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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
NG BOARD 

 
 

STAFF REPORT 
 

 
 
SUBJECT: Detailed Site Plan DSP-91071-03 

Type 2 Tree Conservation Plan TCP2-016-2023 
Highland Park Senior Housing 

 
 
 The Urban Design Section has reviewed the detailed site plan for the subject property and 
recommends APPROVAL, with conditions, as described in the Recommendation section of this 
technical staff report.  
 
 
EVALUATION CRITERIA 
 

The subject property is within the Residential, Single-Family-95 (RSF-95) Zone and was 
previously located within the One-Family Detached Residential (R-80) Zone. This application is 
being reviewed and evaluated in accordance with the prior Prince George s County Zoning 
Ordinance, pursuant to Section 27-1704 (b) of the Zoning Ordinance. The detailed site plan was 
reviewed and evaluated for conformance with the following criteria: 
 
a. The requirements of the prior Prince George s County Zoning Ordinance for the One-Family 

Detached Residential Zone (R-80); 
 
b. The requirements of Preliminary Plan of Subdivision 4-21022; 
 
c. The requirements of the 2010 Prince George s County Landscape Manual;  
 
d. The requirements of the Prince George s County Woodland and Wildlife Habitat 

Conservation Ordinance; 
 
e. The requirements of the Prince George s County Tree Canopy Coverage Ordinance; 
 
f. Referral Comments; and 
 
g. Community Feedback. 
 
 
FINDINGS 
 

Based upon the analysis of the subject application, the Urban Design staff recommend the 
following findings: 
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1. Request: This detailed site plan (DSP) requests an amendment to DSP-91071-02 for 
development of an apartment building for the elderly, consisting of 137 dwelling units. 

 
2. Development Data Summary: 
 

 EXISTING PROPOSED 
Zone (s) RSF-95 (prior R-80) RSF-95 (prior R-80) 
Use(s) Institutional Institutional and Residential 
Gross Tract Acreage 18.69 18.69 
Lots 0 0 
Parcels 1 1 
Dwelling Units N/A 137 

Gross Floor Area 128,112 sq. ft. 

262,845 sf in total 
(Institutional: 128,112 sq. ft. 
and Residential: 134,733 sq. 

ft.) 
 
 

Parking Requirements (Per Section 27-568(a) of the prior Zoning Ordinance) 
 

 Number of Spaces 
Required 

Number of Spaces 
Provided 

Church 
1 space per 4 seats 
(1,199 seats): 300 

Standard: 282 
Compact: 2 

Handicap-accessible: 14 
Handicap van-accessible: 2 

Day Care Center and  
Private School 

Day Care Center: 
1 space per 8 children 

(117 Children): 15 
 

Private School 
1 space per 6 students 

(250 students): 42 

Standard: 59 
Compact: 0 

Handicap-accessible: 3 
Handicap van-accessible: 2 

 

Apartment Housing for 
the Elderly 0.66 per unit (137 units): 91 

Standard: 116 
Compact: 0 

Handicap-accessible: 4 
Handicap van-accessible: 2 

Total  448 parking spaces 486 parking spaces 
 

Based on the number of parking spaces labeled in each parking bay on Sheet DSP-16, the 
total number of regular parking spaces in the parking area for the proposed apartment 
building is 130. A condition has been included herein for clarification. 
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Loading Spaces (Per Section 27-582(a) of the prior Zoning Ordinance) 
 

 Required Provided 
Institutional (Church, Day Care 
Center, and Private School) 

2 2 
(12 feet x 33 feet) 

Apartment Housing for the Elderly 1 
1 

(12 feet x 33 feet) 
Total loading spaces required  3 3 

 
3. Location: The subject site is located on the south side of Sheriff Road, approximately 

150 feet east of its intersection with MD 704 (Martin Luther King Jr. Highway). The property 
is 18.39 acres within Planning Area 72 and Council District 5. The site is currently occupied 
by the First Baptist Church of Highland Park, a day care center, and a private school. To the 
southwest of the existing church sanctuary, there is an area currently developed as a 
parking area. This area will be the location for the proposed apartment building of 137 units 
for the elderly. It will be set back over 200 feet from Sheriff Road and 14 18 feet from the 
property to the east. 

 
4. Surrounding Uses: The abutting properties to the south and east are in the One-Family 

Detached Residential (R-80) Zone and are developed with cemetery and single-family 
residential uses. The properties flanking the site to the west are in the Mixed Use-Infill 
(M-U-I) and Development District Overlay (D-D-O) Zones, developed with an eating and 
drinking establishment with drive through service, a gas station, and a monopole. The 
properties beyond Sheriff Road to the north are in the M-U-I/D-D-O Zones and the 
Townhouse (R-T) Zone, and are developed with a gas station and single-family attached 
dwellings, respectively. 

 
5. Previous Approvals: Preliminary Plan of Subdivision (PPS) 4-92017 was approved by the 

Prince George s County Planning Board on April 23, 1992 (PGCPB Resolution No. 92-92). 
This PPS was approved for resubdivision of the site into two outlots and one parcel 
containing the existing church development. In addition, the site had an approved 
Stormwater Management (SWM) Concept Plan, CSD 910154. 

 
DSP-91071 was approved by the Planning Board on September 10, 1992 (PGCPB Resolution 
No. 92-247), for an 800-seat church and a 100-student day care. The site had an approved 
SWM Concept Plan, CSD 910154 Branch 7034. 
 
PPS 4-98052 was approved by the Planning Board on December 3, 1998 (PGCPB Resolution 
No. 98-310). This PPS was approved for resubdivision of the site into one parcel and one 
outlot containing the existing church development and associated uses. The site had an 
approved SWM Concept Plan, CSD 910154 Branch 7034. No development was proposed 
with this application. The outlot was conveyed to the adjoining National Harmony Memorial 
Park cemetery. This PPS was superseded by PPS 4-21022. None of the conditions associated 
with this previously approved PPS affect this proposal. 
 
DSP-91071-01 was approved by the Planning Board on June 19, 2003 (PGCPB Resolution 
No. 03-139), for the addition of a 250-student private school, an increased enrollment 
(17 children) to the existing day care center, and a 1,064-square-foot accessory credit 
union/bank. The site had an approved SWM Concept Plan, 42858-2002. 
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DSP-91071-02 was approved on July 28, 2011 (PGCPB Resolution No. 11-76), for 
81,896-square-foot additions to an existing 46,216-square-foot church, school, and day care 
building complex, with additional parking to serve a church of 1,199 seats. The site had an 
approved SWM Concept Plan, 16624-2009. 
 
Vacation V-09005 was approved on October 22, 2009, to allow the vacation of part of Hunt 
Avenue and part of Park Avenue, with the reversion of ownership to the First Baptist 
Church of Highland Park. 
 
PPS 4-21022 was approved by the Planning Board on March 3, 2022 (PGCPB Resolution 
No. 2022-30), for the purpose of creating one parcel for development of 138 multifamily 
dwelling units for the elderly, in addition to 128,112 square feet of the existing institutional 
uses. A variance from Section 25-122(b)(1)(G) was approved to allow removal of two 
specimen trees. The site had an approved SWM Concept Plan, 16624-2009-02. 

 
6. Design Features: The subject property has an irregular, jagged, linear shape that runs for 

approximately 1,700 feet along the south side of Sheriff Road, just east and uphill from its 
intersection with MD 704. The site has many steep slopes that range from high elevations in 
the southeast, to a midpoint in the front of the site along Sheriff Road, to low elevations 
around the environmental features in the southwest. The property has been developed and 
expanded at various times over the years. It is currently developed with a church, a child 
day care, and a private school. 

 
The applicant proposes to construct one apartment building of 134,733 square feet for the 
elderly. This building will provide 137 dwelling units, of which 89 units are one-bedroom 
and 48 units are two-bedroom. The building is in the rear portion of the subject site, away 
from Sheriff Road and facing the existing church on-site (Figure 1). 
 
The site has three existing access driveways to Sheriff Road, one west of the church, one 
near the northeast corner of the church, and one further east. The applicant proposes to use 
the one further east, the third one counting from the intersection of MD 704 and Sheriff 
Road, as the entry point for the proposed apartment building. The east side of this driveway 
is paired with a sidewalk for pedestrian access from Sheriff Road to the building. This new 
driveway will serve two parking areas: one for the church and one for the proposed 
apartment building. The parking area for the apartment building is located to its west and 
north. 
 
The proposed apartment building is approximately 60 feet in height, with a total of 
five stories. The main pedestrian entrance and lobby are located on the west elevation of 
the building. This entrance is accented by a canopy and glass windows. 
 
In addition to the lobby, the terrace floor (the ground floor) of the apartment building is 
comprised of residential units, indoor recreational facilities (including a lounge, a game 
room, a fitness room, a yoga room, a community café, and a bike storage), and other spaces 
for building maintenance. Other than required maintenance and service spaces, the four 
floors above are solely comprised of residential units. 
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Figure 1: Site Plan 
 
Architecture 
The architectural design of the apartment building is contemporary and is finished with a 
mix of materials including clay masonry veneer, clay masonry accent band, vertical fiber 
cement panels, and vinyl horizontal lap siding. The materials are arranged in a geometric 
pattern and provide bands of color on the building. Emphasis has been given to the variety 
of materials of different color palettes used on the building elevations through different 
volumes, massing, and recessed building faces (Figures 2 and 3). The color tone for the 
apartment building also matches the existing buildings on-site. 
 
The design of the building roof is flat, with certain sections of the parapets that are slightly 
higher than the others. The roof is designed with aluminum fascia and wood brackets. The 
rooftop height of two sections stand out as focal points of the building. One is where the 
main building entrance is located and the other is the northeast building corner, closest to 
Sheriff Road. 
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Access to the utility service room will be located around the north end of the building. 
However, the provided west elevation does not show this access. A condition is included 
herein requiring the applicant to revise this technical error on the certified DSP. 

 
Figure 2: West Elevation 

 

 
Figure 3: East Elevation 

 
Recreational Facilities 
The project provides both outdoor and indoor recreational facilities. An outdoor 
recreational area is located behind the proposed apartment building, which includes a dog 
run, a gazebo, a community garden, and an 8-foot-wide walking path, with seating. Indoor 
recreational facilities are located on the terrace floor (the ground floor) of the building, 
including a lounge, a game room, a fitness room, a yoga room, a community café, and a bike 
storage. 
 
Detailed information regarding some amenities remains inadequate. The applicant labels 
the location of pathway benches provided on the plan but does not include their quantity 
and value in the recreational amenity list on the coversheet. A condition has been included 
herein, requiring more details. 
 
On Sheet DSP-17, the 8-foot-wide walking path encloses three outdoor recreational 
facilities: a gazabo, a dog run and a community garden. However, the plan does not show the 
connection between these facilities and the walking path in order for future senior residents 
to access them. Some details regarding the dog run and the community garden are also 
missing, such as dimensions and size, gate details, the type of planting area that will be 
operated in the community garden (e.g., on the ground or in raised beds), and any 
structures located within. The applicant also does not indicate the type and quantity of 
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seating in the gazebo. Conditions are included herein requiring the applicant to provide a 
large-scale plan of the outdoor recreational area with the required details. 
 
Similarly, the applicant does not provide enough information regarding the size of, and 
amenities for, the indoor recreational facilities. More detailed information is needed for 
these indoor facilities. In addition, the construction cost of these indoor recreational 
facilities shall be removed from the amenity list. Conditions are included requiring the 
applicant to provide more details regarding each indoor recreational facility, such as its 
square footage, a list of amenities, and the value of each amenity. 
 
The bike storage needs to be removed from the recreational amenity list because it does not 
provide any recreational value. A condition is included for the removal of such an item on 
the list. 
 
The current site plan shows that, for senior residents who would like to use the outdoor 
recreational facilities, they need to exit the building from the main entrance and then walk 
on the walking path around to the back of the building. To activate the outdoor recreational 
area and increase its use, it is important to create a connection between the indoor and 
outdoor spaces. To better facilitate the senior residents who live in the building to access 
these facilities, more direct access is critically important. A condition has been included 
requiring the applicant to create a secondary building entrance to make the outdoor 
recreational area more accessible to senior residents who live in the building. An additional 
condition regarding the design of this entrance to be articulated with architectural features, 
such as a canopy, is also included herein. 
 
Signage 
The applicant proposes a freestanding sign of approximately 5 feet in height for the 
proposed apartment building. The face area of the sign is approximately 17 square feet. It 
will be located at the entry point to the north, on Sheriff Road. The freestanding sign will be 
an etched and painted PVC sign and is finished with masonry veneer (Figure 4). 
 

 
Figure 4: Sign Elevation 

 
There is a freestanding sign currently located on the Sheriff Road frontage for the existing 
church (Permit 466690-2016-0). The subject property is zoned R-80, and its principal land 
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use is institutional. Signage requirements are subject to Section 27-617 (Institutional Other 
than Temporary) of the prior Zoning Ordinance. The maximum number of signs for the 
subject property is one. 
 
However, Section 27-441(b), Footnote 134, of the prior Zoning Ordinance allows the DSP to 
establish regulations for residential use, such as additional signage. Staff find that the sign 
the applicant is proposing is of the size and design appropriate for the use of the subject 
site. 
 
Lighting  
The DSP application is proposing to install two types of pole-mounted lighting throughout 
the site. Both lighting fixtures (Types A and B) are 16 feet in height and are clearly labeled 
on the lighting plan. Details of the proposed lighting have been included in the application. 
 
Staff find that the submitted photometric plan shows adequate light for users on-site and is 
sufficient for illuminating drive aisles, building entries, and walking paths throughout the 
site. However, the location of a lighting fixture (A-1) will cause light spillover onto the 
adjoining residential property. A condition is included for the relocation of this lighting 
fixture. 
 
In addition, the submitted photometric plan does not cover the sidewalk that will allow 
pedestrian access from Sheriff Road to the proposed apartment building. The applicant 
should expand the photometric plan to cover this portion of the driveway and sidewalk to 
ensure adequate lighting for site access. If supplemental lighting is needed, the applicant 
should label it, as well as the existing lighting, along this driveway on the plan. A condition 
has been included herein for revision. 
 
Loading and Trash Facilities 
The applicant plans to install one loading space for the proposed apartment building, which 
meets the required number of spaces. This loading space is located at the south end of the 
building and is not noticeable from Sheriff Road. Via a walking path, people have direct 
access to the main building entrance. An outdoor dumpster pad is proposed for the project 
and is located next to the loading space. Details for the enclosure of the dumpster have been 
included in the application and are sufficient. 

