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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
 

 
 
 
TECHNICAL STAFF REPORT: 
 
TO: The Prince  

 
 
VIA: Jeremy Hurlbutt, Supervisor, Zoning Section, 

Development Review Division 
 
FROM: Evan King, Planner II, Zoning Section, 

Development Review Division 
 
SUBJECT: Special Exception SE-25003 and Alternative Compliance AC-25002 

901 and 903 Cypresstree Drive 
 
REQUEST: SE-25003: Special exception for a building expansion of 2,581.33 square feet of 

gross floor area and other associated site improvements to an existing church, or 
similar place of worship use. 

 
AC-25002: Alternative compliance from Section 4.7 of the 2010 
County Landscape Manual. 

 
RECOMMENDATION: APPROVAL, with conditions 
 
 
NOTE: 
 

application on the consent 
agenda, for transmittal to the Zoning Hearing Examiner, on the agenda date of June 26, 2025. 
 

You are encouraged to become a person of record in this application. Requests to become 
Persons of Record should be submitted electronically, by email to: ZHE@co.pg.md.us. Questions 
about becoming a person of record should be directed to the Hearing Examiner at 301-952-3644. 
All other questions should be directed to the Development Review Division at 301-952-3530. 
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The Zoning staff have reviewed the subject application and present the following evaluation 
and findings leading to a recommendation of APPROVAL, with conditions, as described in the 
Recommendation section of this technical staff report. 
 
I. EVALUATION CRITERIA 

 
A. . This property is located within the 

Residential, Single-Family-65 (RSF-65) Zone. However, this application has been 

County Zoning Ordinance effective prior to April 1, 2022 (prior Zoning Ordinance), 
pursuant to Section 27-1900 et seq. of the current Zoning Ordinance. Under the 
prior Zoning Ordinance, the site was in the One-Family Detached Residential (R-55) 
Zone, which was effective prior to April 1, 2022. Pursuant to Section 27-1903(b) of 
the Zoning Ordinance, development applications of any type for properties not in 
the Legacy Comprehensive Design (LCD), Legacy Mixed-Use Community (LMXC), 
and Legacy Mixed-Use Town Center (LMUTC) Zones may utilize the prior Zoning 
Ordinance. The subject application qualifies for review under the prior Zoning 
Ordinance because the subject property is not in the LCD, LMXC, or LMUTC Zones. 
The applicant complied with the requirements of Section 27-1904 of the Zoning 
Ordinance, and this application was accepted for review on March 31, 2025, prior to 
the abrogation date (April 1, 2025) of Section 27-1900, for use of the prior Zoning 
Ordinance. 
 
A special exception 
Hearing Examiner. Pursuant to Section 27-317(a) of the prior Zoning Ordinance, a 
special exception may only be approved upon a finding that all of the following 
standards are met: 
 
(1) The proposed use and site plan are in harmony with the purpose of this 

Subtitle; 
 
(2) The proposed use is in conformance with all the applicable 

requirements and regulations of this Subtitle; 
 
(3) The proposed use will not substantially impair the integrity of any 

validly approved Master Plan or Functional Master Plan, or, in the 
absence of a Master Plan or Functional Master Plan, the General Plan; 

 
(4) The proposed use will not adversely affect the health, safety, or welfare 

of residents or workers in the area; 
 
(5) The proposed use will not be detrimental to the use or development of 

adjacent properties or the general neighborhood; and 
 
(6) The proposed site plan is in conformance with an approved Type 2 

Tree Conservation Plan; and 
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(7) The proposed site plan demonstrates the preservation and/or 
restoration of the regulated environmental features in a natural state 
to the fullest extent possible in accordance with the requirements of 
Subtitle 24-130(b)(5). 

 
B. 

Ordinance. Pursuant to Section 25-119(a)(2)(B) of the 
County Woodland and Wildlife Habitat Conservation Ordinance (WCO), special 
exception applications shall include a Type 2 tree conservation plan or a standard 
letter of exemption. 

 
C. . The property is 

subject to a minimum percentage of tree canopy coverage, per requirements set 
forth in Section 25-128, Tree Canopy Coverage Requirements, of the Prince George s 
County Code. 

 
II. BACKGROUND 

 
A. Summary and Request: A special exception for a building expansion of 

2,581.33 square feet of gross floor area and other associated site improvements 
to an existing church, or similar place of worship use. 

 
B. Development Data Summary: 

 
 EXISTING EVALUATED 
Zone(s) RSF-65 (prior R-55) R-55 
Use Church or similar place 

of worship 
Church or similar place 

of worship 
Gross Acreage 0.62 0.62 
100-Year Floodplain 
(acres) 

0 0 

Net Lot Acreage 0.62 0.62 
Lot(s) 6 6 
Parcel(s) 0 0 
Dwelling Units 0 0 
Gross Floor Area 
(square feet) 

1,337.67 sq. ft. 3,919 sq. ft. 

 
C. Location and Site Description: The subject property is located on the east side of 

Cypresstree Drive, directly across from its intersection with K Street. The 0.62-acre 
property consists of six lots known as Lot 814, Lot 815, Lot 816, Lot 817, Lot 818, 
and Lot 819. It is adjacent to single-family detached residential units and another 
church or similar place of worship. This application requests to expand the existing 
building used for a church or similar place of worship from Lots 815, 816, and 817 
to Lots 814, 818, and 819. 

 
D. Proposed Use(s): The subject application proposes to raze 514.34 square feet of 

the existing building and construct a 3,095.67-square-foot addition. This application 
is for the expansion of an existing building for a church or similar place of worship 
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use, from 1,337.67 square feet to 3,919 square feet. Lots 815, 816, and 817 are 
currently surrounded by a fence which the applicant proposes to raze. In 
accordance with Section 27-441 of the prior Zoning Ordinance, a church or similar 
place of worship on a lot less than one acre in size requires a special exception. As 
detailed below, a use and occupancy permit was issued for a church use prior to the 
requirement for a special exception becoming effective, which would make the 
church or other place of worship eligible to certify as a lawful nonconforming use. 
However, the church has not been certified as a nonconforming use. Accordingly, 
this special exception application was filed in order to comply with the 
requirements of Section 27-441. 

 
E. Neighborhood and Surrounding Uses: The general neighborhood is bordered by 

Martin Luther King Jr Highway to the south, Sheriff Road to the north, Glen Willow 
Drive to the east, and Addison Road to the west. The neighborhood is primarily 
residential, consisting mostly of single-family detached housing in the RSF-65 (prior 
R-55) Zone. The neighborhood includes other churches in the RSF-65, Commercial, 
Neighborhood, and  (RMF-20) (prior Multifamily 
Medium Density Residential) Zones distributed throughout the predominantly 
RSF-65-zoned area, and a community center. The neighborhood also includes a 
medium-density multifamily residential area zoned RMF-20 along Greig Street; a 
small area of townhomes zoned -Attached (RSF-A) in its 
southeast corner; and an area of government offices, a school, and commercial uses 
in its southwest corner zoned Reserved Open Space (ROS), Commercial, General and 
Office (CGO) and RMF-20.  
 
The immediate uses surrounding the subject property are as follows: 
 
North  Single-family detached dwellings in the RSF-65 (previous R-55) 

Zone. 
 
West  Cypresstree Drive, with single-family detached dwellings and a 

church or similar place of worship in the RSF-65 (previous R-55) 
Zone. 

 
South  Five vacant lots, with a single-family detached dwelling beyond, in 

the RSF-65 (previous R-55) Zone. 
 
East  Rear yards of single-family detached residential dwellings in the 

RSF-65 (previous R-55) Zone. 
 
F. History and Previous Approvals: Prior history of this church or similar place of 

worship, of which this application is requesting an expansion, is detailed below: 
 
The building is visible in aerial imagery from 1965 onward. Aerial imagery prior to 
1965 is available only for 1938 and earlier. The building was constructed in 1940, 
according to the Maryland Department of Assessments and Taxation. 
 

Council Bill CB-23-1993 became effective on 
August 31, 1993, requiring special exception approval for a church or similar place 
of worship use in the R-55 Zone, on a lot less than one acre in size. 
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effective date, a church or similar place of worship was a permitted use irrespective 
of the lot size. 
 
Council Bill CB-76-1993 became effective on December 31, 1993. This bill altered 
the special exception requirement to apply only to a church or similar place of 
worship use in the R-55 Zone, on a lot less than one acre in size. 
 
Permit No. 8376-1992-GU-00, for the use and occupancy of a church in the existing 
building, 
Inspections and Enforcement in 1992, before the effective date of CB-23-1993 and 
CB-76-1993. The permit was mailed to the applicant after the effective date of 
CB-23-1993 and CB-76-1993, on November 4, 1993. Since the property's use and 
occupancy as a church were established through an approved permit before 
CB-23-1993 went into effect, a special exception was not previously required. 
However, the proposed expansion and site improvements now necessitate a 
special exception per the requirements enacted in CB-23-1993 and imposed by 
Section 27-442 of the prior Zoning Ordinance. 

