-35, and ST-39 have grown to specimen tree size 
based on natural conditions and has not been impacted by any neighboring land or building 
uses. 
 

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

The removal of four specimen trees will not adversely affect water quality standards nor cause 
measurable degradation in water quality. The project will be subject to the sediment and 
erosion control requirements of the Prince George’s County Soil Conservation District 
(PGSCD), and the approval of a stormwater concept plan by DPIE.  
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The application is part of the larger Manokeek and Signature Club developments and all the 
developed areas have met their woodland conservation requirements through on-site 
woodland preservation, reforestation, and the use of off-site woodland credits. This 
application is proposing to meet their additional woodland conservation requirement with 
off-site woodland credits. 
 

Recommendation 
The required findings of Section 25-119(d) of the 2010 WCO have been adequately addressed for 
the removal of four specimen trees identified as Specimen Trees ST-31, ST-34, ST-35, and ST-39. 
Staff recommend the Planning Board approve the requested variance for the removal of four 
specimen trees for the construction of a mixed-use development, required parking, and associated 
infrastructure. The applicant has demonstrated that based site constraints due to the proposed 
development and infrastructure, reforestation, and preservation, the specimen trees cannot be 
replaced onsite. 

 
Preservation of Regulated Environmental Features/Primary Management Area  
Regulated environmental features (REF) are required to be preserved and/or restored to the fullest 
extent possible under Section 24-130(a) of the Environmental Standards of Subdivision 
Regulations.  
 
No regulated environmental features (REF) exist on-site; therefore, there is no impact by the 
proposed development. 
 
Soils 
In accordance with Section 24-131 of County Code, this application was reviewed for unsafe land 
restrictions. The predominant soils found to occur on-site, according to the US Department of 
Agriculture Natural Resource Conservation Service Web Soil Survey are Beltsville silt loam, 
Grosstown gravelly silt loam, Lenni and Quindocqua soils, and Udorthents. Marlboro clay and 
Christiana complexes are not found on or near this property. 
 
No further action is needed as it relates to this application. At the time of permit, a soils report may 
be required by the DPIE. 
 
Stormwater Management 
In accordance with Section 27-273(e) (6) of the Zoning Ordinance, the CSP shall be consistent with 
an approved stormwater management (SWM) concept plan. The SWM concept design is required to 
be reviewed and approved by the Department of Permitting, Inspections and Enforcement (DPIE) 
Site Road Section to address surface water runoff issues in accordance with Subtitle 32, Water 
Resources Protection and Grading Code. This requires that environmental site design (ESD) be 
implemented to the maximum extent practicable.  
 
An unapproved SWM Concept Plan (35682-2023-SDC) was submitted with the application. The 
SWM concept plan shows the use of ESD elements to address water quality requirements. The SWM 
concept plan proposes using the 31 micro-bioretention facilities and 21 micro-bioretention planter 
boxes. Submittal of the approved SWM concept plan and approval letter reflective of the 
development proposed is required prior to the future preliminary plan submission. 
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The application area has an existing regional pond that was approved by DPIE with 39068-2017-0. 
This stormwater pond serves the adjacent Addition to Signature Club subdivision, portions of 
Manning Road, and the subject application Signature Club East development. Conformance with the 
provisions of the County Code and state regulations with regards to stormwater management will 
be reviewed by the DPIE prior to issuance of permits. 
 
SUMMARY OR RECOMMENDED CONDITIONS 
The Environmental Planning Section recommends approval of Conceptual Site Plan CSP-23002 and 
Type 1 Tree Conservation Plan TCP1-052-97-03 with the following findings and conditions: 
 
Recommended Findings: 
 
1. The required findings of Section 25-119(d) of the 2010 Woodland and Wildlife Habitat 

Conservation Ordinance (2010 WCO) have been adequately addressed for the variance 
request from Section 25-122((b)(1)(G) of the 2010 WCO for the removal of four specimen 
trees identified as Specimen Trees ST-31, ST-34, ST-35, and ST-39. 

 
2. The application contains no regulated environmental features. 
 
 Recommended Conditions: 
 
1.           Development of this subdivision shall be in conformance with an approved Type 1 Tree 

Conservation Plan (TCP1-052-97-03) in conformance with Section 25-121 of County Code. 
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 (TCP1-052-97-03, or most recent revision), or as modified by the 
Type 2 Tree Conservation Plan and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to mitigation 
under the Woodland and Wildlife Habitat Conservation Ordinance (WCO). This 
property is subject to the notification provisions of 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.”    
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MEMORANDUM 
 
DATE:  June 5, 2025 
 
TO: Te-Shung Huang, Planner IV 
 Urban Design Section, Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Division Chief SME 
 Jameka Smith, Assistant Division Chief JS 
 Dominic Quattrocchi, Planning Supervisor DAQ 
 Park Planning and Environmental Stewardship Division  
 Department of Parks and Recreation 
  
FROM: Ivy R. Thompson, AICP, Planner III IRT 
 Land Acquisition/Management & Development Review Section 
 Park Planning and Environmental Stewardship Division, DPR 
  
SUBJECT: CSP-23002 Signature Club East 
 
The Department of Parks and Recreation (DPR) has reviewed and evaluated this conceptual 
site plan for conformance with the requirements as they pertain to public parks and 
recreational facilities. 