 
 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. Prior Prince George s County Zoning Ordinance: The DSP application has been reviewed 

for compliance with the requirements of Division 3, regarding uses permitted in the 
residential zones of the prior Zoning Ordinance; Section 27-429, which governs 
development in the R-80 Zone; Section 27-285, regarding the Planning Board procedures 
with respect to DSPs, including required findings; and Section 27-274, regarding site design 
guidelines. The Prince George s County District Council approved Council Bill CB-9-2019, 
which allows the proposed apartments for the elderly in the R-80 Zone. In addition, 
CB-9-2019 exempts the proposed project from Section 27-337, of the prior Zoning 
Ordinance 

 
a. This application is subject to the requirements of Section 27-441(b), Uses Permitted, 

in the residential zones of the prior Zoning Ordinance. 
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Per Section 27-441(b), apartment housing for elderly or handicapped families in a 
building other than a surplus public-school building is subject to a special exception 
in the R-80 Zone, except under certain circumstances, as listed in Footnote 134. That 
footnote includes the following requirements (listed in bold, followed by staff 
comment): 
 
Footnote 134 
 
(a) A Special Exception shall not be required, provided: 
 

(A) A Detailed Site Plan shall be approved in accordance with 
Part 3, Division 9, of this Subtitle; 

 
(B) The site includes lots or parcels totaling ten (10) acres in size or 

more owned by a nonprofit organization on or before 
July 1, 2019; 

 
In conformance with this requirement, the subject site is comprised 
of 18.69 acres, located in the R-80 Zone. The property is owned by 
the First Baptist Church of Highland Park, a nonprofit organization. 
Deed records of the subject property show that the church acquired 
the site before July 1, 2019. 

 
(C) The site is adjacent to an historic resource as designated in 

accordance with Subtitle 29 of this Code and has frontage on a 
roadway with a functional transportation classification as 
collector or higher within the applicable Master Plan; 

 
In conformance with this requirement, the subject property is 
adjacent to Harmony Memorial Park (Historic Resource 72-045) and 
contains frontage along Sheriff Road, a collector roadway (C-405), in 
the 2009 Approved Master Plan of Transportation (MPOT). 

 
(D) Regulations concerning the height of the structure, lot size, lot 

coverage, frontage, and density shall be in accordance with the 
R-10 Zone for multifamily dwellings. All other regulations shall 
be established and shown on the Detailed Site Plan; 

 
The table below shows the requirements for the height of the 
structure, lot size, lot coverage, frontage, and density set forth in the 
Multifamily High Density Residential (R-10) Zone. The proposed 
apartment building for the elderly meets all of these requirements. 
However, some information listed on the coversheet is incorrect or 
missing. Conditions are included herein to revise. 
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 Required (R-10) Proposed 
Maximum structure 
Height 

110 feet 
(Section 27-442 (f)) 

60 feet +/- (5 stories) 

Minimum Lot Size 
20,000 square feet 
(Section 27-442 (b)) 

18.692 acres or 814,224 
square feet 

Maximum Lot 
Coverage 

814,224*50%= 
407,112 square feet 
(Section 27-442 (c)) 

384,824 square feet * 
(Existing buildings: 
128,112 sq. ft.; proposed 
apartment building: 28,547 
sq. ft.; and paving  
coverage: 288,165) 

Frontage 
150 feet 
(Section 27-442 (d)) 

Information is missing on 
the coversheet (Sheet 
DSP-1), but the subject 
property will meet this 
requirement. 

Maximum density 
48 dwelling units/acre 
(Section 27-442 (h)) 

7.33 dwelling units/acre 

 
Note:  *PPS 4-21022 did not approve additional nonresidential 

gross floor area (GFA) beyond that already existing on the 
site. Prior to signature approval of this DSP amendment, the 
difference must be reconciled between the 128,112 square 
feet of existing GFA identified at the time of PPS, and the 
67,254 square feet of existing GFA identified on the 
submitted site plans. 

 
(E) The owner of the property shall record among the Land Records 

of Prince George's County a Declaration of Covenants which 
establishes that the premises will be solely occupied by elderly 
or handicapped families for a fixed term of not less than twenty 
(20) years. The covenants shall run to the benefit of the 
Maryland-National Capital Park and Planning Commission; and 

 
The subject development is proposed for the elderly. Covenants 
regarding this will be required to be filed in land records at the time 
the final plat of subdivision is recorded. 

 
(b) For purposes of this Section, the terms "elderly family" and "physically 

handicapped family" shall have the same meanings as defined in 
Section 27-337(c). 
 
The introduction of CB-9-2019 permits the use of Apartment housing for 
elderly and handicapped families  within the R-80 Zone. This amendment 
enables the proposed development of an apartment building for the elderly 
within the subject site. Section 27-337(c) notes that elderly family  means a 
family which is included within age restrictions in conformance with the 
Federal Fair Housing Act.  Therefore, this specific use, apartment housing 
for elderly or handicapped families in a building other than a surplus public 
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school building, shall be noted on the coversheet (Sheet DSP-1) as the 
proposed use for this application. A condition is included herein to specify 
the correct use on the site plan. 

 
b. This application is subject to the requirements of Section 27-429(c), Regulations, of 

the prior Zoning Ordinance, as follows: 
 
Section 27-429(c) 
 
(1) Additional regulations concerning the location, size, and other 

provisions for all buildings and structures in the R-80 Zone are as 
provided for in Divisions 1 and 5 of this Part, the Regulations Tables 
(Division 4 of this Part), General (Part 2), Off-Street Parking and 
Loading (Part 11), Signs (Part 12), and the Landscape Manual. 

 
The subject DSP is in conformance with these regulations. Evaluations of off-street 
parking and loading, signs, and the 2010 Prince George s County Landscape Manual 
(Landscape Manual) have been discussed in Findings 2 and 6 above and Finding 10 
below. 
 

c. Section 27-274(a) of the prior Zoning Ordinance provides site design guidelines for 
a DSP. The applicable design guidelines are described as the following:  
 
Section 27-274(a)(2) 
 
(2) Parking, loading, and circulation. 
 

(A) Surface parking lots should be located and designed to provide 
safe and efficient vehicular and pedestrian circulation within 
the site, while minimizing the visual impact of cars. Parking 
spaces should be located to provide convenient access to major 
destination points on the site  

 
(B) Loading areas should be visually unobtrusive and located to 

minimize conflicts with vehicles or pedestrians  
 
(C) Vehicular and pedestrian circulation on a site should be safe, 

efficient, and convenient for both pedestrians and drivers  
 
The site is adjacent to the First Baptist Church of Highland Park, which is 
connected to Sheriff Road through multiple driveways. The primary access 
to the proposed apartment building will be the entry point to the far north. 
The site circulation allows vehicles, bicycles, and pedestrians to enter and 
exit the site, but a site circulation plan was not submitted. A condition is 
included herein for such information. 
 
The proposed development also offers internal connections for pedestrian 
access to and from Sheriff Road, other buildings located on-site, and the 
proposed recreational area situated behind the apartment building. 
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The proposed parking spaces for the apartment building are located 
adjacent to it. Parking spaces for handicap-accessible and handicap 
van-accessible are located next to the walking path for accessibility. The 
number of required and provided parking spaces is discussed in Finding 2 
above. Both long- and short-term parking areas are provided on-site. 
Information regarding loading areas is discussed in Finding 6 above. 

 
(3) Lighting. 
 

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

 
A detailed discussion about lighting has been addressed in Finding 6 above. 

 
(4) Views. 
 

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

 
The applicant is proposing to locate the apartment building in an existing 
parking area, away from Sheriff Road, a public right-of-way (ROW). This 
intent would reduce the building s impact on views from Sheriff Road, which 
fronts the property, so that these views would be mostly preserved. A 
modification to the site, along the street frontage, is for construction of a 
SWM facility. The applicant proposes to maintain the Section 4.2 landscape 
strip along the Sheriff Road frontage and to comply with Section 4.3-2 for 
interior planting for the parking area. A detailed discussion regarding this 
has been addressed in Finding 10 below. 
 

(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. 

 
Information about the green area provided on-site is discussed in Finding 10 
below, which addresses the requirements set forth in the Landscape Manual. 

 
(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. 

 
The applicant is proposing to maintain the Section 4.2 landscape strip along 
the Sheriff Road frontage, which provides a landscape strip of at least 
10 feet wide and has an average width of 15 feet. Planting within the strip is 
at the rate of one shade tree and five shrubs per 35 linear feet of frontage, 
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excluding driveway openings. Details of the on-site indoor and outdoor 
recreational facilities have been discussed in Finding 6 above. 

 
(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. 

 
The subject site is currently developed. The proposed apartment building 
will be developed and constructed in an existing parking area. This 
minimizes any additional disruption to the existing topography. In addition, 
the applicant is proposing to construct retaining walls in the western 
perimeter of the parking area to enhance stability. 

 
(8) Service areas. 

 
(A) Service areas should be accessible, but unobtrusive. 
 
The one loading space provided for the apartment building is located at the 
south side of the apartment building and has direct access to the main 
building entrance, via a walking path. Given the location, staff find the 
proposed service area to be unobtrusive and accessible. 

 
(9) Public spaces. 

 
(A) A public space system should be provided to enhance a 

large-scale commercial, mixed-use, or multifamily 
development. 

 
The proposed development is to be an apartment building, solely for the 
elderly. Public spaces included in the development, such as the outdoor 
recreational area and various indoor recreational facilities, are for the use of 
senior residents who will live in the building. Detailed information regarding 
this is discussed in Finding 6 above. 

 
(10) Architecture. 

 
(A) When architectural considerations are referenced for review, 

the Conceptual Site Plan should include a statement as to how 
the architecture of the buildings will provide a variety of 
building forms, with a unified, harmonious use of materials and 
styles. 

 
(B) The guidelines shall only be used in keeping with the character 

and purpose of the proposed type of development and the 
specific zone in which it is to be located. 

 
(C) These guidelines may be modified in accordance with 

Section 27-277. 
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A detailed discussion regarding architecture has been addressed in 
Finding 6 above. 

 
8. Preliminary Plan of Subdivision 4-21022: The site is subject to PPS 4-21022, which was 

approved on March 3, 2022 (PGCPB Resolution No. 2022-30), subject to 16 conditions. Of 
the 16 conditions, the conditions relevant to the review of this proposed DSP are listed 
below, in bold text. formance to the conditions follows 
each one, in plain text: 
 
1. Prior to signature approval of the preliminary plan of subdivision (PPS), the 

plan shall be revised, as follows: 
 

b. Show a 10-foot-wide public utility eas
frontage with Hunt Avenue. 

 
This DSP should show a 10-foot-wide public utility easement (PUE) along Hunt 
Avenue, in accordance with the signature approved PPS. The PUE is shown on 
Sheet DSP-5, but not on other sheets where it should be shown, including 
Sheets DSP-4, DSP-7, and DSP-10. A condition is included herein for revision. 

 
2. Development of the site shall be in conformance with the pending Stormwater 

Management Concept Plan, 16624-2009-02, and any subsequent revisions. 
 

The applicant submitted approved SWM Concept Plan 16624-2009-02 and approval 
Letter 16624-2009-03 with the subject DSP. It is noted that the purpose of the 
-03 revision was to change the engineer on record for the project. 

 
3. Prior to approval, the final plat shall include: 
 

a. Dedication of a 10-foot-wide public utility easement along the public 
rights-of-way, as delineated on the approved preliminary plan of 
subdivision. 

 
The DSP shows PUEs along the adjoining public ROWs (Sheriff Road and Hunt 
Avenue), in accordance with the approved PPS. However, as noted under Condition 
1(b) above, consistency is needed between the plan sheets. 

 
4. Total development within the subject property shall be limited to uses which 

generate no more than 389 AM peak-hour trips and 232 PM peak-hour trips. 
Any development generating an impact greater than that identified herein 
above shall require a new preliminary plan of subdivision with a new 
determination of the adequacy of transportation facilities. 

 
The subject DSP is consistent with the land use and development program approved 
in the PPS application and, therefore, is within the peak-hour trip cap. 

 
7. At the time of detailed site plan (DSP), the DSP shall show the location of the 

mitigated safety factor line and the 25-foot building restriction line from the 
1.5 safety factor line. 
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A revised geotechnical report provided information showing an improved retaining 
wall design and stability, which eliminates the need to show the 1.5 safety factor line 
and the associated 25-foot building restriction line on the DSP. 

 
10. Prior to issuance of permits for this subdivision, a Type 2 tree conservation 

plan shall be approved. The following note shall be placed on the final plat of 
subdivision: 

 
ecordation of a Woodland Conservation 

Easement pursuant to Section 25-122(d)(1)(B) with the Liber and folio 
reflected on the Type 2 Tree Conservation Plan, when  

 
The applicant submitted a Type 2 Tree Conservation Plan (TCP2-016-2023), and it 
is recommended for approval herein. 

 
12. Prior to acceptance of a detailed site plan (DSP), the applicant and the 

appl nd/or assignees shall include as part of the DSP 
submission, the following: 

 
a. A standard 5-foot-wide bicycle lane along the property frontage of 

Sheriff Road, consistent with the Guide for the Development of Bicycle 
Facilities (American of Association of State Highway and 
Transportation Officials) unless modified by the operating agency, with 
written correspondence. 

 
b. A minimum 6-foot-wide sidewalk along the entire frontage of Sheriff 

Road, unless modified by the operating agency, with written 
correspondence. 

 
c. A minimum 5-foot-wide sidewalk and associated crosswalks from 

Sheriff Road to the proposed building entrance. 
 
d. Short-term and long-term bicycle parking, consistent with the Guide 

for the Development of Bicycle Facilities American of Association of 
State Highway and Transportation Officials to accommodate residents 
and visitors. 

 
The DSP shows the location of the 5-foot-wide bicycle lane along Sheriff Road. The 
plan also shows an existing 6-foot-wide sidewalk along most of the frontage on 
Sheriff Road and associated sidewalks and crosswalks from Sherriff Road to the 
proposed building entrance. Subject to approval by Prince George s County 
Department of Permitting, Inspections and Enforcement (DPIE), the applicant needs 
to add sidewalks in those areas where they do not currently exist. In addition, both 
long- and short-term bicycle parking areas are proposed on-site and shown on 
Sheet DSP- 16. 

 
13. In accordance with Section 24-135(b) of the Prince Georg ounty 

Subdivision Regulations, the applicant and the a successors, 
and/or assignees shall provide adequate on-site recreational facilities. 
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14. The on-site recreational facilities shall be reviewed by the Urban Design 

Section of the Development Review Division of the Princ County 
Planning Department, for adequacy and proper siting, in accordance with the 

and Recreation Facilities Guidelines, with the 
review of the detailed site plan (DSP). Triggers for construction shall also be 
determined at the time of DSP. 

 
A list of recreational facilities proposed for this development is shown on the 
coversheet (Sheet DSP-1). The provided facilities include both indoor and outdoor 
amenities which are appropriate for the elderly. Evaluation of the proposed 
facilities, in accordance with Conditions 13 and 14, has been discussed in Finding 6 
above. 
 
The facilities are proposed to be constructed, prior to issuance of the final certificate 
of occupancy for the residential development, which is appropriate given that a 
single multifamily building is proposed. 

 
9. 2010 Prince George s County Landscape Manual: Per Section 27-429(c)(1) of the prior 

Zoning Ordinance, the proposed development is subject to the provisions of the Landscape 
Manual. Conformance is required with the following sections: Section 4.1, Residential 
Requirements; 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. 

 
Sheet DSP-17, Schedule 4.1-4 Residential Requirements for Multifamily, shows the green 
space provided for the subject site is 175,000 square feet. The applicant should clarify how 
this square footage is determined since the coversheet (Sheet DSP-1) indicates that the 
green area provided for the entire parcel is 490,063 square feet. A condition is included 
herein requiring the applicant to confirm the green area provided. 
 