 
III. COMPLIANCE WITH APPLICABLE PROVISIONS OF THE ZONING ORDINANCE 

 
This application, for the expansion of a building for a church or similar place of worship use 
through a special exception, is being reviewed in accordance with the prior Zoning 
Ordinance. The analysis of all required findings for approval are provided below. 
 
Required Findings Section 27-317 of the prior Zoning Ordinance provides the following 
applicable findings: 

 
(a) A Special Exception may be approved if: 

 
(1) The proposed use and site plan are in harmony with the 

purpose of this Subtitle. 
 

set forth in Section 27-102(a)(1 15) of the prior Zoning Ordinance, 
are generally to protect the health, safety, and welfare of the public; 
to promote compatible relationships between various land uses; to 
guide orderly development; and to ensure adequate public facilities 
and services. 
 
Staff find that the proposed use is in harmony with the purposes of 
this subtitle, and will not negatively impact the health, safety, and 
welfare of the public. The proposed church or similar place of 
worship expansion will be adequately buffered from surrounding 
residential uses, in accordance with the requirements of the 
2010  (Landscape Manual), 
which is evaluated further below. The proposed project will bring 
the current building and its addition into compliance with Americans 
with Disabilities Act, building code, and zoning requirements. It will 
also allow more congregants without substantial impact to public 
facilities. The project also promotes orderly development by 
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expanding the existing facility, in adherence with the regulations of 
the prior Zoning Ordinance, as outlined in this technical staff report.  

 
(2) The proposed use is in conformance with all the applicable 

requirements and regulations of this Subtitle; 
 
As outlined within this technical staff report, this application has 
demonstrated conformance with the requirements and regulations 
of the Zoning Ordinance. Specifically, the general findings for 
approval of all special exceptions contained in Section 27-317(a); 
additional requirements for specific special exceptions contained in 
Section 27-341 of the prior Zoning Ordinance; and requirements of 
the R-55 Zone contained in Part 5, Division 1 and Sections 27-430, 
27-441, and 27-442 of the prior Zoning Ordinance are evaluated 
further in this technical staff report and addressed with 
recommended conditions of approval, as appropriate.  
 
The application has also demonstrated conformance with the 
Landscape Manual, the WCO
Canopy Coverage Ordinance, as evaluated further in this technical 
staff report and addressed with recommended conditions of 
approval, as appropriate. 

 
(3) The proposed use will not substantially impair the integrity of 

any validly approved Master Plan or Functional Master Plan, or, 
in the absence of a Master Plan or Functional Master Plan, the 
General Plan; 
 
The proposed addition to the church or similar place of worship will 
not substantially impair the integrity of the 2010 Approved 
Subregion 4 Master Plan and Sectional Map Amendment (master 
plan). 
 
The master plan recommends institutional land uses on the subject 
property (page 380). This special exception proposes a church or 
similar place of worship use, which per Section 27-441(b) of the 
prior Zoning Ordinance, is an institutional use. This special exception 

subject property. The subject property lies in Living Area B, as 
designated by the master plan. Expansion of a church or similar 
place of worship use does not impair any of the policies and 
strategies enumerated for Living Area B, on pages 105 and 106 of the 
master plan.  
 
Historic Preservation staff noted that the master plan contains goals 
and policies related to historic preservation (pages 287 296). 
However, these are not specific to the subject site, or applicable to 
the proposed development. A search of current and historic 
photographs, topographic and historic maps, and locations of 
currently known archeological sites indicates the probability of 
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archeological sites within the subject property is low. There are no 

the subject property. 
 
Transportation Planning staff also determined that vehicular, 
pedestrian, and bicycle access and circulation for this plan are 
acceptable, and consistent with the 2009 Approved Countywide 
Master Plan of Transportation. 

 
(4) The proposed use will not adversely affect the health, safety, or 

welfare of residents or workers in the area; 
 
The proposed use will not have adverse effects on the health, safety, 
or welfare of residents. Only one additional parking space is 
proposed, which will provide adequate parking on-site per 
Section 27-568 of the prior Zoning Ordinance. The safety of vehicular 
circulation is improved with defined drive aisles, appropriate 
dimensions for perpendicular and parallel spaces, and pedestrian 
walks separated from vehicular circulation, in accordance with 
Sections 27-556, 27-558, and 27-560 of the prior Zoning Ordinance. 
The use will also be adequately buffered from surrounding 
residential uses by compliance with the standards of the Landscape 
Manual, by measures deemed sufficient by the Alternative 
Compliance Committee, as documented in the recommended 
Alternative Compliance AC-25002. 

 
(5) The proposed use will not be detrimental to the use or 

development of adjacent properties or the general 
neighborhood; and 
 
The proposed use will not be detrimental to the use of surrounding 
properties. As discussed above, the site will be designed with the 
required parking and circulation to serve the proposed use. The use 
will be adequately buffered from surrounding residential uses per 
the standards of the Landscape Manual, by measures of AC-25002. 
 

(6) The proposed site plan is in conformance with an approved 
Type 2 Tree Conservation Plan; and 
 
This project meets the exemption criteria in Section 25-119(b)(5)(A) 
of the WCO because the site is less than 40,000 square feet in size 
and does not have a previously approved tree conservation plan. The 
site received a Standard Letter of Exemption (S-013-2025) from the 
WCO on February 20, 2025, and it remains valid until 
February 20, 2030. No additional information is required regarding 
woodland conservation. 
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(7) The proposed site plan demonstrates the preservation and/or 
restoration of the regulated environmental features in a natural 
state to the fullest extent possible in accordance with the 
requirements of Subtitle 24-130(b)(5). 
 
In conformance with Section 27-296(c)(1)(J) of the prior Zoning 
Ordinance, an approved Natural Resources Inventory 
(NRI-140-2024) was submitted with the application. The site 
contains no regulated environmental features to preserve and/or 
restore as defined in the prior Subdivision 
Regulations. Accordingly, this finding is met. 

 
Additional Requirements for Specific Special Exceptions Section 27-341.02 (1-5) of 
the prior Zoning Ordinance provides the following applicable requirements: 

 
(a) A church or similar place of worship may be permitted, subject to the 

following: 
 
(1) The minimum setback for all buildings shall be twenty-five (25) 

feet from each lot line; 
 
The minimum setback requirement of 25 feet, per this section, is met 
from all lot lines. However, as discussed elsewhere, Section 4.7, 
Buffering Incompatible Uses, of the Landscape Manual, prescribes 
more stringent (40-foot) setback requirements, which will apply to 
the northern, eastern, and southern property lines. Per 
Section 27-103(a) of the prior Zoning Ordinance, in the case of 
multiple applicable dimensional standards, the stricter ones must be 
applied. The front yard setback requirement remains 25 feet, 
however, in accordance with this section and Section 27-442(e) of 
the prior Zoning Ordinance, there is no required bufferyard on the 

the Landscape Manual. The applicant requested alternative 
compliance for these bufferyards, in part, to reduce the required 
building setback to 25 feet along the eastern and northern property 
lines. The Planning Director recommended approval of the 
requested alternative compliance, as detailed further in this 
technical staff report. All other requirements of the Landscape 
Manual are also evaluated further in this technical staff report. 

 
(2) When possible, ingress and egress should be located so as to 

direct traffic away from streets that are internal to a residential 
subdivision; 

 
Ingress and egress to the property is via Cypresstree Drive. There is 
no feasible alternative to the proposed access, as the property only 
fronts on Cypresstree Drive. 
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(3) The applicant shall satisfactorily demonstrate that parking and 
traffic will not adversely affect adjacent residential 
neighborhoods; 

 
All parking is internal to the subject site and will not adversely affect 
the adjacent residential neighborhoods. Traffic impacts will be 
minimal, as parking capacity is proposed to be expanded by only one 
space. 

 
(4) When possible, there should be no parking spaces or loading 

areas located in the front yard; and 
 
The majority of on-site parking will be located to the side of the 
proposed building. There are three proposed parking spaces in front 
of the proposed building, as landscape bufferyards and planting 
islands required by Sections 4.3 and 4.7 of the Landscape Manual 
limit the number of spaces possible to fit in the main portion of the 
lot. These spaces will not negatively impact the aesthetic along 
Cypresstree Drive, as the front parking area will be screened from 
the street by a required landscape strip. All other parking spaces are 
located to the side of the building. 

 
(5) The maximum allowable lot coverage for the zone in which the 

use is proposed shall not be increased. 
 
Per Section 27-442 of the prior Zoning Ordinance, the maximum 
allowable lot coverage for a church or similar place of worship in the 
R-55 Zone is 60 percent. The proposed lot coverage is 50.2 percent 
(13,653 square feet). 

 
Regulations of the R-55 Zone: The following regulations of the R-55 Zone are applicable to 
the proposed project. 
 

Section 27-420.  Fences and walls 
 
The existing fence on the property will be razed and replaced with a decorative steel 
fence. Staff have reviewed the provisions of Section 27-420 of the prior Zoning 
Ordinance and found that only Section 27-
proposed fence. 
 