 
PROPOSAL 
This application is for a mixed-use development of up to 300 single-family-attached residential  
dwelling units and 12, 000 sf commercial retail use. 
 
BACKGROUND: 
The site is located on the 

 is subject to the 2013 Approved Subregion 5 Master Plan and Sectional Map 
Amendment (Subregion 5 Master Plan), the 2022 Land Preservation, Parks and Recreation Plan for 

, and Formula 2040, Functional Master Plan for Parks, Recreation and Open 
Space. This property is currently unimproved. 
 
DISCUSSION: 
The property is within Park Service Area 6. Nearby developed park facilities include Accokeek Park 
located within1.7 miles of the subject property, and Accokeek East Park located approximately 
within 4.5 miles of the site.  Fort Washington Forest Community Center and Park are also located 
approximately within 5.5 miles of the subject site.  Additionally, Mattawoman Watershed Stream 
Valley Park is located within 0.5 miles southeast of the subject property. 
 
The Subregion 5 Master Plan indicates that Accokeek has sufficient local parkland to meet projected 
needs through 2030.  There is approximately 260 acres of local parkland in Accokeek.  However, 
additional acquisition of land along the Mattawoman Watershed Stream Valley Park is 

CSP-23002_Backup  88 of 202



recommended to meet long-term needs. The site plan identifies areas for recreation facilities and 
future residents will have access to the recreation amenities of the larger Signature Club 
development. DPR staff supports the provision of onsite recreation, with an emphasis on the 
provision of outdoor recreation opportunities that can fulfill the Sector Plan vision of enhancing the 
overall community for residents. The provision of recreation and any trail facilities will be assessed 
with the review of the preliminary plan of subdivision (PPS).  
 
RECOMMENDATION: 
 
DPR staff recommends the Planning Board approve Conceptual Site Plan amendment CSP-23002 
Signature Club East. DPR staff recommends that at the time of preliminary plan of subdivision 
review the applicant provide onsite recreation facilities to fulfill the dedication of parkland 
requirement.   
 

 
 

cc: Leonard Pettiford  
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MEMORANDUM

March 12, 2024  

TO:  Huang. Te-sheng (Emery), Subdivision Review Section
Development Review Division, M-NCPPC

FROM: Rey de Guzman, P.E., Acting Associate Director
  Site/Road Plan Review Division, DPIE 

Re:  Signature Club East 
  CSP-23002 

CR:  Manning Road  
CR:  Berry Road  

In response to the CSP-23002 referral, the Department of Permitting, Inspections and 
Enforcement (DPIE) offers the following: 

- The subject site (16.90 acres, zoned MXT) is located at the northeast quadrant of the 
intersection of Manning Road East and Berry Road (MD 228). 

- The proposed conceptual site plan is to develop lot 12 and outparcel B with up to 300 
multifamily dwelling units and 12600 square footages of commercial/retail. 

- This site will be accessed through Manning Road. 

- In the permitting stage, the applicant shall provide the ultimate right-of-way (ROW) 
frontage improvements on Manning Road East. Improvements within the public right-of-
way as dedicated to the county are to be per the county road ordinance, the Department of 
Public Works and Transportation (DPW&T) specifications, and standards, and to the ADA.

- Applicant should consider removing the proposed driveway entrance close to the 
intersection of Berry Road. 

- In the permitting stage, the applicant shall provide Shared Lane on Manning Road frontage 
as it calls for on the master plan. 

- In the permitting stage, the applicant shall dedicate rights-of-way to public use as per the 
master plan. 
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- In the permitting stage, the applicant shall provide an access study to determine the 
adequacy of the proposed access point(s) and the need for acceleration/deceleration and 
turning lanes. 

 
- The Site Development Concept Plan associated to this property is not yet approved by 

DPIE. 
 
- Berry Road (MD 228) is a state-maintained roadway.  As such, we defer all additional 

comments to the Maryland Department of Transportation State Highway Administration 
(MDOT-SHA). 

 
- Remove and replace pedestrian ramps along Manning Road north side at the Manokeek 

village center entrance to be ADA compliant.  This will be for both entrances which are 
closest to Berry Road (MD228) 4 ramps in total. 