Pursuant to Section 4.1 of the Landscape Manual, the green area needs to include the area 
on the entire record lot/parcel minus the areas listed in Section 4.1(c)(4)(C) on page 36. 
The requirement is to provide one shade tree per 1,000 square feet of green area provided. 
For this application, if the total green area is 490,063 square feet, the number of shade trees 
required is 491. Any on-site proposed woodland preservation areas can be credited as 
providing one shade tree per 1,000 square feet, as per the woodland definition they would 
meet this requirement. 
 
Schedule 4.1-4 on Sheet DSP-17 indicates 265 existing shade trees, which is less than the 
required 287 trees. Conditions have been included herein requiring the applicant to revise 
the landscape plan with a certificate of landscape maintenance to determine the 
conformance of the previously approved landscape plan. This certificate can also show the 
condition of the existing woodlands for the 10-foot landscape buffer around the area for the 
outdoor recreational facilities on Sheet DSP-17 and determine if additional landscaping is 
required. 
 
The other appropriate schedules have been provided for the relevant sections and the 
submitted plans are in conformance with the requirements, except for several technical 
errors. Revisions to the landscape plan are needed and have been conditioned herein. 
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10. Prince George s County Woodland and Wildlife Habitat Conservation Ordinance: This 

project is subject to the Woodland and Wildlife Habitat Conservation Ordinance (WCO) 
because the application was subject to a new PPS and is also subject to the requirements in 
the 2018 Environmental Technical Manual. A Type 2 Tree Conservation Plan 
(TCP2-016-2023) was submitted for review that covers the area of this DSP. 

 
Based on the TCP2 submitted with this application, the site ea is 18.69 acres, 
contains 5.53 acres of woodland in the net tract, and 0.28 acre of woodlands in the 
floodplain resulting in a woodland conservation threshold of 3.68 acres (20 percent). The 
woodland conservation worksheet proposes the removal of 0.62 acre in the net tract area 
for a woodland conservation requirement of 3.83 acres. According to the worksheet, the 
requirement is proposed to be met with 4.68 acres of woodland preservation and 0.44 acre 
of reforestation. Conditions are included herein requiring the applicant to make several 
technical revisions to the TCP2. 

 
11. Prince George s County Tree Canopy Coverage Ordinance: The subject site is located in 

the Residential, Single-Family-95 (RSF-95) Zone, and a 15 percent tree canopy coverage 
(TCC) requirement applies, per Section 25-128(b) of the Prince George s County Code. This 
amounts to approximately 2.8 acres, or 122,120 square feet, to be provided in TCC. 
However, the applicant did not include the TCC schedule in the submittal. A condition has 
been included requiring the applicant to provide an appropriate schedule demonstrating 
conformance with the requirements. 

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

divisions. The referral comments are incorporated herein by reference and main points are 
summarized, as follows: 

 
a. Historic Preservation and Archeological Review In a memorandum dated 

May 15, 2023 (Stabler, Smith, and Chisholm to Huang), the Historic Preservation 
Section offered the following comments: 

 
(1) The 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment  

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. 

 
(2) 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. 

 
(3) The subject property is adjacent to Harmony Memorial Park (72-045), a 

County designated historic resource. The size of the resource and the 
location of the parts of the cemetery associated with the Columbian 
Harmony Cemetery are located away from the developing property, which 
will not impact any of these historic sites and resources or known 
archeological sites. 

 
b. Community Planning In a memorandum dated June 2, 2023 (Nair to Huang), the 

Community Planning Division provided an evaluation of the application stating that, 
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pursuant to Subtitle 27, Part 3, Division 9, Subdivision 3, of the Prior Zoning 
Ordinance, master plan conformance is not required for this application. 

 
c. Transportation Planning In a memorandum dated June 7, 2023 (Yang to Huang), 

the Transportation Planning Section offered the following comments: 
 
Master Plan Right-of-Way 
The subject site is near Sheriff Road (C-405), a four-lane, bi-directional roadway, 
which has a ROW of 80 feet, established with MPOT, but does not have frontage 
along Sheriff Road. Based on the 2010 Approved Subregion 4 Master Plan and 
Sectional Map Amendment (Subregion 4 Master Plan and SMA), this roadway is at its 
ultimate build out. 
 
Master Plan Pedestrian and Bike Facilities 
This application is subject to the MPOT, which provides policy guidance regarding 
multimodal transportation. In addition, the Complete Streets element of the MPOT 
provides recommendations on how to accommodate infrastructure for people 
walking and bicycling. 
 

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

 
This development is also subject to the Subregion 4 Master Plan, which has similar 
compatible policies. 
 
The above policies support a multimodal community. The latest DSP submission 
adequately shows pedestrian and bicycle improvements, consistent with the MPOT 
and the Subregion 4 Master Plan policies and recommendations. 

 
d. Subdivision In a memorandum dated June 2, 2023 (Diaz-Campbell to Huang), the 

Subdivision Section provided an evaluation of the application and offered the 
following comments: 

 
The site is subject to PPS 4-21022 and the applicable conditions that affect this DSP 
were evaluated and discussed in Finding 9. In addition, the following comments 
were provided: 
 
(1) Approval of a final plat will be required following approval of this DSP 

amendment, before any permits can be approved. 
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(2) Existing Parcel D is subject to four general notes, which are listed on the plat 
recorded in Plat Book MMB 234 page 83. These general notes, however, are 
not relevant to the proposed development. The final plat recorded following 
approval of this DSP amendment may have similar notes. 

 
(3) Pursuant to Section 24-4503(a)(1) of the Subdivision Regulations, the site 

received an automatic certificate of adequacy, which is valid for 12 years, 
until April 1, 2034, and subject to the expiration provisions of 
Section 24-4503(c). PPS 4-21022 is currently valid until March 24, 2024. 

 
(4) The proposed parcel is labeled as Parcel E on the site plan. The proposed 

parcel should have a numbered designation, instead of an alphabetical 
designation, to denote that it is a development parcel, in keeping with 
standard nomenclature. 

 
e. Environmental Planning In a memorandum dated June 5, 2023 (Rea to Huang), 

the Environmental Planning Section recommends approval of DSP-91071-03 and 
TCP2-016-2023, with conditions relating to the TCP2, as well as the following 
summarized comments: 

 
Natural Resource Inventory 
An approved Natural Resource Inventory (NRI-037-2008-02) was submitted with 
the application. The site contains 100-year floodplain, wetlands, streams, and steep 
slopes that comprise the primary management area. The NRI indicates the presence 
of two forest stands, labeled as Stand A and B, and 19 specimen trees were 
identified, with 4 trees off-site and 15 on-site. The TCP2 and DSP show all required 
information correctly, in conformance with the NRI. No additional information is 
required regarding the NRI. 
 
Specimen Trees 
Section 25-1 ampion trees, and trees 
that are part of a historic site or are associated with a historic structure shall be 
preserved and the design shall either preserve the critical root zone of each tree in 
its entirety or preserve an appropriate percentage of the critical root zone in 
keeping with the tr  condition and the species lity to survive construction as 
provided in the Technical Manual  
 
In accordance with the approved NRI, 15 specimen trees have been identified on the 
subject property, and 4 specimen trees are located off-site. At the time of 
PPS 4-21022 review, the Planning Board made the finding for approval of the 
removal of Specimen Trees 1 and 5. No additional trees were requested for removal 
with DSP-91071-03. 
 
Soils 
The predominant soils found to occur on-site, according to the U.S. Department of 
Agriculture, Natural Resource Conservation Service, Web Soil Survey, include 
Russett-Christiana-Urban land complex (0 5 percent slopes), and 
Christiana-Downer complex (5 40 percent slopes). According to available 
information, no Marlboro clay exists on-site; however, Christiana complexes are 
mapped on this property. Christiana complexes are considered unsafe soils that 
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exhibit shrink/swell characteristics during rain events, which make it unstable for 
structures. According to Section 24-131, Unsafe Land, of the Prince George s County 
Subdivision Regulations, the Planning Board shall restrict or prohibit land found to 
be unsafe for development because of natural conditions, such as unstable soils and 
high-water table. 
 
As part of the DSP review process, a geotechnical report, dated December 13, 2021, 
from Geotechnical Laboratories, Inc., was submitted with the application. This 
report was reviewed by the staff geotechnical engineer, along with other requested 
information. The geotechnical engineer has confirmed that the proposed retaining 
wall ensures global stability and a safety factor higher than 1.5. 
 
Stormwater Management 
An approved SWM Concept Plan (16624-2009-02) was submitted with this 
application. The approved SWM concept plan shows the use of six bioretention 
facilities to meet the current requirements of environmental site design, to the 
maximum extent practicable. No further information is required regarding SWM 
with this application. 

 
f. Permit Review In a memorandum dated June 9, 2023 (Bartlett to Huang), the 

Permit Review Section provided comments on the ways of documenting the number 
of proposed residential units, if the proposed apartment building would be 
constructed in different phases, and clarification of the proposed one-bedroom units 
from studios. 

 
g. Prince George s County Department of Parks and Recreation (DPR) In an 

email dated June 5, 2023 (Thompson to Huang), DPR stated that the proposed 
private recreational facilities are satisfied. DPR encourages the provision of 
programmed activities for seniors within the residential development. 

 
h. Prince George s County Department of Permitting, Inspections and 

Enforcement (DPIE) In a memorandum dated June 1, 2023 (Giles to Huang), 
DPIE offered the following comments on this development: 

 
(1) The applicant is to provide frontage improvements along Sheriff Road 

frontage per its status as a Collector roadway in the Master Plan. This 
includes, but is not limited to, extension of sidewalk to eastern terminus of 
the site, street trees, and street lighting. 

 
(2) The master plan calls for a bike lane along Sheriff Road. The applicant is to 

provide a bike lane facility along Sheriff Road frontage. 
 
(3) The applicant is to provide an ADA ramp with detectable warning surface for 

east side of easternmost driveway (driveway number 3). 
 
i. Price 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. 
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j. 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 this 
application. 

 
k. Prince George s County Health Department At the time of the writing of this 

technical staff report, the Health Department did not offer comments on this 
application. 

 
l. Washington Suburban Sanitary Commission (WSSC) WSSC offered comments 

dated May 24, 2023, for the subject DSP, which indicated that public water and 
sewer facilities are available to serve the development. 

 
m. Public Utilities The subject DSP application was referred to Verizon, the Potomac 

Electric Power Company, AT&T, and Washington Gas for review and comments on 
May 9, 2023. At the time of the writing of this technical staff report, no 
correspondence had been received from these public utility companies. 

 
13. Community Feedback As of the writing of this report, staff received an inquiry from 

Ms. Lisa Brooks, regarding the subject DSP, on May 19, 2023. After clarifying the exact 
location for the subject development, Ms. Brook s initial concern was resolved, and she did 
not have other questions or comments. 

 
14. Based on the foregoing analysis, and as required by Section 27-285(b)(1) of the prior 

Zoning Ordinance, the DSP will, if approved with the proposed conditions below, represent 
a most reasonable alternative for satisfying the site design guidelines of Subtitle 27, Part 3, 
Division 9, of the County Code, without requiring unreasonable costs and without detracting 
substantially from the utility of the proposed development for its intended use. 

 
15. As required by Section 27-285(b)(4) of the prior Zoning Ordinance, which became effective 

on September 1, 2010, a required finding for approval of a DSP is as follows: 
 
(4) The Planning Board may approve a Detailed Site Plan if it finds that the 

regulated environmental features have been preserved and/or restored in a 
natural state to the fullest extent possible in accordance with the requirement 
of Subtitle 24-130(b)(5). 

 
In a memorandum dated June 5, 2023 (Rea to Huang), it was noted that impacts to 
regulated environmental features (REF)on this DSP are consistent with those previously 
approved by the Planning Board with PPS 4-21022, and that the REF on the subject 
property have been preserved and/or restored, to the fullest extent possible, in accordance 
with the requirement of Section 27-285(b)(5). 

 
 
RECOMMENDATION 
 

Based upon the foregoing evaluation and analysis, the Urban Design staff recommend that 
the Planning Board adopt the findings of this report and recommend APPROVAL of Detailed Site 
Plan DSP-91071-03 and Type 2 Tree Conservation Plan TCP2-016-2023, Highland Park Senior 
Housing, subject to the following conditions: 
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1. Prior to certification approval of this detailed site plan (DSP), the applicant shall: 
 
a. Revise the label for proposed Parcel E to proposed Parcel 1. 
 
b. Show the 10-foot-wide public utility easement along Hunt Avenue on Sheets DSP-4, 

DSP-7, and DSP-10, in accordance with the approved preliminary plan of 
subdivision. 

 
c. Revise the Detailed Site Development Notes on the coversheet (Sheet DSP-1), as 

follows: 
 

(1) In Note 5, provide a breakdown of the existing uses on the site, consistent 
with the total 128,112 square feet of institutional development determined 
to be on-site at the time of Preliminary Plan of Subdivision 4-21022. 

 
(2) In Note 6, revise Elderly Housing Project  to Apartment housing for elderly 

or handicapped families in a building other than a surplus public-school 
building.  Remove Institutional (church, daycare & private school)  from 
this note, since they are existing uses. 

 
(3) In Note 8, update the building coverage to be 156,659 square feet (existing 

buildings: 128,112 square feet and proposed apartment: 28,547 square 
feet). 

 
(4) In Note 8, revise the minimum requirement for lot frontage to 150 feet, per 

Section 27-442 (d) of the prior Prince George s County Zoning Ordinance. 
Add the linear feet of the frontage of the subject site to the plan. 

 
d. Revise the gross floor area of the existing church and gymnasium labeled on all 

sheets, in accordance with Preliminary Plan of Subdivision 4-21022. On all sheets, 
replace proposed  with existing  for the church and gymnasium. 

 
e. Clarify the total number of regular parking spaces for the apartment building. If 

some of these spaces will be dedicated to the users of the church, add a hatch 
symbol for those spaces on the plan, indicating such dedication. 

 
f. Revise the recreational amenities, as follows: 
 

(1) Update the total value of the proposed on-site recreational facilities on 
Sheet DSP-1, including the quantity and value of pathway benches, as well as 
the size of the indoor recreational facilities. 

 
(2) Add a note below the table, stating that all facilities shall be constructed, 

prior to issuance of the final certificate of occupancy for the residential 
building. 

 
(3) Provide a breakdown list of amenities to be included in the lounge, the game 

room, the fitness room, the yoga room, and the community café on 
Sheet DSP-1. 
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(4) Remove the construction cost of the indoor recreational facilities from the 
amenity list on Sheet DSP-1. 

 
(5) Remove the bike storage from the amenity list on Sheet DSP-1. 
 
(6) Provide a large-scale plan of the outdoor recreational area that clearly 

shows the connection between the walking path and the gazebo, the dog run, 
and the community garden, and its material and dimensions. 

 
(7) Details regarding the gazebo, the dog run, and the community garden shall 

be added to the plans, such as dimensions and size, gate details, if the 
vegetable planting area in the community garden would be raised-bed or 
in-ground, and any structures proposed to be installed within. 

 
(8) Seating shall be installed within the gazebo. Add seating details to the plans 

and its value to the amenity list on the coversheet (DSP-1). 
 
g. Construct a secondary building entrance at the east end of the building, closest to 

the outdoor recreational area. 
 
h. Revise the lighting, as follows: 

 
(1) Relocate the lighting fixture (A-1) in the outdoor recreational area to 

prevent light spillover onto the adjoining residential property. 
 