(a) Unless otherwise provided, fences and walls (including retaining 

walls) more than six (6) feet high shall not be located in any required 
yard, and shall meet the setback requirements for main buildings. 
(See Figure 42.) On lots consisting of one (1) acre or less, fences in the 
front yard shall not be more than four (4) feet high unless a variance 
is approved by the Board of Appeals. In the case of a corner lot 
consisting of one (1) acre or less, fences in the front yard or side yard 
shall not be more than four (4) feet high unless a variance is 
approved by the Board of Appeals. Fences constructed pursuant to a 
validly issued building permit prior to October 1, 2008, shall not be 
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deemed nonconforming; however, replacement of an existing fence 
must comply with the four (4) foot limitation. 
 
The proposed fence will not exceed 6 feet in height in the rear and side 
yards, and 4 feet in the front yard. Accordingly, the fence need not comply 
with the applicable setbacks for main buildings, and no variance is required. 

 
(d) Walls and fences more than four (4) feet high (above the finished 

grade, measured from the top of the fence to grade on the side of the 
fence where the grade is the lowest) shall be considered structures 
requiring building permits. 
 
Portions of the proposed fence exceed 4 feet in height, and therefore, will 
require a building permit. 

 
Section 27-421.01.  Frontage 
 
Each lot shall have frontage on, and direct vehicular access to, a public street, 
except lots for which private streets or other access rights-of-way have been 
authorized pursuant to Subtitle 24 of this Code. Additional provisions are 
contained in Sections 27-431(d) and (e) and 27-433(e) and (f). 
 
The proposed project has frontage on and direct vehicular access to Cypresstree 
Drive. 
 
Section 27-442.  Regulations 
 

 Required Proposed 
Minimum net lot area 6,500 square feet 27,197 square feet 
Maximum lot coverage  60 percent 50.2 percent 
Minimum lot width at 
street frontage 

45 feet* 149.2 feet 

Minimum lot width at 
front building line 

65 feet 170.8 feet 

Minimum front yard 
depth 

25 feet** 25 feet** 

Minimum side yard 
depth 

17'/8' (total of 
both/minimum of 

either)** 

25 feet* 

Minimum rear yard 
depth 

20 feet** 25 feet** 

Maximum building height 35 feet 30 feet 
 
Notes: *The minimum lot width at street frontage for all other uses in the R-

55 Zone is shown as 454 feet in the prior Zoning Ordinance. A copy of the 
1991 Zoning Ordinance shows this requirement to be 45 feet, followed by a 
footnote (Footnote 4) in superscript, with this footnote applying to other lot 
width standards for the R-55 Zone in the same table. For these reasons, staff 
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have determined that the standard of 454 feet in the most current copy of 
the prior Zoning Ordinance was intended to be 45 feet. 
 
**Section 4.7 of the Landscape Manual prescribes a minimum 40-foot 
building setback, which will apply to the northern, eastern, and southern 
property lines (i.e., the side and rear yards). The R-55 Zone requires side 
(17/8 feet (total of both/minimum of either)) and rear (20 feet) yard 
setbacks. These setbacks required in the R-55 Zone are less than the 40 feet 
required by the Landscape Manual. Per Section 27-103(a) of the prior 
Zoning Ordinance, in the case of multiple applicable dimensional standards, 
the stricter ones must be applied. Therefore, the 40-foot setback 
requirements apply. However, as discussed below, the applicant has 
requested alternative compliance from Section 4.7 of the Landscape Manual, 
to allow for 25-foot building setbacks, and the Planning Director 
recommends approval. If the alternative compliance is approved, the 

 will comply with the applicable setback 
requirements. 

 
Section 27-568  Schedule (number) of spaces required, generally 
In accordance with the parking and loading regulations contained in Section 27-568 
of the prior Zoning Ordinance, for churches or similar places of worship, there is one 
space required for every four seats in the main auditorium, and one space for every 
four seats in other rooms occupied at the same time as the main auditorium. The 
church currently has 48 seats, with no seating in additional rooms being occupied at 
the same time as the main auditorium. The total number of parking spaces required 
for the church would be 12, based on the current number of seats. Currently, the site 
contains 19 parking spaces which demonstrates conformance with the 
requirements of Part 11 of the prior Zoning Ordinance.  
 
The proposed building expansion will increase the number of auditorium seats from 
48 to 80, and the number of required parking spaces from 12 to 20. The proposed 
project will have 20 parking spaces, fulfilling the minimum parking requirements 
per Section 27-568. Per Section 27-566 of the prior Zoning Ordinance, parking lots 
with space requirements below 25 overall are required to have one space reserved 
for the physically handicapped. The proposed project provides one handicap 
parking space in front of the building. Therefore, the site will continue to comply 
with Part 11. 

 
IV. 

COUNTY LANDSCAPE MANUAL 
 
The proposed development is subject to the requirements of the Landscape Manual. 
Specifically, conformance is required to Section 4.2, Requirements for Landscape Strips 
Along Streets; Section 4.3, Parking Lot Requirements; Section 4.7, Buffering Incompatible 
Uses; and Section 4.9, Sustainable Landscaping Requirements. Analysis of conformance with 
these sections is discussed below: 
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Section 4.2, Requirements for Landscape Strips Along Streets 
The proposed project is subject to requirements in Section 4.2 of the Landscape Manual, as 
the increase in gross floor area will be greater than 10 percent. These applicability criteria 
are listed in Section 1.1(d) and (f) of the Landscape Manual. 
 
The proposed project meets the requirements of Section 4.2, as demonstrated on Sheet 
C301 of the submitted landscape plan, by providing above the required numbers of shade 

 according to the 2014 Plan Prince 
 and linear footage of landscape strip along the street. 

 
Section 4.3, Parking Lot Requirements 
The proposed project is subject to requirements in Section 4.3 of the Landscape Manual, as 
it involves an increase in impervious surface, an increase in parking spaces, and a total 
parking lot area above 7,000 square feet. These applicability criteria are listed in 
Section 1.1(d) and (g) of the Landscape Manual. 
 
The proposed project meets the requirements of Section 4.3, for parking lot perimeter 
landscape strips, as demonstrated on Sheet C301 of the submitted landscape plan, by 
providing above the required numbers of plants and above the required strip width for the 

, as stated in Plan 2035. 
 
The proposed project addresses the requirements of Section 4.3, for interior planting for 
parking lots, as demonstrated on Sheet C301 of the submitted landscape plan, by providing 
the required number of shade trees, sufficient pervious surface for each shade tree, and an 
appropriate concentration and distribution of sufficiently-sized planting islands in the 
parking lot oriented appropriately to parking spaces, as requi , 
as stated in Plan 2035.  
 
The project proposes an insufficient percentage of the total interior landscape area of the 
parking lot for this requirement. Alternative Compliance AC-25002 addresses this 
requirement, as described in the Alternative Compliance section below, and has been 
recommended for approval by the Alternative Compliance Committee and the Planning 
Director. 
 
Section 4.7, Buffering Incompatible Uses 
The proposed project is subject to requirements in Section 4.7 of the Landscape Manual, as 
church or similar places of worship uses are considered incompatible with residential uses 
by this section. These applicability criteria are listed in Section 1.1(d) and (i) of the 
Landscape Manual. The proposed project addresses compliance with this section in three 
separate areas of the subject property, listed below as Bufferyards A, B, and C. 
 
Section 27-103(a) states that in the case of multiple standards applicable to the same aspect 
of a proposed project, the strictest standard shall apply. At 40 feet each, all 3 bufferyards 
required by this section of the Landscape Manual are required to be wider than setback 
requirements imposed by Section 27-341.02(a) of the prior Zoning Ordinance 
(requirements for church or similar place of worship), and Section 27-442(e) (requirements 
of the R-55 Zone). Therefore, the requirements for bufferyard width imposed by the 
Landscape Manual are the applicable setback requirements for the northern, eastern, and 
southern borders of the property. 
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Bufferyard A, required by this section to buffer the residential use bordering the property 
along the southern property boundary, falls short of setback and width requirements. 
AC-25002 addresses this requirement, as described in the Alternative Compliance section 
below, and has been recommended for approval by the Alternative Compliance Committee 
and the Planning Director. 
 
Bufferyard B, required by this section to buffer the residential uses bordering the property 
along the eastern property boundary, falls short of setback and width requirements. 
AC-25002 addresses this requirement, as described in the Alternative Compliance section 
below, and has been recommended for approval by the Alternative Compliance Committee 
and the Planning Director. 
 
Bufferyard C, required by this section to buffer the residential use bordering the property 
along the northern property boundary, falls short of setback and width requirements. 
AC-25002 addresses this requirement, as described in the Alternative Compliance section 
below, and has been recommended for approval by the Alternative Compliance Committee 
and the Planning Director. 
 
Section 4.9, Sustainable Landscaping Requirements 
The proposed project is subject to the requirements of Section 4.9 of the Landscape Manual, 
as it does not meet exemption requirements specified in Section 1.1(d) of the Landscape 
Manual. The proposed project meets the requirements of Section 4.9, as demonstrated on 
Sheet C301 of the submitted landscape plan, by proposing plants in excess of minimum 
count requirements for each required category, by proposing no invasive species, and by 
proposing no planting on slopes greater than 3:1. 