 
- Remove the existing 4’ sidewalk and replace it with an ADA-compliant 5’ sidewalk along 

the north side of Manning Road between Berry Road (MD228) and Clinton Drive. 
 
- We concur with the results of the TIA.  Please note that there are other non-County 

maintained roadways and intersections that are under the jurisdiction of MDOT SHA, as 
such we defer all additional comments related to these intersections and roadways to the 
MDOT SHA. 
 

- A site development concept application DPIE 35682-2023-SDC is still under review.  
The approved concept will need to be consistent with CSP-23002. 

 
- There is no floodplain associated with this property. 
 
- A soil investigation report, which includes subsurface exploration and geotechnical 

engineering evaluation for public streets and proposed buildings is required. 
 
- DPIE has no objection to the proposed DSP-23012. 

 
If you have any questions or need additional information, please contact Mr. Nanji 

Formukong, District Engineer for the area, at 301.636.2060. 
 
cc: Abdullah, Mariwan, P.E., Acting Chief, S/RPRD, DPIE 
 Rene Lord-Attivor, Chief, Traffic Engineering, S/RPRD, DPIE 

Nanji Formukong, District Engineer, S/RPRD, DPIE 
Salman Babar, CFM, Engineer, S/RPRD, DPIE 
Yonas Tesfai, P.E., Engineer, S/RPRD, DPIE 
Signature 2016 Commercial, LLC, 9130 Silver Pointe Way, Fairfax Station, VA 22039 
Edward Gibbs, Inc., 1300 Caraway Ct, Suite 102 Upper Marlboro, MD 20774 
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Date:    February 29, 2024 
 
To: Te-sheng (Emery), Huang, Urban Design, M-NCPPC 
 
From: Adebola Adepoju, Environmental Health Specialist, Environmental Engineering/ Policy 

Program 
    

 Re: CSP-23002 Signature Club East 
 
The Environmental Engineering / 
Department has completed a desktop health impact assessment review of the conceptual site plan 
submission for Signature Club East located at 340 and 420 East Manning Road in Accokeek and 
has the following comments / recommendations: 
 

1. Health Department permit records indicate there are approximately five existing carry-
out/convenience store food facilities and one markets/grocery stores within a ½ mile radius 
of this location. Research has found that people who live near an abundance of fast-food 
restaurants and convenience stores compared to grocery stores and fresh produce vendors, 
have a significantly higher prevalence of obesity and diabetes.  The applicant should 
consider designating space for a retail facility that provides healthy food options such as 
7ufresh fruits and vegetables. 

 
2. 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 spec
County Code. 

 
3. 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.  
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Date: May 9, 2025 

To: Prince Georges County Planning Department 
1616 McCormick Drive, Largo, Maryland 20774 

Attn:  Development Review 

From: Keith E. Ulrich  Project Coordinator Engineering 
14950 Cooperative Place  
Hughesville, MD 20637 

Subject: SDRC Resubmission CSP-23002 (Signature Club East) SDRC 050925  1ST REVIEW 

Development Review, 

This memorandum, submitted on behalf of the Southern Maryland Electric Cooperative (SMECO), is to 
provide comments on the drawings submitted by Prince Georges County Planning Department received 
by SMECO, and currently under review for the above referenced plan. 

General Comments 

1. On future design submittals show field locations of all overhead and underground wet and dry 
utilities within the limit of any provided plans. Show all underground and overhead conductors 
between devices. 

2. On future designs show a minimum 10 ft wide Public Utility Easement (PUE) along all public and 
private, existing and proposed, property road right of way frontages, on any provided 
subdivision plats and design 
Examples of encumbrances are Stormwater devices and easements, amenities such as 
landscaping, berming, sidewalks and trails and other civil features. 
of existing and proposed public and private roads and alleys. No buffers such as forestation and 
roadway buffers are to encroach/overlap into the PUE. 

3. Review SMECO Service Guide found on the SMECO web site. 
4. Have 911 address listed on all proposed buildings requiring electric service. 
5. 

are required when service requested. This form is found on the SMECO web site 
6. If any lighting proposed is SMECO lighting, an executed easement/right of way is required 

between the owner/applicant for any SMECO area or streetlight. A note is required on the final 
site plan. 

7. Electric Meters are to be on road/alley side of units and to adhere to SMECO Service Guide 
requirements for clearance criteria. A note stating this is required on Final County approved 
plans. 

8.  accepted and conveyed by the Developer/Builder, 
in addition to a designated Public Utility Easement (PUE), prior to installing any infrastructure 
necessary to energize the project. 