(2) Revise the photometric plan to cover the entry point, the driveway, and the 

sidewalk for the proposed apartment, to ensure adequate lighting for site 
access. Label the lighting fixtures along the driveway on the plan. 

 
i. Add a Tree Canopy Coverage schedule to the landscape plan, demonstrating 

conformance with the requirements in Section 25-128(b) of the Prince George s 
County Code. 

 
j. Provide a site circulation plan to show how vehicles, bicycles, and pedestrians enter 

and exit the site. 
 
2. Prior to certification, the applicant shall revise the landscape plan, as follows: 
 

a. Confirm the green area provided on the subject property. 
 
b. Revise the landscape plan to meet the requirements of Section 4.1 of the 2010 Prince 

George s County Landscape Manual, for the entirety of the green area on the subject 
property. 

 
c. Provide a certificate of landscape maintenance on the landscape plan for the entire 

subject property, to ensure the existing landscaping is in compliance with the 
previously approved landscape plans. If plants are missing, they must be shown as 
proposed with this landscape plan. 
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d. Per Section 4.2(c)(3)(ii) of the 2010 Prince George s County Landscape Manual, 
one shade tree and five shrubs shall be provided for every 35 linear feet of frontage. 
Add one additional shade tree to Schedule 4.2-1 and label it on the plan. 

 
e. Revise Schedule 4.3-2, regarding the provision of a planting island and square 

footage of the parking area. 
 
f. On Sheet DSP-17, revise Sustainable Landscape Requirements for Section 4.9-1  to 

Residential Requirements for Multifamily for Section 4.1-4.  
 
3. Prior to certification, the applicant shall revise the architectural plans and elevations, as 

follows: 
 

a. Revise the west elevation of the building to reflect access to the utility service room 
located at the north end of the building.  

 
b. Revise the east elevation to reflect a secondary building entrance at the east end of 

the building. Its design shall be articulated with architectural features similar to the 
design of the main building entrance, with a canopy. 

 
4. Prior to signature approval of the detailed site plan, the Type 2 tree conservation plan shall 

be revised, as follows: 
 

a. Update the worksheet to use the current version. 
 
b. Remove previous approvals from the approval block. 
 
c. Have the plans signed and dated by the qualified professional who prepared them. 

 
5. Prior to certification of the Type 2 tree conservation plan (TCP2) for this site, documents for 

the required woodland conservation easements shall be prepared and submitted to the 
Environmental Planning Section for review by the Office of Law, and submitted to the Prince 
George s County Land Records for recordation. The following note shall be added to the 
standard TCP2 notes on the plan, as follows: 

 
s preserved, planted, or regenerated in fulfillment of woodland 

conservation requirements on-site have been placed in a woodland and wildlife 
habitat conservation easement recorded in the Prince George  Land 
Records at Liber _____ folio____. Revisions to this TCP2 may require a revision to the 
recorded easemen  
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Item: 5 07/06/2022

APPROVAL with conditions
• DSP-91071-03
• TCP2-016-2023

[Major/Minor] Issues:
• None 

Applicant Required Mailings:
• Information Mailing: 10/06/2022
• Acceptance Mailing: 05/02/2023

STAFF RECOMMENDATION
- Th: Marf\dll~nd-Natlonal ~apftal Pa~k and Pl~nning Commission 

r :JI Pnnce George's county Planni1ng Departm1ent 



AMENDED STATEMENT OF JUSTIFICATION 

COMMUNITY HOUSING INITIATIVE 

6801 SHERIFF ROAD 

APPLICANT: Community Housing Initiative 

1123 Ormond Court 

McLean, VA 22101  

CORRESONDENT: Daniel F. Lynch, Esq 

McNamee Hosea 

6411 Ivy Lane, Suite 200 

Greenbelt, Maryland 20770 

(301) 441-2420 Voice

(301) 982-9450 Fax

dlynch@mhlawyers.com

REQUEST: Detailed Site Plan for 137 multi-family dwelling units for the 

elderly.   

_______________________________________________________________________ 

DESCRIPTION OF PROPERTY 

1. Address – 6801 Sheriff Road, Hyattsville, MD 20785

2. Use – Multi-family dwelling units

3. Incorporated Area - N/A

4. Council District – 5

5. Parcel – D, 61 and 67

6. Total Area –18.69 Acres

7. Tax Map – Map 59/Grid D4 and E4, and Map 61/D1

8. Location – located on the south side of Sheriff Road, approximately 150 feet east

of its intersection with MD 704 (Martin Luther King, Jr. Highway)

9. Zoned:  RSF-95 (formally R-80 Zone)

11. Owner –First Baptist Church of Highland Park

AGENDA ITEM:   5 
AGENDA DATE:  7/6/2023
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12. Zoning Map – 202NE06 and 203NE06 

 

 

APPLICANT’S PROPOSAL 

 

The applicant is proposing to develop the subject property with 138 multi-family dwelling units 

for the elderly.  On March 3, 2021, the Planning Board approved 4-21022 (see PGCPB No. 04-

235) for the development of a 137-unit multifamily units for the elderly.  The applicant is now 

moving forward with the detailed site plan review which is consistent with the approved 

preliminary plan.  Since this use requires the approval of a special exception under the new Zoning 

Ordinance, the applicant is proceeding under the old Zoning Ordinance and the detailed site plan 

process in accordance with CB-09-2019 which amended the Table of Uses permits apartment 

housing for the elderly in the R-80 Zone without first obtaining the approval of a special exception 

and subject to the approval of a detailed site plan.  The applicant is filing this application in 

accordance with this amendment.   

 

PREVIOUS APPROVALS   

 

PPS 4-92017 was approved by the Prince George’s County Planning Board on April 23, 1992 

(PGCPB Resolution No. 92-92). This PPS was approved for resubdivision of the site into two 

outlots and one parcel containing the existing church development.  DSP-91071 was approved on 

September 10, 1992 (PGCPB Resolution PGCPB No. 92-247), for addition of the Church’s day 

care center.PPS 4-98052 was approved by the Prince George’s County Planning Board on 

December 3, 1998 (PGCPB Resolution No. 98-310). This PPS was approved for resubdivision of 

the site into one parcel and one outlot containing the existing church development and associated 

uses. No development was proposed with this application. The outlot was conveyed to the 

adjoining National Harmony Memorial Park cemetery. This PPS will be superseded by PPS 4-

21022, if approved. None of the conditions associated with this previously approved PPS affect 

this proposal.DSP-91071-01 was approved on June 19, 2003 (PGCPB Resolution PGCBP No. 03-

139), for addition of a 250-student private school, an increase to the day care enrollment and 

a1,064-square-foot accessory credit union/bank.DSP-91071-02 was approved on July 28, 2011 

(PGCPB Resolution No 11-76), for addition of 28,530 square feet of gym space.  On March 3, 

2022, the Planning Board approved PPS 4-21022 (PGCPB Resolution No. 2022-30) for the 
purpose of creating one parcel for development of 138 multifamily dwelling units for the elderly, in 
addition to 128,112 square feet of existing institutional uses. 
 
SETTING 

 

The subject property is located on the south side of Sheriff Road, approximately 150 feet east of 

its intersection with MD 704 (Martin Luther King Jr. Boulevard). The property consists of 18.69 

acres and is currently comprised of three parcels known as Parcel D, recorded in the Prince 

George’s County Land Records in Plat Book MMB 234, Page 83, and Parcels 61 and 67, recorded 

in the Land Records in Liber 40454 at folio 372 and Liber 21285 at folio 421, respectively. The 

property is within the One-Family Detached Residential (R-80) Zone and is subject to the 2010 

Approved Subregion 4 Master Plan and Endorsed Sectional Map Amendment (Subregion 4 Master 

Plan), Subtitles 24 and 27 of the Prince George’s County Code, and other applicable plans as 
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outlined herein.  The site is currently occupied by the First Baptist Church of Highland Park, 

including a school and day care facility, which are the subject of previous PPS approvals. 

 

 

APPLICANT’S PROPOSAL 

 

The applicant is proposing to develop the subject property with a 137-unit multi-family residential 

dwelling for the elderly.  The building will be approximately 60 feet in height (5 stories). As noted 

on the Detailed Site Plan, the property is currently developed with church, private school and a 

day care center.  The applicant is proposing to locate this multi-family building to the southeast of 

the existing church sanctuary in an area of the property currently developed with a parking area.   

The building will be serviced 91 parking spaces. Access to the site will be via three existing access 

driveways from Sheriff Road.  The building will be setback over 200 feet from Sheriff Road and 

14 to 18 feet from the property to the east.  

 

The existing 4.2 landscape strip will be maintained along the Sheriff Road frontage.  The applicant 

is proposing to install a Type A buffer along the eastern property line where it adjoins National 

Harmony Memorial Park. Interior parking lot plantings will comply with 4.3-2 of the Landscape 

Manual. 

 

 

SITE DEVELOPMENT DATA 

 

Existing Zoning      RSF-95 (former zoning R-80) 

 

Lot Area       18,6920 acres/814,225 square feet 

 

Proposed Number of Units     137 units 

 

Parking Required 

 

Church: 1 space per 4 seats (1,199 seats)  300 spaces 

 Day Care Use: 1 space per 8 children 

  (117 Children)      15 spaces 

 Private School: 1 space per 6 students 

 (250 students)      42 spaces 

 Apartment Housing for the Elderly 

 0.66 spaces per unit (137 units)   91 spaces 

 

   Total Required   448 spaces 

 

Parking Provided   479 spaces 

 

Green Area Required      50% 

    

Green Area Proposed      490,063 (60.19%) 
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REQUIRED FINDINGS 

 

As noted, the proposed development is permitted in the R-80 Zone under the former Zoning 

Ordinance subject to meeting the criteria set for in footnote 134 which provides as follows: 

 

(a) A Special Exception shall not be required, provided: 

 

 (A) A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of this 

Subtitle; 

 

Comment:  This detailed site plan has been filed in order to meet this requirement. 

 

 (B) The site includes lots or parcels totaling ten (10) acres in size or more owned by a nonprofit 

organization on or before July 1, 2019; 

 

Comment: The site is comprised of 18.69 acres located in the R-80 Zone.  The property is owned 

by the First Baptist Church of Highland Park, a nonprofit organization.    

 

 (C) The site is adjacent to an historic resource as designated in accordance with Subtitle 29 of 

this Code and has frontage on a roadway with a functional transportation classification as collector 

or higher within the applicable Master Plan; 

 

Comment: The site is adjacent to National Harmony Memorial Park (72-045), an historic 

resource, and has frontage Sheriff Road, which is a Collector (C-405). 

 

 (D) Regulations concerning the height of the structure, lot size, lot coverage, frontage, and 

density shall be in accordance with the R-10 Zone for multifamily dwellings. All other regulations 

shall be established and shown on the Detailed Site Plan; 

 

Comment:  As noted on the DSP set, regulations concerning the height of the structure, lot size, 

lot coverage, frontage, and density are in accordance with the R-10 Zone for multifamily 

dwellings.    

 

 (E) The owner of the property shall record among the Land Records of Prince George's County 

a Declaration of Covenants which establishes that the premises will be solely occupied by elderly 

or handicapped families for a fixed term of not less than twenty (20) years. The covenants shall 

run to the benefit of the Maryland-National Capital Park and Planning Commission; and 

 

Comment:  Acknowledged. 

 

(b) For purposes of this Section, the terms "elderly family" and "physically handicapped family" 

shall have the same meanings as defined in Section 27-337(c). 

 

Comment:  Acknowledged. 
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As noted above, the criteria cited above required the approval of a Detailed Site Plan in order to 

develop multi-family dwelling units for the elderly in the R-80 Zone.  The criteria for the approval 

of a Detailed Site Plan is set forth in Section 27-285 (b) of the Zoning Ordinance and as will be 

demonstrated below, this DSP complies with that section.  

 

Sec. 27-285 (b) Required findings. 

 

(1) The Planning Board may approve a Detailed Site Plan if it finds that the plan represents 

a reasonable alternative for satisfying the site design guidelines, without requiring 

unreasonable costs and without detracting substantially from the utility of the proposed 

development for its intended use. If it cannot make these findings, the Planning Board 

may disapprove the Plan. 

 

Comment: This Detailed Site Plan represents a reasonable alternative for satisfying the site design 

guidelines.  The plan does not require unreasonable costs nor does it detract substantially from the 

utility of the proposed development for its intended use as apartment housing for the elderly. The 

site design guidelines are found in section 27-274 of the Zoning Ordinance.   

 

Section 27-274 Design Guidelines 

 

(1) General. 

 (A)  The Plan should promote the purposes of the Detailed Site Plan. 

 

Comment:  The purposes of the Detailed Site Plan are found in Section 27-281 (b) & (c).  

 

Section 27-281. Purposes of Detailed Site Plans. 

 

(b) General purposes. 

 

(1) The general purposes of Detailed Site Plans are: 

 

(A) To provide for development in accordance with the principles for the orderly, planned, 

efficient and economical development contained in the General Plan, Master Plan, or other 

approved plan; 

(B) To help fulfill the purposes of the zone in which the land is located; 

(C) To provide for development in accordance with the site design guidelines established 

in this division; and 

(D) To provide approval procedures that are easy to understand and consistent for all types 

of Detailed Site Plans. 

 

(c) Specific purposes. 

 

(1) The specific purposes of Detailed Site Plans are: 

 

(A) To show the specific location and delimitation of buildings and structures, parking 

facilities, streets, green areas, and other physical features and land uses proposed for the site; 
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(B) To show specific grading, planting, sediment control, tree preservation, and storm 

water management features proposed for the site; 

(C) To locate and describe the specific recreation facilities proposed, architectural form of 

buildings, and street furniture (such as lamps, signs, and benches) proposed for the site; and 

(D) To describe any maintenance agreements, covenants, or construction contract 

documents that are necessary to assure that the Plan is implemented in accordance with the 

requirements of this Subtitle. 

 

Comment: This Detailed Site Plan promotes the purposes of Detailed Site Plans.  Specifically, 

this plan helps to fulfill the purposes of the R-80 Zone in which the subject land is located.  

Apartment housing for the elderly is permitted in the R-80 Zone subject to the approval of a 

Detailed Site Plan.   The plan gives an illustration as to the approximate location and delineation 

of the building, its parking, streets, green areas, and other similar physical features and land uses 

proposed for the site. 

 

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

Applicant to demonstrate the following: 

 

(2) Parking, loading, and circulation. 

 

 (A) Surface parking lots should be located and designed to provide safe and efficient 

vehicular and pedestrian circulation within the site, while minimizing the visual impact of cars.  

Parking spaces should be located to provide convenient access to major destination points on the 

site. 

 (B) Loading areas should be visually unobtrusive and located to minimize conflicts with 

vehicles or pedestrians. 

 (C) Vehicular and pedestrian circulation on a site should be safe, efficient, and convenient 

for both pedestrians and drivers. 

 

Comment: This Detailed Site Plan demonstrates conformance with this Design Guideline.  The 

plan shows that a majority of proposed parking spaces associated with the proposed multi-family 

building will be located adjacent to the building.  The applicant is also proposing internal 

pedestrian connections to Sheriff Road as well as to the other buildings located on the subject 

property.   

 

(3) Lighting. 

 

(A) For uses permitting nighttime activities, adequate illumination should be provided.  

Light fixtures should enhance the design character.  