 
V. ALTERNATIVE COMPLIANCE 
 

Section 4.3, Parking Lot Requirements 
The applicant requests alternative compliance from the requirements of Section 4.3, 
Parking Lot Requirements, of the Landscape Manual, specifically from the interior parking 
lot planting requirements. Table 4.3-1, Parking Lot Interior Planting Requirements, requires 
eight percent of interior planting area for parking lots between 7,000 49,999 square feet in 
size. The subject property has 8,265 square feet of parking area, and as such, is required to 
provide 8 percent, or 662 square feet of interior planting area. The applicant proposes 
7.6 percent, or 632 square feet of internal planting area. 
 
REQUIRED: Section 4.3, Interior Planting for Parking Lots 7,000 Square Feet or Larger 
 

Parking lot area 8,265 square feet 
Interior planting area required 8 percent/662 square feet 
Minimum number of shade trees 3 

 
PROVIDED: Section 4.3, Interior Planting for Parking Lots 7,000 Square Feet or Larger 
 

Parking lot area 8,265 square feet 
Interior planting area provided 7.6 percent/632 square feet 
Shade trees provided 4 
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Justification of Recommendation 
The proposed plans show 30 square feet less interior planting area than required, for a 
reduction of 0.4 percent. As an alternative, the applicant has provided an additional shade 
tree within the provided interior planting area. The parking lot is separated into two areas 
and the planting areas are distributed throughout both and include shrub and groundcover 
plantings in addition to the three shade trees required with AC-25002. Both portions of the 
parking lot are also surrounded by additional tree and shrub plantings, creating an 
enhanced appearance and visual relief within the parking lot. 
 
The Planning Director finds that given the minor reduction in planting area, provision of the 

proposal is equally effective as normal compliance, with respect to Section 4.3 of the 
Landscape Manual. 
 
Section 4.7, Buffering Incompatible Uses 
The applicant requests alternative compliance from the requirements of Section 4.7, 
Buffering Incompatible Uses, along the north, east, and south property lines adjacent to 
single-family detached residential uses. To the south, the property is adjacent to vacant land 
zoned RSF-65, prior R-55 Zone. Table 4.7-2, Minimum Bufferyard Requirements, requires a 
Type C bufferyard for a place of worship, which is medium impact, adjoining single-family 
detached dwellings. Table 4.7-3, Bufferyard Types, requires a minimum building setback of 
40 feet, a minimum landscape yard width of 30 feet, and 120 plant units per 100 linear feet 
of property line for a Type C bufferyard. The applicant proposes an alternative design from 
these requirements, as follows: along all three bufferyards, the applicant proposes to reduce 
the required landscape yard from 30 feet to 15 feet; and along northern and eastern 
bufferyards, reduce the required building setback from 40 feet to 25 feet. The southern 
bufferyard does not require a decrease in building setback, as the building is set back 
75 feet. However, the applicant still proposes to reduce the landscaped yard to 15 feet. 
 
REQUIRED: Section 4.7, Buffering Incompatible Uses, southern property line, adjacent 
to a vacant single-family detached residential property (Lots 820 823) 
 

Length of bufferyard 194 linear feet 
Minimum building setback 40 feet 
Minimum landscape yard 30 feet 
Existing trees 0 percent 
Fence or wall 0 linear feet 
Plant units (120 per 100 linear feet) 233 

 
PROVIDED: Section 4.7, Buffering Incompatible Uses, southern property line, adjacent 
to a vacant single family detached residential property (Lots 820 823) 
 

Length of bufferyard 194 linear feet 
Minimum building setback 75 feet 
Minimum landscape yard 15 feet 
Existing trees 0 percent 
Fence or wall 194 linear feet 
Plant units 277 
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Justification of Recommendation 
The proposed place of worship is 75 feet from the southern property line, and the proposed 
landscape yard is 15 feet wide. To render the proposed bufferyard equally as compliant as 
the required bufferyard, the applicant has proposed a 6-foot-high, ornamental steel fence 
along the property line, and a total of 277 plant units, which is 44 more than required. The 
Planning Director finds that, given the provision of the ornamental fence and additional 
plant u
is equally effective as normal compliance, with respect to Section 4.7 of the Landscape 
Manual for the southern property line. 
 
REQUIRED: Section 4.7, Buffering Incompatible Uses, eastern property line, adjacent 
to single-family detached dwellings on Lots 7 10 
 

Length of bufferyard 151 linear feet 
Minimum building setback 40 feet 
Minimum landscape yard 30 feet 
Existing trees 0 percent 
Fence or wall N/A 
Plant units (120 per 100 linear feet) 182 

 
PROVIDED: Section 4.7, Buffering Incompatible Uses, eastern property line, adjacent 
to single-family detached dwellings on Lots 7 10 
 

Length of bufferyard 151 linear feet 
Minimum building setback 25 feet 
Minimum landscape yard 15 feet 
Existing trees 0 percent 
Fence or wall 151 linear feet 
Plant units 223 

 
Justification of Recommendation 
The proposed place of worship is 25 feet from the eastern property line, and the proposed 
landscape yard is 15 feet wide. To render the proposed bufferyard equally as compliant as 
the required bufferyard, the applicant has proposed a 6-foot-high, ornamental steel fence 
along the property line, and a total of 223 plant units, which is 41 more than required. 
 
The Planning Director finds that given the provision of the fence and additional plant units, 

effective as normal compliance, with respect to Section 4.7 of the Landscape Manual for the 
eastern property line. 
 
REQUIRED: Section 4.7, Buffering Incompatible Uses, northern property line, adjacent 
to a single-family detached dwelling on Lots 812 and 813 
 

Length of bufferyard 171 linear feet 
Minimum building setback 40 feet 
Minimum landscape yard 30 feet 
Existing trees 0 percent 
Fence or wall N/A 
Plant units (120 per 100 linear feet) 206 
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PROVIDED: Section 4.7, Buffering Incompatible Uses, adjacent to a single-family 
detached residential use on Lots 812 and 813 
 

Length of bufferyard 171 linear feet 
Minimum building setback 25 feet 
Minimum landscape yard 15 feet 
Existing trees 0 percent 
Fence or wall 171 linear feet 
Plant units 256 

 
Justification of Recommendation 
The proposed place of worship is 25 feet from the northern property line, and the proposed 
landscape yard is 15 feet wide. To render the proposed bufferyard equally as compliant as 
the required bufferyard, the applicant has proposed a 6-foot-high, ornamental steel fence 
along the property line, and a total of 256 plant units, which is 50 more than required. 
 
The Planning Director finds that given the provision of the fence and additional plant units, 

effective as normal compliance, with respect to Section 4.7 of the Landscape Manual for the 
northern property line. 
 
Recommendation 
The Planning Director recommends APPROVAL of Alternative Compliance AC-25002, for 
901 and 903 Cypresstree Drive, from the requirements of Section 4.3, Interior Planting 
Requirements, and Section 4.7, Buffering Incompatible Uses, of the Landscape Manual, along 
the northern, eastern, and southern property lines. 

 
VI. 

COUNTY WOODLAND AND WILDLIFE HABITAT CONSERVATION ORDINANCE 
 
This project meets the exemption criteria in Section 25-119(b) of the WCO because the site 
is less than 40,000 square feet in size and does not have a previously approved tree 
conservation plan. The site received a Standard Letter of Exemption (S-013-2025) from the 
WCO on February 20, 2025, and it remains valid until February 20, 2030. No additional 
information is required regarding woodland conservation. 
 
There is one specimen tree on the subject property, near the southeast corner. The 
specimen tree is proposed to be removed to allow for construction of the parking lot. The 
site is exempt from and is not subject to the specimen tree conservation requirements 
contained in the WCO. 

 
VII. 

TREE CANOPY COVERAGE ORDINANCE 
 

-21-2024, for the Tree Canopy Coverage Ordinance, 
became effective July 1, 2024. Subsequently, Subtitle 25, Division 3, Tree Canopy Coverage 
Ordinance, requires a minimum percentage of the site 
to be covered by tree canopy for any development projects that propose more than 
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2,500 square feet of gross floor area, or disturbance, and requires a grading permit. The 
subject site is located within the RSF-65 Zone. The Tree Canopy Coverage Ordinance is not 
subject to the current Zoning Ordinance grandfathering provisions and does not contain any 
grandfathering provisions for using the prior zoning, except for specified legacy zones or 
developments that had a previously approved landscape plan demonstrating conformance 
to tree canopy coverage (TCC) requirements. Therefore, this application is being reviewed 
for conformance with the TCC requirements for the current property zone, which is RSF-65.  
 