9. Additional comments possible with future submittals. 

Memorandum 

CSP-23002_Backup  94 of 202



CSP-23002_Backup  95 of 202



CSP-23002_Backup  96 of 202



CSP-23002_Backup  97 of 202



CSP-23002_Backup  98 of 202



CSP-23002_Backup  99 of 202



CSP-23002_Backup  100 of 202



CSP-23002_Backup  101 of 202



CSP-23002_Backup  102 of 202



CSP-23002_Backup  103 of 202



CSP-23002_Backup  104 of 202



CSP-23002_Backup  105 of 202



CSP-23002_Backup  106 of 202



CSP-23002_Backup  107 of 202



CSP-23002_Backup  108 of 202



CSP-23002_Backup  109 of 202



CSP-23002_Backup  110 of 202



CSP-23002_Backup  111 of 202



CSP-23002_Backup  112 of 202



CSP-23002_Backup  113 of 202



CSP-23002_Backup  114 of 202



CSP-23002_Backup  115 of 202



176CSP-23002_Backup  116 of 202



177CSP-23002_Backup  117 of 202



178CSP-23002_Backup  118 of 202



179CSP-23002_Backup  119 of 202



180CSP-23002_Backup  120 of 202



181CSP-23002_Backup  121 of 202



182CSP-23002_Backup  122 of 202



183CSP-23002_Backup  123 of 202



184CSP-23002_Backup  124 of 202



185CSP-23002_Backup  125 of 202



186CSP-23002_Backup  126 of 202



187CSP-23002_Backup  127 of 202



188CSP-23002_Backup  128 of 202



189CSP-23002_Backup  129 of 202



190CSP-23002_Backup  130 of 202



191CSP-23002_Backup  131 of 202



192CSP-23002_Backup  132 of 202



193CSP-23002_Backup  133 of 202



194CSP-23002_Backup  134 of 202



195CSP-23002_Backup  135 of 202



196CSP-23002_Backup  136 of 202



197CSP-23002_Backup  137 of 202



CSP-23002_Backup  138 of 202



CSP-23002_Backup  139 of 202



CSP-23002_Backup  140 of 202



CSP-23002_Backup  141 of 202



CSP-23002_Backup  142 of 202



CSP-23002_Backup  143 of 202



CSP-23002_Backup  144 of 202



CSP-23002_Backup  145 of 202



CSP-23002_Backup  146 of 202



CSP-23002_Backup  147 of 202



CSP-23002_Backup  148 of 202



CSP-23002_Backup  149 of 202



CSP-23002_Backup  150 of 202



CSP-23002_Backup  151 of 202



CSP-23002_Backup  152 of 202



CSP-23002_Backup  153 of 202



CSP-23002_Backup  154 of 202



CSP-23002_Backup  155 of 202



CSP-23002_Backup  156 of 202



CSP-23002_Backup  157 of 202



CSP-23002_Backup  158 of 202



CSP-23002_Backup  159 of 202



CSP-23002_Backup  160 of 202



CSP-23002_Backup  161 of 202



CSP-23002_Backup  162 of 202



CSP-23002_Backup  163 of 202



CSP-23002_Backup  164 of 202



CSP-23002_Backup  165 of 202



CSP-23002_Backup  166 of 202



CSP-23002_Backup  167 of 202



CSP-23002_Backup  168 of 202



CSP-23002_Backup  169 of 202



CSP-23002_Backup  170 of 202



CSP-23002_Backup  171 of 202



CSP-23002_Backup  172 of 202



CSP-23002_Backup  173 of 202



CSP-23002_Backup  174 of 202



CSP-23002_Backup  175 of 202



CSP-23002_Backup  176 of 202



CSP-23002_Backup  177 of 202



CSP-23002_Backup  178 of 202



CSP-23002_Backup  179 of 202



CSP-23002_Backup  180 of 202



CSP-23002_Backup  181 of 202



CSP-23002_Backup  182 of 202



CSP-23002_Backup  183 of 202



CSP-23002_Backup  184 of 202



CSP-23002_Backup  185 of 202



CSP-23002_Backup  186 of 202



CSP-23002_Backup  187 of 202



CSP-23002_Backup  188 of 202



CSP-23002_Backup  189 of 202



CSP-23002_Backup  190 of 202



CSP-23002_Backup  191 of 202



CSP-23002_Backup  192 of 202



CSP-23002_Backup  193 of 202



CSP-23002_Backup  194 of 202



CSP-23002_Backup  195 of 202



CSP-23002_Backup  196 of 202



CSP-23002_Backup  197 of 202



CSP-23002_Backup  198 of 202



CSP-23002_Backup  199 of 202



CSP-23002_Backup  200 of 202



CSP-23002_Backup  201 of 202



CSP-23002_Backup  202 of 202



AGENDA ITEM:   5 
AGENDA DATE:  7/10/2025

Additional Back-up 

For 

CSP-23002
Signature Club East
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