 

Comment:  This plan complies with the design guidelines outlined in sub-part (3). Adequate 

lighting will be provided to illuminate entrances and parking areas throughout the site.  Lighting 

Details are shown on the photometric plan. 

 

 

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

from public areas. 

 

Comment:  This Detailed Site Plan complies with the design guidelines outlined in sub-part (4) 

and the plan is designed to preserve, create, or emphasize views from the public roads that surround 

the property. As noted above, the 4.2 landscape strip located along the Sheriff Road frontage will 

be maintained and the applicant will comply with 4.3-2 relative to the interior planting 

requirements.  

 

(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. 

 

Comment:  The Detailed Site Plan notes that the site will exceeds the green space requirements 

as well as the Tree Canopy Coverage requirements.  

 

(6) Site and streetscape amenities. 

 

 (A)  Site and streetscape amenities should contribute to an attractive, coordinated 

development and should enhance the use and enjoyment of the site. 

 

Comment:  As indicated above, the applicant is proposing to maintain the 4.2 landscape strip 

along the Sheriff Road frontage.  The Landscape Plan also provides for compliance with Section 

4.3-2 of the Landscape Manual.  The applicant is not proposing any other streetscape amenities.  

 

(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. 

 

Comment: The site is currently developed and the area of the subject property on which the multi-

family housing will be located is currently developed with a parking area.  The applicant will 

therefore be constructing its building in the area of the property previously graded and in so doing, 

minimize any additional disruption to the existing topography.   

 

(8) Service Areas. 

 

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

 

Comment: The proposed loading space located on the south side end of the building with direct 

access via a sidewalk to the front entrance. 

 

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

use, or multifamily development. 

 

Comment:  The applicant is not proposing to provide public space as part of this Detailed Site 

Plan. 

 

(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. 

 

Comment:  This Detailed Site Plan complies with the design guidelines outlined in sub-part (10).  

As stated earlier, this Detailed Site Plan provides the front, rear and side exterior elevations of the 

proposed building.  This Detailed Site Plan also provides the building materials, such masonry, 

glass, fiber cement and vinyl that will be used for the proposed building.  The five-story 

multifamily building is designed in a contemporary style featuring a generally flat roof. 

Architectural articulation techniques are proposed to break up the mass of the building, including 

vertical and horizontal divisions and varied roof lines that create visual interest. 

 

In addition to the requirements outlined in Section 27-274, Section 27-285 further requires that the 

Applicant demonstrate the following: 

 

(2) The Planning Board shall also find that the Detailed Site Plan is in general conformance 

with the approved Conceptual Site Plan (if one was required); 

 

Comment: No Conceptual Site Plan was required. 

 

(3) The Planning Board may approve a Detailed Site Plan for Infrastructure if it finds that the 

plan satisfies the site design guidelines as contained in Section 27-274, prevents offsite property 

damage, and prevents environmental degradation to safeguard the public’s health, safety, welfare, 

and economic well-being for grading, reforestation, woodland conservation, drainage, erosion, and 

pollution discharge. 

 

Comment: Not applicable.  
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COMPLIANCE WITH PRIOR APPROVALS 

 

As noted above, the subject property is subject to Preliminary Plans of Subdivision 4-98052 and 

4-21022 and Detailed Site Plans DSP-91071, 91071/01 and DSP-91071/02.  This DSP complies 

with the relevant conditions of approval as follows: 

 

 4-98052 – This preliminary plan of subdivision was approved by the Planning Board on 

December 3, 1998, subject to five conditions.  Two of the five conditions are relevant to the 

review of this Detailed Site Plan: 

 

1. The applicant, his heirs, successors and assigns shall dedicate, as necessary, 

40 feet from centerline of Sheriff Road for future roadway improvements. 

 

Comment:  The DSP shows and existing and proposed right-of-way line 40 feet from the 

centerline along Sheriff Road. 

 

1. The final plan shall reflect a 10-foot wide trail easement on dry ground along 

the Cabin Branch.  The location of the easement shall be approved by the 

Transportation Planning Division.   

 

Comment:  During the review of DSP-91071, the Board found that the 2009 Countywide Master 

Plan of Transportation eliminated the trail along a tributary of Cabin Branch in order to avoid 

placing public trails on private property or privately owned HOA land.  Due to the concerns 

relative to placing public trails on private property and the elimination of the Master Plan trails in 

the CMPOT, no trail or trail easement is recommended along the tributary of Cabin Branch for 

the subject property.  

 

PPS 4-21022 was approved by the Planning Board on March 3, 2022. Conditions are relevant to 

the review of this Detailed Site Plan. 

 

7. At the time of detailed site plan (DSP), the DSP shall show the location of 

the mitigated safety factor line and the 25-foot building restriction line 

from the 1.5 safety factor line.   

 

12. Prior to acceptance of a detailed site plan (DSP), the applicant and the 

applicant’s heirs, successors, and/or assignees shall include as part of the 

DSP submission, the following: 

 

a. A standard 5-foot-wide bicycle lane along the property frontage of 

Sheriff Road, consistent with the Guide for the Development of 

Bicycle Facilities (American of Association of State Highway and 

Transportation Officials) unless modified by the operating agency, 

with written correspondence. 

 

Comment:  The DSP shows the location of the 5-foot wide bicycle lane along Sheriff Road with 

not indicating that it is subject to approval by the operating agency.   
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b. A minimum 6-foot-wide sidewalk along the entire frontage of Sheriff 

Road, unless modified by the operating agency, with written 

correspondence. 

 

Comment:  There is an existing 6-foot sidewalk located along most of the frontage on Sheriff 

Road and the applicant, subject to approval by DPIE, will add a sidewalk in those areas where it 

does not exist today. 

 

c. A minimum 5-foot-wide sidewalk and associated crosswalks from 

Sheriff Road to the proposed building entrance. 

 

Comment:  The DSP set has been revised to show the sidewalk connection. 

 

d. Short-term and long-term bicycle parking, consistent with the Guide 

for the Development of Bicycle Facilities American of Association of 

State Highway and Transportation Officials to accommodate residents 

and visitors. 

 

Comment:  Short-term and long-term bicycle parking is proposed on-site and shown Sheets 16 

and 18.   

 

13. The on-site recreational facilities shall be reviewed by the Urban Design Section 

of the Development Review Division of the Prince George’s County Planning 

Department, for adequacy and proper siting, in accordance with the Prince 

George’s County Park and Recreation 

Facilities Guidelines, with the review of the detailed site plan (DSP). Triggers for 

construction 

 

Comment:  Acknowledged.   

 

 DSP-91071 – This DSP was approved by the Planning Board on September 10, 1992.  

None of the conditions associated with that approval are relevant to this review. 

 

 DSP-91071/01 was approved by the Planning Board on June 19, 2003.  None of the 

conditions associated with that approval are relevant to this review. 

 

 DSP-91071/02 was approved by the Planning Board on July 28, 2011.  None of the 

conditions associated with that approval are relevant to this review. 

 

  

CONCLUSION 

 

The applicant is proposing to develop the subject property with a multi-family residential 

building.  The applicant believes that the application for Detailed Site Plan meets or exceeds 

criteria for approval, and therefore, the applicant requests the approval of this application. 
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Respectfully submitted, 

 

                                                         MCNAMEE HOSEA 

 

 

       

      _____________________________ 

      Daniel F. Lynch 
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            Countywide Planning Division       
                          Historic Preservation Section    
                   301-952-3680 
 

May 15, 2023 
 

MEMORANDUM 
 
TO: Emery Huang, Urban Design Section, Development Review Division 
 
VIA: Thomas 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: DSP-91071-03 Highland Park Senior Housing (First Baptist Church) 
 
The subject property comprises 18.69 acres and is located on the south side of Sheriff Road, 
approximately 150 feet east of its intersection with MD 704. The subject property is zoned RSF-95 
and located within the 2010 Approved Subregion 4 Master Plan area. The subject application 
proposes an amendment to the detailed site plan for the development of 137 multi-family dwelling 
units for the elderly. 
 
The subject property is adjacent to Harmony Memorial Park (Historic Resource 72-045). Harmony 
Memorial Park is located on slightly more than 142 acres of open land in suburban Prince George’s 
County. The eastern half of the site is relatively flat, while the western half has a steep terrain. The 
designed landscape features small stands of trees, some individual specimens, and large expanses of 
grass. Sections of Harmony Memorial Park that are named after sections in the old Columbian 
Harmony Cemetery are identified by small signs at the front and rear of each section. Since the grave 
markers or monuments apparently were not moved from Columbian Harmony Cemetery with the 
remains, all the markers were probably fabricated after 1959. The markers are generally of a simple 
design with minimal ornamentation and inscriptions.  
 
Columbian Harmony Cemetery was established in Washington, DC, in 1829 by the Columbian 
Harmony Society, a mutual aid organization founded in 1825 by a group of free African Americans. 
The cemetery has moved three times in the Society’s history. The first burial grounds, “Harmoneon”, 
was a one and one-third-acre site in Washington, DC, located on Rhode Island Avenue near Boundary 
Street (present day Florida Avenue). After an ordinance forced cemeteries to relocate outside city 
limits, the Society acquired a larger site in 1857 outside city limits but within the District of Columbia 
corporate boundaries; all remains were moved to the new “Harmony Cemetery” by 1859. In 1957, 
the Society was approached by developer Louis M. Bell with an offer to relocate Columbian Harmony 
Cemetery to a site in Landover, in exchange for the Society’s real property in the city. After an 
agreement was reached, approximately 37,000 remains from Columbian Harmony Cemetery, 
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representing burials from the early eighteenth to mid-twentieth centuries, were transferred to 
Harmony Memorial Park between May and November 1960.  
 
The 2010 Approved Subregion 4 Master Plan contains goals and policies related to Historic 
Preservation (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. While the subject property is adjacent to Harmony Memorial Park 
(72-045), a County designated historic resource, the size of the resource and the location of the parts 
of the cemetery associated with the Columbian Harmony Cemetery are located away from the 
developing property. Historic Preservation Section staff determined the subject application will not 
impact any Historic Sites, historic resources, or known archeological sites. Historic Preservation staff 
recommends approval of DSP-91071-03, Highland Park Senior Housing, with no conditions. 
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                        Prince George’s County Planning Department  
                        Community Planning Division  
          301-952-3972 
 

June 02, 2023 
 
MEMORANDUM 
 
TO: Emery Huang, Planner III, Urban Design Review Section, Development Review 

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

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

Division 
 
SUBJECT:  DSP-91071-03 Highland Park Senior Housing (First Baptist Church) 
 
FINDINGS 
Pursuant to Part 3, Division 9, Subdivision 3 of the Prior Zoning Ordinance, Master Plan 
conformance is not required for this application. 
 
BACKGROUND 
 
Application Type:  Detailed Site Plan for property located outside of an overlay zone. 
 
Location:  6801 Sheriff Road, Hyattsville MD 20785 
 
Size:    18.64 acres 
 
Existing Uses:  Institutional – Church (with private school, and daycare center) 
 
Proposal:  The applicant proposes to develop a portion of the subject property with 

137-unit apartments for the elderly 
 
GENERAL PLAN, MASTER PLAN, AND SMA 
 
General Plan: Plan Prince George's 2035 Approved General Plan (Plan 2035) places this application 
within the Established Communities policy area. Plan 2035 describes Established Communities as 
areas “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. Also refer to Map 1. Prince 
George’s County Growth Policy Map, p. 18.). 
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Master Plan: The 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment 

recommends institutional future land use on the subject property (Map 4-3: Proposed Land Use 

Plan, p.62, see below).  

 

Subject Property - (Part of Map 4-3: Proposed Land Use Plan, p.62 of the 2010 Approved Subregion 4 Master Plan and 
Sectional Map Amendment Proposed Land Use Plan) 

In addition, The District Council approved CB-9-2019 which allows the proposed apartments for 

the elderly in the R-80 zone. 

The Master Plan recommends the following (goals, strategies, or policies) to help advance the intent 
and purpose of the plan. 
 
While the subject property is not located within the Living Area C (Zone 1), the property will be 
impacted by the following recommended transportation policies, and strategies in Living Area C 
(Zone 1): 
Policy 1- Develop bicycle-friendly roadways to improve connectivity throughout Zone 1 
Strategies: Long-Term - Sheriff Road: Install bike lanes from Eastern Avenue to Redskins Road 
(p.85). 
 
The applicant should work with the Transportation Planning Section to ensure that the above 

transportation policies are implemented.  

Legend 

- ~~ill' ,P.;J~~:Z Residential - ~:;:i~o"d~j~~r~ensity Residential -

I -I 
Commercial 

Industrial 

- Mixed-Use Commercial - High Density Residential -
greater or equal to 20 du/acre 

Public and Private 
Open Space - Mixed-Use Residential 

Institutional 

.., _________ _. _______ ----.: ------·------------
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Planning Area: 72 

 

Community: Landover & Vicinity 

 

Aviation/MIOZ: The subject property is not located within an Aviation Policy Area or Military 

Installation Overlay Zone. 

 

SMA/Zoning: The 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment retained 

the subject property into the R-80(One-Family Detached Residential) zone. On November 29, 2021, 

the District Council approved CR-136-2021, the Countywide Sectional Map Amendment (CMA) 

which reclassified the subject property from R-80 to RSF-95 (Residential, Single Family-95). 

 

MASTER PLAN CONFORMANCE ISSUES: There are no master plan conformance issues. 

OVERLAY ZONE CONFORMANCE ISSUES: There are no overlay zone conformance issues. 

ADDITIONAL INFORMATION: None. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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

June 13, 2023 
 
MEMORANDUM 
 
TO:  Emery Huang, Urban Design Review Section, Development Review Division 
 
FROM: Jun (Jim) Yang, Transportation Planning Section, Countywide Planning Division 
 
VIA:  Crystal Hancock, Transportation Planning Section, Countywide Planning Division 
 
SUBJECT: DSP-91071-03 Highland Park Senior Housing 
 
Proposal 
The subject Detailed Site Plan (DSP) application proposes the development of 137 multifamily 
elderly housing units located in the southeast quadrant of MD 704 (Martin Luther King Jr. Highway) 
and Sheriff Road intersection in Landover, MD.  The Transportation Planning Section’s review of the 
DSP was evaluated under Section 27 of the prior zoning ordinance. 
 
Prior Conditions of Approval 
The site is subject to the approved Preliminary Plan of Subdivision (PPS) application, 4-21022. The 
following transportation conditions of the prior PPS application are relevant to this DSP 
submission: 
 
4-21022: 
 

4. Total development within the subject property shall be limited to uses which generate 
no more than 389 AM peak-hour trips and 232 PM peak-hour trips. Any development 
generating an impact greater than that identified herein above shall require a new PPS 
with a new determination of the adequacy of transportation facilities. 
 
Comment: The subject DSP is consistent with the land use and development program 
approved in the PPS application, and therefore is within the peak-hour trip cap. 

 
12. Prior to acceptance of a detailed site plan (DSP), the applicant and the applicant’s heirs, 

successors, and/or assignees shall include as part of the DSP submission, the following: 
 

a. A standard 5-foot-wide bicycle lane along the property frontage of Sheriff Road, 
consistent with the Guide for the Development of Bicycle Facilities (American of 
Association of State Highway and Transportation Officials) unless modified by the 
operating agency, with written correspondence. 
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b. A minimum 6-foot-wide sidewalk along the entire frontage of Sheriff Road, unless 
modified by the operating agency, with written correspondence. 

 
c. A minimum 5-foot-wide sidewalk and associated crosswalks from Sheriff Road to 

the proposed building entrance.  
 
d. Short-term and long-term bicycle parking, consistent with the Guide for the 

Development of Bicycle Facilities American of Association of State Highway and 
Transportation Officials to accommodate residents and visitors. 