Staff find that the proposed project is in conformance with the applicable provisions of the 
Tree Canopy Coverage Ordinance for the RSF-65 Zone, which is subject to a minimum TCC 
of 20 percent, per the requirements set forth in Section 25-128 of the Tree Canopy Coverage 
Ordinance. The subject site is 0.62 acre in size, requiring 0.12 acre, or 5,439 square feet of 
TCC. The project proposes 15,175 square feet of TCC on the site, exceeding and satisfying 
the requirement. 
 
The submitted landscape plan reflects conformance of the site with former TCC 
requirements for the prior R-55 Zone, which are the same as current requirements for the 
RSF-65 Zone. The applicant will need to reference the current RSF-65 Zone on the landscape 
plan, rather than the former R-55 Zone, as the Tree Canopy Coverage Ordinance is separate 
from the Zoning Ordinance. A condition requiring reference to the RSF-65 Zone in the TCC 
schedule on the landscape plan has been included in the Recommendation section of this 
technical staff report. 
 
The submitted landscape plan has a discrepancy between the TCC and planting schedules, 
with the TCC schedule showing 12 ornamental trees and 89 evergreen trees, and the 
planting schedule showing 10 ornamental trees and 75 evergreen trees. With the planting 

will need to clarify which counts are correct and apply them to the TCC calculations. A 
condition requiring this clarification has been included in the Recommendation section of 
this technical staff report. 

 
VIII. SIGNAGE 
 

The following regulations, in Part 12 of the prior Zoning Ordinance, are applicable to the 
sign proposed with this project. One sign is proposed and will be attached to the front 
façade of the building. 
 
Section 27-617. - Institutional  Other than Temporary 
 
(a) In any zone (except Comprehensive Design and Mixed Use Zones) where a 

church; library; school; hospital; fire station; community center; day care 
center for children; service, fraternal, or civic organizations; or other similar 
institution is allowed, a sign may be erected. Institutional signs shall meet the 
following design standards: 
 
(1) Maximum area for each sign - 48 square feet. 
 

The area of the proposed sign is 34.7 square feet, which meets this 
requirement. Since , the 
area of the sign is determined by reducing that of its entire face by 
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50 percent, to eliminate the spaces between letters, in accordance with 
Section 27-591(a) of the prior Zoning Ordinance. 

 
(2) Maximum height - 8 feet above finished grade at base of sign. 
 

5 feet and 1 inch, which is less than the maximum of 
8 feet above finished grade at base of sign. 

 
(3) Minimum setback - 15 feet from adjoining land in any Residential Zone 

(or land proposed to be used for residential purposes in a 
Comprehensive Design, Mixed Use, or Planned Community Zone). 

 
The proposed sign will be set back 25 feet, as it will be attached to the front 
façade of the building.  

 
(4) Type allowed - freestanding or attached to a building. 
 

The proposed sign will be attached to a building.  
 
(5) Maximum number - 1 per street the property fronts on (must face 

street frontage). 
 

The applicant proposes a single sign.  
 
IX. REFERRAL COMMENTS 

 
The subject application was referred to the concerned agencies and divisions. The referral 
comments are incorporated herein by reference, and are summarized as follows: 
 
A. Subdivision Section In a memorandum dated May 30, 2025 (Gupta to King), the 

Subdivision Section identified no prior preliminary plan of subdivision (PPS) 
applicable to the property and stated that the proposed project is exempt from filing 
a PPS and new final plat. The Subdivision Section also stated that in accordance with 
Section 24-4503(a)(1) and (3) of the Subdivision 
Regulations, the property does not have a certificate of adequacy. 

 
B. Transportation Planning In a memorandum dated May 23, 2025 (Udeh to King), 

the Transportation Planning Section determined that vehicular, pedestrian, and 
bicycle access and circulation for this plan are acceptable, and consistent with the 
master plan and the 2009 Approved Countywide Master Plan of Transportation. 

 
C. Environmental Planning In a memorandum dated May 23, 2025 (Rea to King), 

the Environmental Planning Section provided an analysis of the special exception 
and noted that there are no regulated environmental features on the subject 
property, and that the proposed project is exempt from the WCO. 

 
D. Historic Preservation In a memorandum dated April 24, 2025 (Stabler, 

Chisholm, and Smith to King), Historic Preservation staff noted that the master plan 
contains goals and policies related to historic preservation (pages 287 296). 
However, these are not specific to the subject site, or applicable to the proposed 
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development. A search of current and historic photographs, topographic and 
historic maps, and locations of currently known archeological sites indicates the 
probability of archeological sites within the subject property is low. There are no 

 County historic sites or resources on or adjacent to the subject 
property. 

 
E. Community Planning In a memorandum dated May 21, 2025 (Nair to King), the 

Community Planning Division found that pursuant to Section 27-317(a)(3) of the 
prior Zoning Ordinance, this special exception application will not impair the 
integrity of the master plan. 

 
F. Permit Review In a memorandum dated May 23, 2025 (Jacobs to King), the 

Permit Review Section provided an analysis of the application and provided the 
following conditions which have been included in the Recommendation section of 
this technical staff report: 
 
1. The dimensions of the final building footprint need to be added to 

Sheet C200 of the special exception site plan. 
 
2. The method of erecting the channel letters of the building sign should be 

added to the signage sheet. 
 
X. COMMUNITY FEEDBACK 

 
As of the writing of this technical staff report, no correspondence has been received from 
the surrounding community. 

 
XI. RECOMMENDATION 

 
statement of justification, the analysis contained in the 

technical staff report, associated referrals, and materials in the record, the applicant has 
demonstrated conformance with the required special exception findings, as set forth in the 

satisfies the requirements for approval, and that the application will be in conformance with 
the prior Zoning Ordinance requirements. 
 

Therefore, staff recommend APPROVAL of Special Exception SE-25003 and 
Alternative Compliance AC-25002, for 901 and 903 Cypresstree Drive, subject to the 
following condition: 
 
1. Prior to certification of the special exception site plan, the following revisions shall 

be made: 
 
a. Label the tree canopy coverage schedule with requirements for the current 

-65 (RSF-65) Zone, rather than the prior 
One-Family Detached Residential (R-55) Zone on the landscape plan. 

 
b. Determine the correct tree counts by type, to clarify the discrepancies 

between those in the tree canopy coverage (TCC) and planting schedules on 
the landscape plan. Apply the correct counts to TCC calculations. 
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VIA ELECTRONIC MAIL 
Ms. Angele L. Bynum 
Urban Design Section 
Prince George�s County Planning Department  
Development Review Division  
1616 McCormick Drive  
Largo, MD 20774 

Case Name, Application (Case) Number: 
901 & 903 Cypress tree Drive 
Special Exception: SE-25003 
Alternative Compliance: AC-25002 

RE: STATEMENT OF JUSTIFICATION 
- ALTERNATIVE COMPLIANCE

Dear Ms. Bynum: 

On behalf of our client, Primera Iglesia Adventista Ebenezer 1 (the �Applicant�), David Lee 
and Colliers Engineering and Design submits this letter in support of Alternative Compliance, AC-
25002 and Special Exception, SE-25003. The existing church, or similar place of worship is located at 
813, 815, 901, and 903 Cypresstree Drive, Capitol Heights, MD 20743 (the �Property�). The Property is 
situated on the east side of Cypresstree Drive at its intersection with K Street and encompasses 
approximately 0.62 acres within the RSF-65 (Residential, Single-Family 65) Zone. It consists of Lots 
814 through 819 within the Cedar Heights Subdivision, which was recorded in Land Records as BDS 
1-29.

As previously stated, the Property is currently located in the RSF-65 (Residential, Single-
Family 65) Zone. Notwithstanding, the Applicant elects to process this Special Exception by utilizing 
the applicable provisions of the prior Zoning Ordinance and the Property�s prior R-55, (One-Family  
Detached Residential), Zoning pursuant to Section 27-1903 and Section 27-1904 of the New Zoning  
Ordinance. Due to the site constraints associated with the Property, the full requirements of Section 
4.7 of the Landscape Manual are unable to be met. As a result, the Applicant further requests that a 
companion Alternative Compliance application for the project can be processed with the requested 
Special Exception application. 

Description of proposed use/request: 

The Property is currently improved with a 1,337.67 square-foot church and its associated 
parking compound. Information derived from the Maryland Department of Assessments & Taxation 
indicate that the existing building was constructed in approximately 1940. As part of the requested 
Special Exception application, approximately 514.34 square feet of the existing church building will 

AGENDA ITEM: 4D
AGENDA DATE:  6/26/2025
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be razed and a new building addition consisting of approximately 3,095.67 square feet is proposed 
that would result in a total gross floor area of 3,919 square feet. The existing parking compound will 
be expanded to comply with the parking and driveway aisle width requirements in Part 11 of the 
Zoning Ordinance. The required parking for the physically handicapped will also be provided in 
accordance with ADA requirements.   

It should be noted that Permit No. 8376-1992-GU was previously issued for the Property by  
DPIE for a church with 48 seats. However, due to the proposed building addition, a Special Exception 
application is now required for a church, or similar place of worship under one acre in size in the 
prior R-55 Zone, in accordance with the use tables provided in Section 27-441(b) of the prior Zoning  
Ordinance. The subject application will also be required to meet the specific Special Exception  
requirements contained in Section 27-341.02 for a church, or similar place of worship.  