 
Comment: Proposed bicycle and pedestrian facilities are shown on the latest DSP 
submission, which staff finds acceptable. 

 
 
Master Plan Compliance 
 
Master Plan Right of Way 
The subject site is near Sheriff Road (C-405), a four-lane bi-directional roadway which has a right-
of-way of 80 feet established with the 2009 Approved Master Plan of Transportation (MPOT) but 
does not have frontage along Sheriff Road. Based on the 2010 Approved Subregion 4 Master Plan 
and Sectional Map Amendment this roadway is at its ultimate build out. 
 
Master Plan Pedestrian and Bike Facilities 
This application is subject to the 2009 MPOT. The 2009 MPOT provides policy guidance regarding 
multimodal transportation. Additionally, the Complete Streets element of the 2009 MPOT 
recommends how to accommodate infrastructure for people walking and bicycling.  
 

Policy 1: Provide standard sidewalks along both sides of all new road construction within the 
Developed and Developing Tiers (pg. 9). 
 
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 (pg. 10).  
 
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 (pg. 10). 

 
This development is also subject to the 2010 Approved Subregion 4 Master Plan, which has similar 
compatible policies.  

 
Comment: The above policies support a multimodal community. The latest DSP submission 
adequately shows pedestrian and bicycle improvements consistent with the 2009 MPOT and the 
2010 Approved Subregion 4 Master Plan policies and recommendations. 
 
Zoning Ordinance Compliance 
 
Section 27-283 of the Prince George’s County Zoning Ordinance (Ordinance) provides guidance for 
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detailed site plans. This section references the following design guidelines described in Section 
27-274(a):  
 

(2) Parking, loading, and circulation 
(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: 

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

 
(6) Site and streetscape amenities 

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

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

 
Comment: The site is adjacent to the First Baptist Church of Highland Park, which was connected 
to Sheriff Road through multiple driveways. Access to the subject site is provided by two existing 
driveways, one connects to Sheriff Road while the other connects to the parking lot of the First 
Baptist Church of Highland Park. The site circulation allows vehicles, bicycles, and pedestrians to 
enter and exit the site, but a site circulation plan was not submitted. 
 
The site will be served by the required 91 surface parking spaces.  A loading zone is also included in 
this development. Additionally, six bicycle parking spaces will be provided. 
 
Conclusion 
Overall, from the standpoint of the Transportation Planning Section, it is determined that this plan 
is acceptable. 
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June 2, 2023 

	
	
MEMORANDUM	
	
TO: Emery Huang, Planner III, Urban Design Section 
 
VIA: Mridula Gupta, Planner IV, Subdivision Section 
	
FROM: Eddie Diaz-Campbell, Planner II, Subdivision Section 
 
SUBJECT:  DSP-91071-03; Highland Park Senior Housing Project 
  
 
This Detailed Site Plan amendment DSP-91071-03 covers 18.69 acres and proposes one parcel 
known as Parcel E. The site includes three existing parcels known as Parcel 61, recorded in the 
Prince George’s County Land Records in Liber 40454 folio 372; Parcel 67, recorded in Liber 21285 
folio 421; and Parcel D, recorded in Plat Book MMB 234 page 83. According to the submitted DSP, 
the site is currently improved with a 36,120 square-foot church and a 31,134 square-foot private 
school and daycare. This DSP amendment proposes to construct a multifamily building with 137 
dwelling units as apartment housing for the elderly. The site is in the Residential, Single-Family – 95 
(RSF-95) Zone, and under the prior zoning, the site was in the One-Family Detached Residential (R-
80) Zone. This DSP has been filed for review pursuant to the property’s prior zoning and pursuant 
to the prior Zoning Ordinance. This DSP application was accepted for review on May 3, 2023. 
Comments were provided at the May 26, 2023, SDRC meeting and revised plans were received on 
June 1, 2023. 
 
The site is subject to Preliminary Plan of Subdivision (PPS) 4-21022 (PGCPB Resolution No. 2022-
30), approved on March 3, 2022. This PPS covers 18.69 acres and approved one parcel for 128,112 
square feet of existing institutional uses and development of 138 multifamily dwelling units. The 
PPS was approved subject to 16 conditions. The development proposed with this DSP is within that 
approved under the PPS, therefore, a new PPS is not required at this time. Note that the PPS did not 
approve additional nonresidential gross floor area (GFA) beyond that already existing on the site. 
Prior to signature approval of this DSP amendment, the difference must be reconciled between the 
128,112 square feet of existing GFA identified at the time of PPS and the 67,254 square feet of 
existing GFA identified on the submitted site plans.  
 
Of the 16 conditions of approval included with 4-21022, the conditions relevant to the review of 
this proposed DSP are listed below in bold text. Staff analysis of the project’s conformance to the 
conditions follows each one in plain text: 
 
1.	 Prior	to	signature	approval	of	the	preliminary	plan	of	subdivision	(PPS),	the	plan	

shall	be	revised,	as	follows:	
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b.	 Show	a	10‐foot‐wide	public	utility	easement	along	the	property’s	frontage	

with	Hunt	Avenue.	
	
	 This DSP should show a 10-foot-wide public utility easement (PUE) along Hunt 

Avenue in accordance with the signature approved PPS. The PUE is shown on Sheet 
5, but not on other sheets where it should be shown, including sheets 4, 7, and 10. 
 

2.	 Development	of	the	site	shall	be	in	conformance	with	the	pending	Stormwater	
Management	Concept	Plan,	16624‐2009‐02,	and	any	subsequent	revisions.	

	
The applicant submitted an approved Stormwater Management (SWM) Concept Plan 
(16624-2009-02) and approval letter (16624-2009-03) with the subject DSP. The approved 
SWM Concept Plan and the DSP should be further reviewed by the Environmental Planning 
Section for conformance to this condition. It is noted that the purpose of the -03 revision is 
to change the engineer on record for the project.  

	
3.	 Prior	to	approval,	the	final	plat	shall	include:	
	

a.	 Dedication	of	a	10‐foot‐wide	public	utility	easement	along	the	public	rights‐of‐
way,	as	delineated	on	the	approved	preliminary	plan	of	subdivision.	

	
The DSP shows PUEs along the adjoining public rights-of-way (Sheriff Road and Hunt 
Avenue) in accordance with the approved PPS. However, as noted under Condition 1(b) 
above, consistency is needed between the plan sheets.  

 
4.	 Total	development	within	the	subject	property	shall	be	limited	to	uses	which	

generate	no	more	than	389	AM	peak‐hour	trips	and	232	PM	peak‐hour	trips.	Any	
development	generating	an	impact	greater	than	that	identified	herein	above	shall	
require	a	new	preliminary	plan	of	subdivision	with	a	new	determination	of	the	
adequacy	of	transportation	facilities.	

	
The development proposed under this DSP amendment is within that evaluated under the 
PPS. However, conformance to this condition should be further reviewed and determined 
by the Transportation Planning Section. 

 
7.	 At	the	time	of	detailed	site	plan	(DSP),	the	DSP	shall	show	the	location	of	the	

mitigated	safety	factor	line	and	the	25‐foot	building	restriction	line	from	the	1.5	
safety	factor	line.	

	
	 According to Detailed Site Development Note 30 on the coversheet, there is no mitigated 

safety factor line or associated 25-foot building restriction line. The note states that no 1.5 
factor of safety line is required because the slope does not have a factor of safety less than 
1.5. However, conformance to this condition should be further reviewed and determined by 
the Environmental Planning Section.  

 
9.	 Development	of	this	subdivision	shall	be	in	conformance	with	an	approved	Type	1	

Tree	Conservation	Plan	(TCP1‐021‐2021).	The	following	note	shall	be	placed	on	the	
final	plat	of	subdivision:	
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“This	development	is	subject	to	restrictions	shown	on	the	approved	Type	1	
Tree	Conservation	Plan	(TCP1‐021‐2021	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.	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.”		

10. Prior	to	issuance	of	permits	for	this	subdivision,	a	Type	2	tree	conservation	plan	shall
be	approved.	The	following	note	shall	be	placed	on	the	final	plat	of	subdivision:

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

The applicant submitted a Type 2 tree conservation plan (TCP2-016-2023) alongside the 
subject DSP amendment. The above notes will be required on the final plat. The 
Environmental Planning Section should evaluate the TCP2 for conformance to the approved 
Type 1 tree conservation plan (TCP1-021-2021). 

12. Prior	to	acceptance	of	a	detailed	site	plan	(DSP),	the	applicant	and	the	applicant’s
heirs,	successors,	and/or	assignees	shall	include	as	part	of	the	DSP	submission,	the
following:

a. A	standard	5‐foot‐wide	bicycle	lane	along	the	property	frontage	of	Sheriff
Road,	consistent	with	the	Guide	for	the	Development	of	Bicycle	Facilities
(American	of	Association	of	State	Highway	and	Transportation	Officials)
unless	modified	by	the	operating	agency,	with	written	correspondence.

b. A	minimum	6‐foot‐wide	sidewalk	along	the	entire	frontage	of	Sheriff	Road,
unless	modified	by	the	operating	agency,	with	written	correspondence.

c. A	minimum	5‐foot‐wide	sidewalk	and	associated	crosswalks	from	Sheriff	Road
to	the	proposed	building	entrance.

d. Short‐term	and	long‐term	bicycle	parking,	consistent	with	the	Guide	for	the
Development	of	Bicycle	Facilities	American	of	Association	of	State	Highway
and	Transportation	Officials	to	accommodate	residents	and	visitors.

Conformance to this condition should be evaluated by the Transportation Planning Section. 

13. In	accordance	with	Section	24‐135(b)	of	the	Prince	George’s	County	Subdivision
Regulations,	the	applicant	and	the	applicant’s	heirs,	successors,	and/or	assignees
shall	provide	adequate	on‐site	recreational	facilities.
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14.	 The	on‐site	recreational	facilities	shall	be	reviewed	by	the	Urban	Design	Section	of	
the	Development	Review	Division	of	the	Prince	George’s	County	Planning	
Department,	for	adequacy	and	proper	siting,	in	accordance	with	the	Prince	George’s	
County	Park	and	Recreation	Facilities	Guidelines,	with	the	review	of	the	detailed	site	
plan	(DSP).	Triggers	for	construction	shall	also	be	determined	at	the	time	of	DSP.	

	
A list of private recreational facilities proposed for this development is shown on the DSP 
coversheet. The provided facilities include both indoor and outdoor amenities which are 
appropriate for housing for the elderly. However, the Urban Design Section should evaluate 
the proposed facilities in accordance with conditions 13 and 14. The facilities are proposed 
to be constructed prior to issuance of the final certificate of occupancy for the residential 
development, which is appropriate given that a single multifamily building is proposed.  

	
 
Additional	Plan	Comments	
 
1. Approval of a final plat will be required following approval of this DSP amendment before 

any permits can be approved. 
 
2.  Existing Parcel D is subject to four general notes which are listed on the plat recorded in 

Plat Book MMB 234 page 83. These general notes, however, are not relevant to the 
proposed development. The final plat recorded following approval of this DSP amendment 
may have similar notes.  

 
3. Pursuant to Section 24-4503(a)(1) of the Subdivision Regulations, the site received an 

automatic certificate of adequacy, which is valid for 12 years until April 1, 2034, and subject 
to the expiration provisions of Section 24-4503(c). PPS 4-21022 is currently valid until 
March 24, 2024. 

 
4. The proposed parcel is labeled as Parcel E on the site plan. The proposed parcel should have 

a numbered designation instead of an alphabet to denote that it is a development parcel, in 
keeping with standard nomenclature. 

 
 
Recommended	Conditions	
	
1. Prior to certification, revise the detailed site plan as follows: 
 

a. Show the 10-foot-wide public utility easement along Hunt Avenue on Sheets 4, 7, 
and 10 in accordance with the approved preliminary plan of subdivision. 
 

b. Edit Detailed Site Development Note 5 on the coversheet to provide a breakdown of 
the existing uses on the site which is consistent with the total 128,112 square feet of 
institutional development determined to be on site at the time of Preliminary Plan 
of Subdivision 4-21022.  

 
c. Revise the label for proposed Parcel E to proposed Parcel 1. 
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The referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. The DSP has been found to be in 
conformance with the applicable preliminary plan of subdivision, if the above comments are 
addressed. All bearings and distances must be clearly shown on the DSP and must be consistent 
with the record plat, or permits will be placed on hold until the plans are corrected. There are no 
other subdivision issues at this time.  
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  Countywide Planning Division 
  Environmental Planning Section     
                  301-952-3650 

 
                                       June 5, 2023 
 
MEMORANDUM 
 
TO:  Emery Huang, Planner III, Urban Design Section, DRD 
 
VIA:  Thomas Burke, Supervisor, Environmental Planning Section, CWPD TB 
 
FROM:  Mary Rea, Planner II, Environmental Planning Section, CWPD MAR 
 
SUBJECT: Highland Park Senior Housing (First Baptist Church); DSP-91071-03 and 

TCP2-016-2023 
 
The Environmental Planning Section (EPS) has reviewed the above-referenced Detailed Site Plan 
(DSP-91071-03) and Type 2 Tree Conservation Plan (TCP2-016-2023), accepted on May 3, 2023. 
Comments were provided to the applicant at the Subdivision and Development Review Committee 
(SDRC) meeting on May 26, 2023. Revised plans and documents were received on June 1, 2023, in 
response to these comments. The EPS recommends approval of DSP-91071-03 and TCP2-016-2023, 
with recommended findings and conditions listed at the end of this memorandum. 
 
BACKGROUND 
The EPS previously reviewed the following applications and associated plans for the subject site: 
 

Review Case # Associated Tree 
Conservation 

Plan # 

Authority Status Action 
Date 

Resolution 
Number 

4-92017 TCPI-7-92 Planning 
Board 

Approved 4/23/1992 PGCPB No. 92-92 

N/A TCPII-129-91 Staff Approved  3/20/1992 N/A 
DSP-91071 TCPII-129-91 Planning 

Board 
Approved 9/10/1992 PGCPB No. 92-247 

4-98052 TCPI-7-92-01 Planning 
Board 

Approved 12/3/1998 PGCPB No. 98-310 

DSP-91071-01 TCPII-129-91-01 Planning 
Board 

Approved 6/19/2003 PGCPB No. 03-139 

NRI-037-2008 N/A Staff Approved 9/15/2008 N/A 
DSP-91071-02 TCPII-129-91-02 Planning 

Board 
Approved 7/28/2011 PGCPB No. 11-76 

NRI-037-2008-
01 
 

N/A Staff Approved 5/20/2019 N/A 

NRI-037-2008-
02 

N/A Staff Approved 10/5/2021 N/A 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 
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4-21022 TCP1-021-2021 Planning 
Board 

Approved 3/3/2022 PGCPB No. 2022-
30 

DSP-91071-03 TCP2-016-2023 Planning 
Board 

Pending Pending Pending 

 
PROPOSED ACTIVITY  
The current application is for the construction of a multi-family residential building for the elderly. 
The current zoning for the site is Residential, Single-Family-95 (RSF-95); 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-80) Zone. 
 
GRANDFATHERING  
The project is subject to the environmental regulations contained in Subtitle 25 and prior Subtitles 
24 and 27 that came into effect on September 1, 2010, because the project is subject to Preliminary 
Plan 4-21022.  
 
PREVIOUSLY APPROVED CONDITIONS  
 
Preliminary Plan of Subdivision 4-21022 
Preliminary Plan of Subdivision (PPS 4-21022) was approved by the Planning Board with Prince 

George’s County Planning Board (PGCPB) Resolution No. 2022-30 on March 3, 2022. The conditions 

of approval, which are environmental in nature, are shown in bold and are addressed below: 

 

5.  Prior to signature approval of the preliminary plan, the TCP1 shall be revised as 
follows: 

 
a. Add TCP1-021-2021 to the approval box. 
b. Correct the plan to show the woodlands that have less than 10,000 square-feet 

and a width of less than 50 feet as woodland retained, but not credited. 
c. Revise the worksheet to reflect the following: 
 i.  The project is located within a Priority Funding Area. 
 ii.  Adjust the amount of woodland preserved. 

 iii.   Add TCP1-021-2021 to the worksheet. 

d.  Remove additional notes. Only the Standard Type 1 Tree Conservation Plan 

Notes  

 need to be shown on the TCP1. 

e.  Show the buildings on Parcels 61 and 67 as removed. 

f. Add the following note below the specimen tree table: “This plan is in 

accordance with the following variance from the strict requirements of 

Subtitle 25 approved by the Planning Board on (ADD DATE) for the removal of 

(list specimen trees approved for removal).”  

g. Have the plans signed and dated by the qualified professional who prepared 

them. 

This condition was addressed at the time of the certification of TCP1-021-2021.  
 
6. Prior to signature approval of the preliminary plan of subdivision, the applicant and 

the applicant’s heirs, successors, and/or assignees shall submit a revised 
geotechnical report. 
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A revised geotechnical report was submitted prior to signature approval of the preliminary plan of  
subdivision.  
 
7. At the time of detailed site plan (DSP), the DSP shall show the location of the 

mitigated safety factor line and 25-foot building restriction line from the 1.5 safety 
factor line. 

 
The revised geotechnical report provided information showing an improved retaining wall design 
and stability, which eliminates the need to show the 1.5 safety factor line and the associated  
25-foot building restriction line on the DSP. 
 
8. At time of final plat, a conservation easement shall be described by bearings and 

distances. The conservation easement shall contain the delineated primary 
management area, except for any approved impacts, and shall be reviewed by the 
Environmental Planning Section, prior to approval of the final plat. The following 
note shall be placed on the plat. the following note shall be placed on the plat: 
 

"Conservation easements described on this plat are areas where the 
installation of structures and roads and the removal of vegetation are 
prohibited without prior written consent from the M-NCPPC Planning Director 
or designee. The removal of hazardous trees, limbs, branches, or trunks is 
allowed." 

 
This condition will be met at the time of the plat review. 
 
9. Development of this subdivision shall be in conformance with an approved Type 1 

Tree Conservation Plan (TCP1-021-2021). 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 (TCP1-021-2021 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. 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.”    

 
This condition will be met at the time of the plat review. 
 
10. Prior to the issuance of permits for this subdivision, a Type 2 Tree Conservation Plan 

shall be approved. The following note shall be placed on the final plat of subdivision: 
 

“This plat is subject to the recordation of a Woodland Conservation Easement 
pursuant to Section 25-122(d)(1)(B) with the Liber and folio reflected on the 
Type 2 Tree Conservation Plan, when approved.” 
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This condition will be met prior to permit approval, and the note shall be added to the plat. 
 
11. Prior to the issuance of any permits, which impact 100-year floodplain, wetlands, 

wetland buffers, streams, or waters of the United States, the applicant shall submit 
copies of all federal and state wetland permits, evidence that approval conditions 
have been complied with, and associated mitigation plans. 

 

This condition will be met at the time of the first permit. 
 

ENVIRONMENTAL REVIEW  
 
Natural Resource Inventory 
An approved Natural Resource Inventory (NRI-037-2008-02) was submitted with the application. 
The site contains a 100-year floodplain, wetlands, streams, and steep slopes that comprise the 
primary management area (PMA). The NRI indicates the presence of two forest stands labeled as 
stand A and B, and 19 specimen trees were identified with four trees off-site and 15 on-site. The 
TCP2 and the DSP show all required information correctly in conformance with the NRI. No 
additional information is required regarding the NRI. 
 
Woodland Conservation 
This project is subject to the 2010 Woodland and Wildlife Habitat Conservation Ordinance (WCO) 

because the application was subject to a new preliminary plan of subdivision (PPS) and is also 

subject to the requirements in the Environmental Technical Manual (ETM). A Type 2 Tree 

Conservation Plan (TCP2-016-2023) was submitted for review that covers the area of this DSP. 

Based on the TCP2 submitted with this application, the site’s gross area is 18.69 acres, contains 
5.53 acres of woodland in the net tract, and 0.28 acre of woodlands in the floodplain resulting in a 
woodland conservation threshold of 3.68 acres (20 percent). The woodland conservation 
worksheet proposes the removal of 0.62 acre in the net tract area for a woodland conservation 
requirement of 3.83 acres. According to the worksheet, the requirement is proposed to be met with 
4.68 acres of woodland preservation and 0.44 acre of reforestation.  
 

Technical revisions to the TCP2 are required and included in the recommended conditions listed at 

the end of this memorandum. 
 
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 and the design shall either 
preserve the critical root zone of each tree in its entirety or preserve an appropriate percentage of 
the critical root zone in keeping with the tree’s condition and the species’ ability to survive 
construction as provided in the Technical Manual (ETM).”   

 
In accordance with the approved NRI, 15 specimen trees have been identified on the subject 
property, and four specimen trees are located off-site. At the time of PPS 4-21022 review, the 
Planning Board made the finding for approval of the removal of Specimen Trees #1 and #5. No 
additional trees were requested for removal with DSP-91071-03. 
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Preservation of Regulated Environmental Features/Primary Management Area 
This site contains Regulated Environmental Features (REF) that are required to be preserved 
and/or restored to the fullest extent possible under Section 24-130(b)(5) of the Subdivision 
Ordinance. The on-site regulated environmental features include streams, stream buffers, wetlands, 
wetland buffers, 100-year floodplain, and associated steep slopes.  
 
Impacts to regulated environmental features (REF) on this DSP are consistent with those previously 
approved by the Planning Board with PPS 4-21022. Staff finds that the REF has been preserved 
and/or restored in a natural state to the fullest extent possible in accordance with the requirement 
of Section 27-285(b)(5). 
 
Soils 
The predominant soils found to occur on-site, according to the U.S. Department of Agriculture 
(USDA) Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS), include Russett-
Christiana-Urban land complex (0-5 percent slopes), and Christiana-Downer complex (5-40 percent 
slopes). According to available information, no Marlboro clay exists onsite; however, Christiana 
complexes are mapped on this property. Christiana complexes are considered unsafe soils that 
exhibit shrink/swell characteristics during rain events, which make it unstable for structures. 
According to Section 24-131, Unsafe Land, the Planning Board shall restrict or prohibit land found 
to be unsafe for development because of natural conditions, such as unstable soils and high-water 
table.  
 
As part of the DSP review process, a geotechnical report, dated December 13, 2021, from 
Geotechnical Laboratories, Inc., was submitted with the application. This report was reviewed by 
the Commission’s Geotechnical Engineer along with other requested information. The geotechnical 
engineer has confirmed that the proposed retaining wall ensures global stability and a safety factor 
higher than 1.5.  
 
Stormwater Management 
An approved stormwater management (SWM) concept letter and plan (#16624-2009-02) was 
submitted with this application. The approved SWM concept plan shows the use of six bioretention 
facilities to meet the current requirements of environmental site design (ESD) to the maximum 
extent practicable (MEP). No further information is required regarding stormwater management 
with this application.  
 
SUMMARY OF RECOMMENDED FINDINGS AND CONDITIONS  
 
The EPS has completed the review of DSP-91071-03 and TCP2-016-2023, and recommends 
approval, subject to the following findings and conditions: 
 
Recommended Findings: 
 
1. A variance for the removal of two on-site specimen trees was approved with Preliminary 

Plan of Subdivision 4-21022. 
 
2. The regulated environmental features (REF) on the subject property were preserved 

and/or restored to the fullest extent possible based on the limits of disturbance shown on 
the current type 2 tree conservation plan (TCP2). No additional impacts to REF(s) are 
proposed with this application.  
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Recommended Conditions:  
 
1. Prior to signature approval of the detailed site plan, the TCP2 shall be revised as follows: 

 
a. Update the worksheet to use the current version.  
b. Remove previous approvals from the approval block. 
c. Have the plans signed and dated by the qualified professional who prepared them. 

2. Prior to the certification of the TCP2 for this site, documents for the required woodland 

conservation easements shall be prepared and submitted to the Environmental Planning 

Section (EPS) for review by the Office of Law, and submitted to the Office of Land Records 

for recordation. The following note shall be added to the standard TCP2 notes on the plan as 

follows: 

“Woodlands preserved, planted, or regenerated in fulfillment of woodland 
conservation requirements on-site have been placed in a woodland and wildlife 
habitat conservation easement recorded in the Prince George’s County Land 
Records at Liber _____ folio____. Revisions to this TCP2 may require a revision to the 
recorded easement.” 

 
3. Prior to the issuance of any permits, which impact 100-year floodplain, wetlands, wetland 

buffers, streams, or waters of the United States, the applicant shall submit copies of all 
federal and state wetland permits, evidence that approval conditions have been complied 
with, and associated mitigation plans. 
 

            
          

DSP-91071-03_Backup   30 of 109



1

Huang, Te-sheng (Emery)

From: Thompson, Ivy
Sent: Monday, June 5, 2023 1:50 PM
To: Huang, Te-sheng (Emery)
Cc: Holley, Edward; Quattrocchi, Dominic
Subject: DSP-91071-03 First Baptist Church  - Highland Park Senior Housing

Good afternoon Emery,  
 
The following comments are provided for DSP-91071-03 Highland Park Senior Housing: 
 
DPR staff has reviewed and evaluated DSP-91071 for conformance with the requirements considered as they 
pertain to public parks and recreation. This approximately 18.69-acre parcel zoned RSF-95, is located on the south 
side of Sheriff Road, approximately 150 feet east of MD 704.   This application is for the development of 137 Multi-
family dwellings for the elderly. As stated within the applicant’s Statement of Justification on-site private 
recreational facilities being provided include an 8 ft wide path and loop that connects to a gazebo, an 86.5 sf fenced 
dog run, and an 88.5 sf fenced community garden.  DPR encourages the provision of programmed activities for 
Seniors within the residential development. DPR staff is satisfied with the private recreational facilities as 
proposed.  
 
Thank you for the opportunity to provide comments. 
 
Ivy 
 
 
Ivy R. Thompson, AICP 
Development Review Coordinator | Land Acquisition/Management & Development Review Section 
Park Planning & Development Division 
M-NCPPC, Prince George’s County, Department of Parks and Recreation 
6600 Kenilworth Avenue, Riverdale, MD 20737 
Direct: 301-699-2540 | Mobile: 202-430-2106  | TEAMS: 240-573-2719 
Ivy.Thompson@pgparks.org 
Stay connected: 
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June 9, 2023 

 

MEMORANDUM 

 

 

TO: Tesheng (Emery) Huang, Urban Design 

 

FROM: Jason Bartlett, Permit Review Section, Development Review Division 

 

SUBJECT:  Referral Comments for DSP-91071-03, Highland Park Senior Housing (First Baptist 

Church) (PB) 

 

 

1. The revised SOJ states 138 units, which differs from the 137 approved by the PPS.  

 
 

2. The 486 Parking Spaces Provided shown on the revised DSP differs from the 479 spaces 

stated in the SOJ. 
 

3. Reference the condition from the PPS on the plan that requires the rec facilities to be completed and 

accepted by M-NCPPC prior to the issuance of a Certificate of Occupancy for the 137-unit Elderly 

Housing Building. 

 

4. The number of units broken down by their types (Studio, 1 BR, 2BR, etc.) must be included 

in the M-NCPPC approval language for any given MF building permit. As such, if the MF 

building will be built/permitted in sections, those sections should be reflected in the 

unit/number-type breakdown provided on the DSP, and shown on the DSP site plan, as 

exampled below in red. If the intent is to build the MF building under a single building 

permit, then the breakdown the applicant has provided on the cover will suffice.  

 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

APPLICANT'S PROPOSAL 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 

The applicant is proposing to develop the subject property with 138 multi-family dwelling units 
for the elderly. On March 3, 2021, the Planning Board approved 4-21022 (see PGCPB No. 04-
235) for the development of a 137'-unit multifamily units for the elderly. The applicant is now 
moving forward with the detailed site plan review which is consistent with the approved 
preliminary plan. Since this use requires the approval of a special exception under the new Zoning 
Ordinance, the applicant is proceeding under the old Zoning Ordinance and the detailed site plan 
process in accordance with CB-09-2019 which amended the Table of Uses permits apartment 
housing for the elderly in the R-80 Zone without first obtaining the approval of a special exception 
and subject to the approval of a detailed site plan. The applicant is filing this application in 
accordance with this amendment. 
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5. Please ensure that all the one-bedroom units called out in the unit breakdown on the cover 

actually have a separate bedroom, or separate them out as studio units.  
 

 

********** End comments ********** 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 
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MEMORANDUM 

 
June 1, 2023 

 
 
TO:  Te-Sheng Huang, Urban Design Section 

Development Review Division, M-NCPPC 
     
FROM:   Mary C. Giles, P.E., Associate Director 
  Site/Road Plan Review Division, DPIE 
      
Re:   First Baptist Church of Highland Park 
  DSP-91071-03 

   
CR:  Sheriff Road (County)  
CR:  MD 704 (MDSHA) 
 
 

This is in response to DSP-91071-03 referral.  The Department of Permitting, Inspections 
and Enforcement (DPIE) offers the following: 
 

- The site is located at 6801 Sheriff Road, Hyattsville, on the south side of Sheriff Road at 
its intersection with Hunt Avenue and MD 704 (Martin Luther King).  

 
- Proposed development of 138 Multifamily units for elderly or handicap families.  This is 

in addition to 128,112 square feet of existing institutional uses: existing church, private 
school, and day care.  

 
- DSP-91071-03 is consistent with the approved Concept number 16624-2009-03, issued on 

August 19, 2022. 
 

- DPIE Floodplain Comments 
 

• FPS 202042 & 201107 govern.  A floodplain easement is required. 
 

• A floodplain study will be required for any missing stream where drainage area is 
more than 50acres. 

 
- DPIE Traffic Comments 

 

Angela D. Alsobrooks 
County Executive 

THE PRINCE GEORGE'S COUNTY GOVERNMENT 
Department of Permitting, Inspections and Enforcement 

Site/Road Plan Review Division DEPARTMENT OF PERMITTING, 
INSPECTIONS ANO ENFORCEMENT 

Jared M. McCarthy 
Acting Director 

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774 
Phone: 301.636.2060 • http://dpie .mypgc.us • FAX: 301. 925 . 8510 
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• The applicant to provide frontage improvements along Sheriff Road frontage per 
its status as a Collector roadway in the Master Plan.  This includes, but is not limited 
to, extension of sidewalk to eastern terminus of the site, street trees, and street 
lighting. 
 