The square footages of the existing and proposed building are as follows: 

Total GFA of existing building:         1,337.67 sf 
Portion of existing building to be razed: - 514.34 sf
Portion of existing building to remain:  823.33 sf

Proposed new building addition: 3,095.67 sf
Total proposed GFA (823.33 + 3,095.67):  3,919 sf

Description and location of the subject property:  

The property, located at 813, 815, 901, and 903 Cypresstree Drive, Capitol Heights, MD 
20743, is situated on the east side of Cypresstree Drive at its intersection with K Street. It 
encompasses approximately 0.62 acres within the RSF-65 (Residential, Single-Family 65) Zone. The 
property consists of Lots 814 through 819 within the Cedar Heights Subdivision, which is recorded in 
Land Records as BDS 1-29. 
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Relationship to Requirements in the 2010 Landscape Manual and Variance Request:  

Section 4.7.(c)(4) � Consult Table 4.7-3, Bufferyard Types, to determine minimum building setback, 
minimum landscaped yard, and plant requirements for each bufferyard type.  

RESPONSE:  

We respectfully request a reduction in the required Type C Bufferyards for the north, east, 
and south property boundaries, decreasing the landscape buffer width from 30 feet to 20 feet and 
the building setback from 40 feet to 25 feet, in accordance with the 2010 Landscape Manual, Section 
4.7(c)(4).This request is based on the constraints of the existing infill lot, the need for functional site 
access, the incorporation of best practices in accessibility, stormwater management, and aesthetic 
enhancements. While the proposed modifications deviate from the standard requirements, the site 
design implements alternative measures to ensure compliance with the intent of the regulations 
while maintaining functionality, safety, and environmental responsibility. 

The site is an existing infill lot, meaning it is surrounded by developed properties, limiting the 
available space for new construction and requiring a design that carefully balances regulatory 
requirements with functional needs. Due to the site�s size constraints, strict adherence to the 
standard 30-foot landscape buffer and 40-foot building setback would significantly reduce the 
buildable area, making it difficult to accommodate essential site features while maintaining 
compliance with accessibility and safety standards. To ensure efficient use of the site, all vehicular 
and pedestrian access has been designed to fit within the available space without compromising 
functionality. All parking spaces are strategically placed in front of the proposed building, which 
allows for better site circulation and maximizes the available area for landscaping and stormwater 
management. Additionally, the design incorporates an ADA-accessible parking space and an ADA 
ramp to facilitate access to the building for individuals with mobility impairments. This ensures 
compliance with the Americans with Disabilities Act (ADA) and provides an inclusive environment for 
all users of the site. 
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Recognizing the importance of maintaining the intent of the landscape buffer, the proposed 
design includes landscaping enhancements that exceed the minimum requirements. The landscape 
buffer will incorporate approximately 120% of the required planting units, ensuring that the reduced 
width does not compromise the visual screening and environmental benefits intended by the 
regulation. The buffer yards will primarily feature a mix of evergreen trees, complemented by some 
deciduous trees as well as a combination of deciduous and evergreen shrubs. Furthermore, the site 
will integrate stormwater management (SWM) micro-bioretention facilities within the landscape 
buffer to effectively control runoff, reduce impervious surface impacts, and enhance water quality. 
These facilities will help mitigate any potential stormwater issues caused by the site�s constraints 
while providing additional environmental benefits such as pollutant filtration and groundwater 
recharge. By including these measures, the proposed design maintains the function and aesthetic 
quality of the landscape buffer despite the reduced width, ensuring compliance with the intent of 
the 2010 Landscape Manual. 

To further enhance the site�s security and visual appeal, a 4-foot-high decorative steel fence 
and gate will be installed in the front yard, while a 6-foot-high decorative steel fence will be provided 
along the remaining property boundary. This 6-foot-tall fence will be installed to enhance security 
for both the property and its neighbors. These enhancements not only contribute to the site's visual 
appeal and security but also serve as a functional alternative to the full-width buffer, helping to 
delineate the site while maintaining compliance with local development standards. 

Summary/conclusion of request: 

The proposed reductions in the landscape buffer width and building setback are necessary 
due to the constraints of the existing infill lot and the need to accommodate essential site functions 
such as vehicular circulation, pedestrian access, and ADA compliance. Despite these reductions, the 
site design includes enhanced landscaping, increased planting density, integrated stormwater 
management facilities, and decorative fencing to ensure that the development remains visually 
appealing, environmentally responsible, and functionally efficient. 

Given these considerations, we respectfully request approval of the proposed modifications, 
as they align with the intent of the 2010 Landscape Manual while ensuring a well-designed, 
accessible, and sustainable development. 

If there are any questions regarding these responses, please contact us at your earliest convenience. 

Sincerely, 

David Lee

Assistant Project Manager | Civil/Site 

david.lee@collierseng.com 
Direct: 443 316 6005 | Main: 877 627 3772 

7001 Columbia Gateway Suite 200 | Columbia, Maryland 21046 
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Numbered Exemption 

Staff 

Email to PPD-EnvPlanning@ppd.mncppc.org

SE-25003_Backup   25 of 47



Page 2 of 2

Your request for a Standard Letter of Exemption from the Prince George�s County Woodland and Wildlife 
Habitat Conservation Ordinance (WCO) is hereby approved. This Standard Letter of Exemption is issued 
because the property has no previous TCP approvals and:

Is less than 40,000 square feet in size; and/or 

The project is subject to the Maryland Forest Conservation Act and will be reviewed by Department of 
Natural Resources; and/or

Other: 

Your request for a Numbered Letter of Exemption from the Prince George�s County Woodland and Wildlife
Habitat Conservation Ordinance (WCO) is hereby approved. This Letter of Exemption is issued because the site 
is over 40,000 square feet in size; however, the project has no previous TCP approvals and:

This letter is valid for five years from approval or until such time as the cumulative woodland disturbance exceeds the 
minimum specified above during the validity period. If a development review application (preliminary plan, detailed site 
plan, etc. is required, the Numbered Exemption may be considered invalid in accordance with Section 25-119(b)( )(A). 
A copy of this letter must be submitted at the time of development activity or permit application.

:   Approval: Expiration:

Numbered Exemption 

Staff 

The project is a government or linear project that results in the clearing of less than 20,000 square feet of
woodland. Proposed clearing is_____ft2. Revisions: cumulative clearing to date (not including currently
proposed) is             ft2; or

The proposed activity is for a forest harvest and has a Forest Stewardship Management Plan prepared by a
licensed professional.
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May 23, 2025
MEMORANDUM                                             

TO:   Evan King, Development Review Division

FROM: Chidera Udeh, 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: SE-25003 901 & 903 Cypresstree Drive

Prior Conditions of Approval
There are no prior approvals applicable to this site. 

Master Plan Compliance
This site is subject to the 2009 Countywide Master Plan of Transportation (MPOT) and the 2010
Approved Subregion 4 Sector Plan and Sectional Map Amendment. 

Master Plan Right of Way (ROW)
The property fronts Cypresstree Drive and is not impacted by master planned roadways. However, 
the plan sheets identify Cypresstree Drive as a 50-foot public right-of-way. 

Master Plan Pedestrian and Bike Facilities 
There are no master planned bicycle or pedestrian facilities that impact the site. 

Recommendations, Policies and Goals
MPOT Complete Streets Policies (p. 10):

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

Comment: The site plan includes a five-foot-wide sidewalk, crosswalk and ADA curb ramp crossing 
the vehicle access point along the frontage of Cypresstree Drive to meet the intent of the policy. 

The 2010 Approved Subregion 4 Sector Plan and Sectional Map Amendment provides guidance for 
multi-modal circulation through the planning area (p. 16):

NS
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Page 2 

Improve walkability and pedestrian facilities, including sidewalks, crosswalks, 
pedestrian lighting, and special pavement 

 
Comment: To meet the policy's intent, the site plan includes a five-foot-wide sidewalk, crosswalk, 
and ADA curb ramp crossing the vehicle access point along the frontage of Cypress Tree Drive.  
 
Transportation Planning Review 
Zoning Ordinance Compliance
Section 27-317 of the Prince George’s County Zoning Ordinance (Ordinance) details the required 
findings for a special exception. For the purposes of transportation review, Section 27-317 (a) (3) is 

  
  

(a) A special exception may be permitted if:  
  

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

  
Comment: There are no master planned facilities that impact the site to which the development 
would impair the integrity. The site plan includes a five-foot-wide sidewalk, crosswalk, and ADA 
curb ramp crossing the vehicle access point along the frontage of Cypress Tree Drive. The access 
driveway is proposed as 30 feet wide, exceeding the minimum requirement. The plan sheets also 
include designated space for two inverted U-style bicycle racks. Staff find the plans to be sufficient. 
 
Conclusion 
Based on the findings presented above, staff conclude that the vehicular, pedestrian, and bicycle 
access and circulation for this plan are acceptable, consistent with the site design guidelines 
pursuant to Section 27, and meet the findings for pedestrian and bicycle transportation.  
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May 23, 2025

MEMORANDUM

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

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

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

SUBJECT: 901 and 903 Cypresstree Drive: SE-25003  

The Environmental Planning Section (EPS) has reviewed the above-referenced special exception
(SE) application, accepted on March 31, 2025. Comments were provided in a Subdivision and
Development Review Committee (SDRC) meeting on April 25, 2025. Revised plans were received on 
May 9, 2025. The EPS finds the application in conformance with Sections 27-317(a)(3), 27-
317(a)(7), 27-296(c)(1)(J), 27-296(c)(1)(K), and 24-131 of the prior County Code and recommends 
approval of SE-25003 based on the findings listed at the end of this memorandum.

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

Development
Review Case 

Associated 
TCP(s) 

Authority Status Action Date Resolution 
Number

NRI-140-2024 N/A Staff Approved 01/7/2025 N/A
N/A S-013-2025 Staff Approved 2/20/2025 N/A
SE-25003 S-013-2025 Planning Board Pending Pending Pending

PROPOSED ACTIVITY
The current application is an SE for the enlargement of a place of worship and expansion of the 
parking lot, including associated site improvements. 

APPLICABLE ENVIRONMENTAL REGULATIONS  
The project is subject to 2024 Woodland and Wildlife Habitat Conservation Ordinance (2024 WCO) 
and the environmental regulations contained in Subtitle 25 and prior Subtitles 24, and 27 because
this is an expansion in use, that incorporates new land area into the development. This application 
is also subject to meeting the requirements of the 2018 Environmental Technical Manual. 

SITE DESCRIPTION
The current zoning for the site is Residential, Single-Family-65 (RSF-65); however, the applicant 
has opted to apply the zoning standards to this application that were in effect prior to April 1, 2022, 
for the One-Family Detached Residential (R-55) Zone.
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This 0.62-acre site is located on the east side of Cypresstree Drive at its intersection with K Street. A 
review of the available information indicates that no regulated environmental features (REF) are 
present on-site. According to the Sensitive Species Project Review Area map received from the 
Maryland Department of Natural Resources Natural Heritage Program and provided on PGAtlas, 
there are no rare, threatened, or endangered (RTE) species found to occur on or near this property.  
 
REVIEW OF PREVIOUSLY APPROVED CONDITIONS 
There are no prior development review applications for this site. 
 
MASTER PLAN CONFORMANCE 
In conformance with Section 27-317(a)(3) of the prior zoning regulations, the SE shall not 
substantially impair the integrity of any applicable master plans.  
 
PLAN PRINCE GEORGE’S 2035 APPROVED GENERAL PLAN (2014) 
The site is located within the Environmental Strategy Area 1 of the Regulated Environmental 
Protection Areas Map as designated by Plan Prince George’s 2035 Approved General Plan (Plan 
2035), and within the Established Communities of the General Plan Growth Policy of Plan 2035. 
This project is not within the boundaries of a transit-oriented center as identified in Plan 2035.  
 
APPROVED SUBREGION 4 MASTER PLAN AND SECTIONAL MAP AMENDMENT (2010) 
In the Subregion 4 Master Plan and Sectional Map Amendment, the Environmental Infrastructure 
Section contains goals, policies, and strategies. The text in BOLD is the text from the master plan, 
and the plain text provides comments on the plan’s conformance. 
 
Green Infrastructure Section:  
 
Policy 1: Protect, preserve and enhance the green infrastructure network in Subregion 4. 
(page 200) 
 
According to the approved Natural Resource Inventory (NRI-140-2024), there are no REF within or 
adjacent to the subject property. Regulated and Evaluation Areas as part of the green infrastructure 
network are not present on-site.  
 
Policy 2: Minimize the impacts of development on the green infrastructure network and 
SCA’s. (page 200) 
 
This site is not within a special conservation area (SCA) and does not feature any Regulated or 
Evaluation Areas as defined in the green infrastructure network. 
 
Water Quality and Stormwater Management: 
 
Policy 1: Restore and enhance water quality in areas that have been degraded and preserve 
water quality in areas not degraded. (page 205) 
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An unapproved site development concept plan was submitted with this application. Environmental 
site design practices are proposed to treat stormwater. This includes micro-bioretention facilities 
and an underground storage system for 100-year control.  

Policy 3: Require on-site management of stormwater through the use of environmentally 
sensitive stormwater management techniques (i.e., fully implement the requirements of 
ESD) for all development and redevelopment projects. (page 205) 
 
The unapproved site development concept plan shows micro-bioretention facilities and an 
underground storage system to meet the environmental site design to the maximum extent 
practicable (ESD to the MEP) goals.  
 
Policy 4: Assure that adequate stream buffers are maintained and enhanced and utilize 
design measures to protect water quality. (page 205) 
 
The approved NRI shows that no streams are present on or near the site.  
 
Green Buildings/Sustainability 
 
Policy 1: Implement environmental sensitive building techniques that reduce overall energy 
consumption. (page 208) 
 
The development applications for the subject property should incorporate the use of 
environmentally sensitive building techniques to reduce overall energy consumption. The use of 
green building techniques and energy conservation techniques should be encouraged and 
implemented to the greatest extent possible. Building techniques and materials will be evaluated 
with development applications. 
 
CONFORMANCE WITH THE GREEN INFRASTRUCTURE PLAN 
The 2017 Countywide Green Infrastructure Plan (GI Plan) was approved with the adoption of the 
Resource Conservation Plan: A Countywide Functional Master Plan (CR-11-2017) on March 7, 2017. 
According to the GI Plan, the site is not within the Green Infrastructure Network as no Regulated or 
Evaluation Areas exist on-site; therefore, the proposed development is in conformance with the GI 
Plan. 
 
ENVIRONMENTAL REVIEW 
 
Natural Resources Inventory 
In conformance with Section 24-120(a)(22) of the prior Subdivision Regulations, an approved 
Natural Resource Inventory (NRI-140-2024) was submitted with the application. The site has no 
woodlands and contains no regulated environmental features as defined in the prior Subdivision 
Regulations. No additional information is required for conformance to the NRI.  
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Woodland Conservation
This project meets the exemption criteria in Section 25-119 (b) of the 2024 WCO, because  
the site is less than 40,000 square feet in size and does not have a previously approved tree 
conservation plan. The site received a letter of exemption from the 2024 WCO (S-013-2025) on  
February 20, 2025, and it remains valid until February 20, 2030. No additional information is 
required with regard to woodland conservation. 
 
Specimen Trees 
This project is exempt from Division 2 of Subtitle 25, which includes an exemption from the 
specimen tree criteria described in 25-122(b)(1)(G). 
 
Soils 
In accordance with Section 24-131 of the prior Subdivision Regulations, this application was 
reviewed for unsafe land restrictions. Section 24-131(a) states “The Planning Board shall restrict or 
prohibit the subdivision of land found to be unsafe for development. The restriction or prohibition 
may be due to natural conditions, such as, but not confined to, flooding, erosive stream action, high 
water table, unstable soils, or severe slopes, or to man-made conditions on the property, such as, 
but not confined to, unstable fills or slopes.” 
 
According to the U.S. Department of Agriculture (USDA) Natural Resource Conservation Service 
Web Soil Survey, soils present include Russett-Christina-Urban land complex soils. There are no 
geotechnical concerns with this application.  
 
Stormwater Management 
In accordance with Section 27-317(a)(5) and (7) of the prior County Code, an unapproved Concept 
Plan (SIT-00649-2024) was submitted with this application, identifying environmental site design 
(ESD) to the maximum extent practical (MEP) practices proposed to treat stormwater. This 
includes two micro-bioretention facilities and an underground storage system for 100-year control. 
The Site Development Concept Plan No. SIT-00649-2024 will be evaluated and approved by the 
Department of Permitting, Inspections, and Enforcement (DPIE).  
 
Erosion and Sediment Control 
Development shall comply with the requirements for sedimentation and erosion control in 
accordance with Subtitle 32, Division 2, Grading, Drainage and Erosion and Sedimentation Control, 
of the Prince George’s County Code. The County requires the approval of an Erosion and Sediment 
Control Plan prior to approving a permit.  
 
SUMMARY OF RECOMMENDED FINDINGS AND CONDITIONS  
 
The EPS has completed the review of SE-25003, and recommends approval, subject to the following 
findings: 
 
Recommended Findings 
 
1. There are no regulated environmental features (REF) on the subject property.  
2. The site is exempt from Subtitle 25 and is not subject to the specimen tree conservation 

requirements contained in Section 25-122(b)(1)(G). 
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Countywide Planning Division 301-952-3680
Historic Preservation Section

April 24, 2025

MEMORANDUM

TO: Evan King, Zoning Section, Development Review Division

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

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

SUBJECT: SE-25003 + AC-25002 901 and 903 Cypresstree Drive

The subject property comprises 0.62 acres and is located on the east side of the intersection of K 
Street and Cypresstree Drive, in Capitol Heights. The subject property was zoned One-Family 
Detached Residential (R-55), per the prior Zoning Ordinance, and is located in the 2010 Approved 
Subregion 4 Master Plan area. The subject application proposes the enlargement of a place of 
worship from 2,337 square feet to 3,919 square feet, in the R-55 zone. The subject Alternative 
Compliance (AC) application requests a reduction of the landscape yard width required by Section 
4.7(c)(4) of the 2010 Landscape Manual from 30 feet to 20 feet, and a 
reduction of the building setback from 40 feet to 25 feet on the north, east, and south property 
boundaries.

The 2010 Approved Subregion 4 Master Plan area contains goals and policies related to historic 
preservation (pp. 287-296). However, these are not specific to the subject site or applicable to the 
proposed development. A search of current and historic photographs, topographic and historic 
maps, and locations of currently known archeological sites indicates the probability of archeological 
sites within the subject property is low. or 
resources on or adjacent to the subject property.

Historic Preservation staff recommends approval of SE-25003 and AC-25002, 901 and 903 
Cypresstree Drive, with no conditions.
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May 21, 2025

MEMORANDUM

TO: Evan King, Planner II, Zoning Section, Development Review Division

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

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

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

SUBJECT:         SE-25003 (AC-25002) - 901 & 903 Cypresstree Drive

FINDINGS

The Community Planning Division finds that, pursuant to Section 27-317(a)(3) of the prior
zoning ordinance, this application to raze 514 square feet of the existing church building and 
add an approximately 3,095 square f t addition to the building with an expansion of the 
existing parking lot will not substantially impair the integrity of the 2010 Approved Subregion 
4 Master Plan (Master Plan).  

BACKGROUND 

Application Type: Special Exception

Planning Area: 72

Community: Landover & Vicinity

Applicable Zoning Ordinance: Prior Zoning Ordinance 

Location: East side of Cypresstree Drive at its intersection with K Street.

Size: 0.62 acres 

Existing Uses: 1,337 Square f t church and its associated parking. 

(for FCS)
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Future Land Use: Institutional 

Proposal: To raze approximately 514 square feet of the existing church building, construct a 
3,095 square feet addition to the existing building and expand the parking lot. 

Zoning: Residential, Single-Family – 65 (RSF-65) Zone 

Prior Zoning: One-Family Detached Residential (R-55) Zone 

GENERAL PLAN, MASTER PLAN 

General Plan: The 2014 Plan Pince Georges 2035 Approved General Plan (Plan 2035) places this 
application in the Established Communities. Plan 2035 states that, “Established communities 
are most appropriate for context-sensitive infill and low-to medium-density development. Plan 
2035 recommends maintaining and enhancing existing public services (police and fire/EMS), 
facilities (such as libraries, schools, parks, and open space), and infrastructure in these areas 
(such as sidewalks) to ensure that the needs of existing residents are met.” (p. 20) 

Analysis: The proposed church and parking lot expansion is consistent with the recommendations 
of the General Plan for Established Communities. The development is a context-sensitive infill and 
promotes maintaining and enhancing existing public services and infrastructure in the area 
thereby meeting the needs of existing residents.  

Master Plan: The 2010 Approved Subregion 4 Master Plan (Master Plan) recommends 
institutional land use on the subject property. The proposed addition to the existing church 
conforms with the recommended land use. 

Pursuant to 27-317(a), Required Findings, of the prior Zoning Ordinance, the requested Special 
Exception must not substantially impair the integrity of any validly approved Mater Plan or 
Functional Master Plan, or, in absence of a master Plan, the General Plan. Community Planning 
staff finds that approval of the Special Exception to raze 514 square feet of the existing church 
building, construct an approximately 3,095 square f t addition to the existing building, and 
expand existing parking lot will not substantially impair the integrity of the Master Plan.  

To support the approval of the Special Exception, the applicant must demonstrate conformance 
with the following master plan recommended policies and strategies that are relevant to the 
application: 

One of the Master Plan goals for institutional land use is to “direct public and private 
institutional uses to designated institutional areas to limit the impact on the existing tax 
base” (page 63). 

Policy 3: Encourage institutional uses to locate in appropriate neighborhood areas. 

Strategy: Encourage religious institutions to locate to residential or institutional land
use areas, rather than commercial or industrial sites, to preserve the subregion’s tax
base (page 65).
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Analysis: The Master Plan recommends institutional land use for the subject property. There is an 
existing church on the proposed property, and the application is to raze a portion of the existing 
building, expand the church building and reconfigure the existing parking lot to accommodate the 
additional parking spaces needed due to the increase in the building capacity. The site is a 
designated institutional land use and is located in a residential neighborhood that has single 
family detached dwellings in the RSF-65 Zone and is consistent with the Master Plan 
recommendation. The continued use of the property as a church would not negatively impact the 
health, safety, and welfare of the public, or have a negative impact on the existing character of the 
neighborhood.  

Environment 

Green Infrastructure: 

Policy 1 Protect, preserve and enhance the green infrastructure network in Subregion 4. 

Analysis: As per the approved Natural Resources Inventory (NRI-140-2024), the subject property 
does not have any sensitive or regulated environmental areas such as wetlands, stream, 100-year 
flood plain and steep slopes or highly erodible soils. The property is also not located in or near
Chesapeake Bay Critical Area (CBCA).  

Water Quality and Stormwater Management  

Policy 3: Require on-site management of stormwater through the use of environmentally 
sensitive stormwater management techniques (i.e., fully implement the requirements of ESD) 
for all development and redevelopment activities (page 205).  

Strategy: Require the use of shared environmentally sensitive stormwater management 
facilities where appropriate (page 205).  

Analysis: As evident in the Site Development Concept Plan No. SIT-00649-2024-00, Environmental 
Site Design (ESD) practices are proposed to treat storm water. This includes two micro-bio 
retention facilities and an underground storage system for 100-year control. The Site Development 
Concept Plan No. SIT-00649-2024-00 will be evaluated and approved by the Department of 
Permitting Inspections and Enforcement (DPIE).  

Green Buildings/ Sustainability 

Policy 1: Implement environmentally sensitive building techniques that reduce overall 
energy consumption (page 208). 

Strategies: 

o Require the use of the latest environmental technologies in building and site 
designs.  

o Encourage the reuse and redesign of existing buildings when redevelopment 
occurs to incorporate energy and building material efficiencies 

Policy 2: Implement land use policies that encourage infill and support TOD and 
walkable neighborhoods (page 208).  
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o Strategy: Direct development and infill to existing areas rather than 
“greenfields.” 

Analysis: This application is an expansion of an existing church in a residential neighborhood and 
can be considered an infill development thereby being consistent with the Master Plan 
recommendation to “direct development and infill to existing areas rather than greenfields”. The 
application also incorporates Environmental Site Design (ESD) practices to treat storm water. 
With the expansion of the existing building, the application will have the opportunity to improve 
the energy efficiency of an otherwise aged building. Staff recommend that the application consider 
using green building techniques for energy and building material efficiencies.  

Tree Canopy and Green Space 

Policy 1: Preserve, restore, and enhance the existing tree canopy. 
o Strategies 

Policy 2: Improve the county’s capacity to support increases in the tree canopy. 

Strategies:  

o Support community- and site-based strategies to increase the tree canopy. 
o Increase landscape buffers in common areas and along curbs and sidewalks. 

Analysis: The proposed site is not subject to Woodland and Wildlife Habitat Conservation 
Ordinance (WCO) as the site is less than 40,000 square feet in size and has an approved Woodland 
Conservation Letter of Exemption S-013-2025). However, as evident from LSLP-AC-25002, the site 
design proposes evergreen trees and deciduous trees on site along landscape buffers. Due to the 
spatial constraints of the property, this application cannot meet the requirements of the landscape 
manual and will require alternative compliance. This request has been submitted and is under 
review.  

 
Aviation/MIOZ: This application is not located within an Aviation Policy Area or the Military 
Installation Overlay Zone. 
 
SMA/Zoning: The 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment 
retained the subject property in the One-Family Detached Residential (R-55) Zone. 
 
On November 29, 2021, the District Council approved CR-136-2021, the Countywide Map 
Amendment (CMA) which reclassified the subject property from the One-Family Detached 
Residential (R-55) Zone to the Residential, Single-Family – 65 (RSF-65) Zone, effective April 1, 
2022.  
 
MASTER PLAN SUBSTANTIAL IMPAIRMENT ISSUES 
 
None 
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Cc: Long-Range Agenda Notebook 
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May 23, 2025

MEMORANDUM

TO: Evan King, Planner II, Urban Design Section

FROM: Alice Jacobs, Planning Technician III, Permit Review Section 

SUBJECT: SE-25003 (AC-25002) 901 & 903 Cypresstree Drive

1. The dimensions of the final building footprint need to be added to Sheet C200 of the 
special exception plan.

2. The method of erecting the channel letters of the building sign should be added to the 
signage sheet.

3. The Permit Review Section offers no further comments at this time on this development 
application with Alternative Compliance AC-25002.
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