• The Master Plan calls for a bike lane along Sheriff Road.  The applicant is to 
provide a bike lane facility along Sheriff Road frontage. 
 

• The applicant to provide ADA ramp with detectable warning surface for east side 
of easternmost driveway (driveway number 3).  

 
- DPIE has no objection to DSP-91071-03. 

 
If you have any questions or require additional information, please contact Mr. Steve 

Snyder, P.E, the District Engineer for the area, at (301) 883-5710. 
 

MG:SGS:AMG 
 
cc: Steve Snyder, P.E., District Engineer, S/RPRD, DPIE 
 Applicant: Community housing Initiative, Inc., 1123 Ormond Court, Mclean, VA 22101  
 Agent: Dan Lynch, McNamee Hosea, 6411 Ivy Lane, suite 200, Greenbelt, MD 20770 
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Site Development Construction Schedule: 

Recreational Facility Construction Schedule: 
$TJRfOFSECREATICN.'L SACUTY com.rnooOF=- FNJUTY __ ,,,. 

P.G, CO, ADC MAP #5168 GRID: J/K-11/7 
W.S.S.C.200'SHEET202NE6 

REVISION to 
DSP-91071-03 

COVER SHEET 
For 

Parcel "E" 
First Baptist Church of Highland Park 

Plat Book: xxx xxx Plat No. xx 

Highland Park Senior Housing Project 
137 Units 

Kent Election District Number 13 
Prince George's County, Maryland 

FIRST BAPTIST CHURCH OF 
HIGHLAND PARK, INC. 

PARCEL "E" 
1as,n~_:~~~~~:01.rnEs 

~~~a 22101 
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Detailed Site Development Notes: 
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Garrett Watkins
Project Manager comments.
Status as of 05/24/2023 11:47 AM
Type: Department Review
State: DSD - Project Manager

Page: 1
Created by: Garrett Watkins
On: 05/24/2023 11:47 AM
Type: Department Review
State: DSD - Project Manager
Our records and the County GIS show the public R/W separating 6801 Sheriff Rd from 7015 Sheriff Rd. According to the 1966-2098A record drawings, the established grade on centerline number 661118 was approved tentatively by MNCP&PC on August 12, 1966.



The gazebo, community garden, and dog run is located on what is (or was) 7015 Sheriff Rd.



The water and sewer service connections to 7015 Sheriff Rd must be properly abandoned, if they have not been already. The 8" water (1966-2098A) and the 8" sewer (1988-7783A) serving those connections must be in the public R/W or an adequate WSSC easement. Work within a WSSC easement must be approved by WSSC.



The following comments have been selected as relevant to DSP-91071-03 from a list of standard comments.



This site is currently being served by existing and active water connection(s).



Existing water mains shown on plan should be labeled with correct pipe size, material and WSSC contract number. 



Show and label easement limits on plan for all existing and proposed water mains. 



Water pipelines 12-inch and smaller must have the greater of: a minimum of 15 feet horizontal separation from any building or dwelling or a 1:1 slope from the bottom of the foundation of the existing or proposed building to the bottom edge of the pipeline trench.



Mixed-Use Buildings. Where both residential and commercial units in the same building are served by single water service connection or multiple service connections forming into a single system on property, a minimum of two meters shall be installed, as set forth below, to allow for the separate registering or computations of residential unit and commercial unit water consumptions at the building. For mixed-use properties located in Prince George’s County, each residential unit must be metered separately. See 2021 Plumbing & Fuel Gas Code 112.5.8.1



This site is currently being served by existing and active sewer connection(s). 



For sewer pipelines 12-inch and smaller in diameter, provide a minimum separation from a building or dwelling the greater of the following:  15 feet horizontal separation or a distance on a 1:1 slope from the bottom of the foundation of the existing or proposed building or dwelling to the bottom edge of the pipeline trench



Existing sewer mains shown on plan should be labeled with correct pipe size, material and WSSC contract number. 



Show and label easement limits on plan for all existing and proposed sewer mains. 



A single water/sewer service connection for two or more buildings in a single lot/parcel requires a covenant. Should the property be subdivided or sold in the future, individual water/sewer connections for each building will be required.



WSSC easements must be free and clear of other utilities, including storm drain systems, ESD devices, gas, electric, telephone, CATV, etc., with the exception of allowed crossings designed in accordance with the WSSC 2017 Pipeline Design Manual. Landscaping and hardscaping are also not allowed without approval. Under certain conditions (and by special request) the items listed above may be permitted within the WSSC easement. However, this will be evaluated on a case-by-case basis and if allowed, will require execution of a special agreement and/or Hold Harmless Agreement between WSSC and the developer.



Any grading change in pipe loading (including but not limited to proposed fill or excavation), adjustment to manhole rims, fire hydrant relocations, placement of access roads or temporary haul roads, temporary sediment control devices, paving construction or construction related activity of any kind over an existing WSSC water or sewer main or within an existing WSSC right-of-way requires advance approval by WSSC. Any proposed public street grade establishment plan (GEP) with an existing WSSC water or sewer main of any size located within the existing or proposed public street right-of-way requires WSSC approval directly on the original GEP prior to approval of the GEP by the County Department of Public Works and Transportation. Any work (design, inspection, repair, adjustment, relocation or abandonment of existing WSSC facilities) is done at the sole expense of the applicant/builder/developer. Contact WSSC Relocations Section at (301) 206-8672 for review procedures and fee requirements. See WSSC 2017 Pipeline Design Manual, Part Three, Section 5 & Section 11. 



Site Utility System reviews are required for projects with proposed water connections greater than 2-inch or sewer connections greater than 4-inch. Contact the WSSC Permit Services Section at (301) 206-8650 for submittal requirements or view our website.



Hydraulic Planning Analysis may be requested from WSSC for pre-review of a proposed site utility system to address adequate flow and/or capacity concerns.

--------- 0 Replies ---------
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Comment from Permit Services Section.



1.  WSSC comments are made exclusively for this plan review based on existing system conditions at this time. We will reevaluate the design and system conditions at the time of application for water/sewer service.



2.  Coordination with other buried utilities:

a.  Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination requirements. 

b.  No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are permitted in the WSSC right-of-way unless specifically approved by WSSC. 

c.  Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted. 

d.  Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere to WSSCs pipeline crossing and clearance standards will be rejected at design plan review. Refer to WSSC Pipeline Design Manual Part Three, Section 3. 

e.  Failure to adhere to WSSC crossing and clearance standards may result in significant impacts to the development plan including, impacts to proposed street, building and utility layouts. 

f.  The applicant must provide a separate Utility Plan to ensure that all existing and proposed site utilities have been properly coordinated with existing and proposed WSSC facilities and rights-of-way. 

g.  Upon completion of the site construction, utilities that are found to be located within WSSCs rights-of-way (or in conflict with WSSC pipelines) must be removed and relocated at the applicants expense. 



3.  Forest Conservation Easements are not permitted to overlap WSSC existing or proposed easements. Potential impacts to existing Forest Conservation Easements (due to proposed water and/or sewer systems) must be reviewed and approved by County staff.



4.  Unless otherwise noted: ALL extensions of WSSCs system require a request for Hydraulic Planning Analysis and need to follow the System Extension Permit (SEP) process.  Contact WSSC’s Permit Services Section at (301-206-8650) or visit our website at https://www.wsscwater.com for requirements.  For information regarding connections or Site Utility (on-site) reviews, you may visit or contact WSSC’s Permit Services Section at (301) 206-4003.


--------- 0 Replies ---------
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1  -  Project Manager comments.

Status as of 05/24/2023 11:47 AM
Type: Department Review
State: DSD - Project Manager

Page: 1
Created by: Garrett Watkins
On: 05/24/2023 11:47 AM
Type: Department Review
State: DSD - Project Manager

Our records and the County GIS show the public R/W separating 6801 Sheriff Rd from 7015 
Sheriff Rd. According to the 1966-2098A record drawings, the established grade on centerline 
number 661118 was approved tentatively by MNCP&PC on August 12, 1966.

The gazebo, community garden, and dog run is located on what is (or was) 7015 Sheriff Rd.

The water and sewer service connections to 7015 Sheriff Rd must be properly abandoned, if they 
have not been already. The 8" water (1966-2098A) and the 8" sewer (1988-7783A) serving those 
connections must be in the public R/W or an adequate WSSC easement. Work within a WSSC 
easement must be approved by WSSC.

The following comments have been selected as relevant to DSP-91071-03 from a list of standard 
comments.

This site is currently being served by existing and active water connection(s).

Existing water mains shown on plan should be labeled with correct pipe size, material and WSSC 
contract number. 

Show and label easement limits on plan for all existing and proposed water mains. 

Water pipelines 12-inch and smaller must have the greater of: a minimum of 15 feet horizontal 
separation from any building or dwelling or a 1:1 slope from the bottom of the foundation of the 
existing or proposed building to the bottom edge of the pipeline trench.

Mixed-Use Buildings. Where both residential and commercial units in the same building are 
served by single water service connection or multiple service connections forming into a single 
system on property, a minimum of two meters shall be installed, as set forth below, to allow for 
the separate registering or computations of residential unit and commercial unit water 
consumptions at the building. For mixed-use properties located in Prince George’s County, each 
residential unit must be metered separately. See 2021 Plumbing & Fuel Gas Code 112.5.8.1

This site is currently being served by existing and active sewer connection(s). 

For sewer pipelines 12-inch and smaller in diameter, provide a minimum separation from a 
building or dwelling the greater of the following:  15 feet horizontal separation or a distance on a 
1:1 slope from the bottom of the foundation of the existing or proposed building or dwelling to the 
bottom edge of the pipeline trench

Existing sewer mains shown on plan should be labeled with correct pipe size, material and 
WSSC contract number. 

Show and label easement limits on plan for all existing and proposed sewer mains. 

A single water/sewer service connection for two or more buildings in a single lot/parcel requires a 
covenant. Should the property be subdivided or sold in the future, individual water/sewer 
connections for each building will be required.
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WSSC easements must be free and clear of other utilities, including storm drain systems, ESD 
devices, gas, electric, telephone, CATV, etc., with the exception of allowed crossings designed in 
accordance with the WSSC 2017 Pipeline Design Manual. Landscaping and hardscaping are 
also not allowed without approval. Under certain conditions (and by special request) the items 
listed above may be permitted within the WSSC easement. However, this will be evaluated on a 
case-by-case basis and if allowed, will require execution of a special agreement and/or Hold 
Harmless Agreement between WSSC and the developer.

Any grading change in pipe loading (including but not limited to proposed fill or excavation), 
adjustment to manhole rims, fire hydrant relocations, placement of access roads or temporary 
haul roads, temporary sediment control devices, paving construction or construction related 
activity of any kind over an existing WSSC water or sewer main or within an existing WSSC 
right-of-way requires advance approval by WSSC. Any proposed public street grade 
establishment plan (GEP) with an existing WSSC water or sewer main of any size located within 
the existing or proposed public street right-of-way requires WSSC approval directly on the 
original GEP prior to approval of the GEP by the County Department of Public Works and 
Transportation. Any work (design, inspection, repair, adjustment, relocation or abandonment of 
existing WSSC facilities) is done at the sole expense of the applicant/builder/developer. Contact 
WSSC Relocations Section at (301) 206-8672 for review procedures and fee requirements. See 
WSSC 2017 Pipeline Design Manual, Part Three, Section 5 & Section 11. 

Site Utility System reviews are required for projects with proposed water connections greater 
than 2-inch or sewer connections greater than 4-inch. Contact the WSSC Permit Services 
Section at (301) 206-8650 for submittal requirements or view our website.

Hydraulic Planning Analysis may be requested from WSSC for pre-review of a proposed site 
utility system to address adequate flow and/or capacity concerns.

--------- 0 Replies ---------

2  -  WSSC plan review comments.

Status as of 05/24/2023 04:35 PM
Type: Review  Complete
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DSP-91071-03

First Baptist Church of Highland Park

--------- 0 Replies ---------

3  -  WSSC standard comments for all plans.

Status as of 05/24/2023 04:36 PM
Type: Review  Complete
State: DSD - Project Manager

Page: 1
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State: DSD - Project Manager

Comment from Permit Services Section.

1.  WSSC comments are made exclusively for this plan review based on existing system 
conditions at this time. We will reevaluate the design and system conditions at the time of 
application for water/sewer service.

2.  Coordination with other buried utilities:
a.  Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination 
requirements. 
b.  No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are permitted in 
the WSSC right-of-way unless specifically approved by WSSC. 
c.  Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted. 
d.  Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere to WSSCs 
pipeline crossing and clearance standards will be rejected at design plan review. Refer to WSSC 
Pipeline Design Manual Part Three, Section 3. 
e.  Failure to adhere to WSSC crossing and clearance standards may result in significant impacts 
to the development plan including, impacts to proposed street, building and utility layouts. 
f.  The applicant must provide a separate Utility Plan to ensure that all existing and proposed site 
utilities have been properly coordinated with existing and proposed WSSC facilities and 
rights-of-way. 
g.  Upon completion of the site construction, utilities that are found to be located within WSSCs 
rights-of-way (or in conflict with WSSC pipelines) must be removed and relocated at the 
applicants expense. 

3.  Forest Conservation Easements are not permitted to overlap WSSC existing or proposed 
easements. Potential impacts to existing Forest Conservation Easements (due to proposed water 
and/or sewer systems) must be reviewed and approved by County staff.

4.  Unless otherwise noted: ALL extensions of WSSCs system require a request for Hydraulic 
Planning Analysis and need to follow the System Extension Permit (SEP) process.  Contact 
WSSC’s Permit Services Section at (301-206-8650) or visit our website at 
https://www.wsscwater.com for requirements.  For information regarding connections or Site 
Utility (on-site) reviews, you may visit or contact WSSC’s Permit Services Section at (301) 
206-4003.

--------- 0 Replies ---------
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Resident Inquiry Memorandum 

 

Date: Friday, May 19, 2023  

Project Name: DSP-91071-03 Highland Park Senior Housing (First Baptist Church) 

Resident’s Name: Lisa Brooks 

Summary:  

Andrew received a phone call from Lisa Brooks who wanted to learn more about DSP-91071-03 

Highland Park Senior Housing. Since this project was re-assigned to me, he passed that 

information to me. On Tuesday, May 16, 2023, I contacted Ms. Brooks. She said that she 

received a notice regarding that development. She wanted to know more about it from M-

NCPPC before contacting the attorney who presents the applicant if needed. She told me that she 

lives on Hunt Avenue. The reason she purchased that property is because there is an existing 

open space across the street. She expressed concerns about that open space being used for the 

development. I indicated that the proposed development will be located on the property on 

Sherriff Road, which is owned by First Baptist Church of Highland Park, and told her that it will 

be a senior housing project. After that, she did not have other questions. I left my email address 

to her in case she would like to contact me regarding other concerns or issues.  

Te-Sheng (Emery) Huang 
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COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND 

SITTING AS THE DISTRICT COUNCIL 

2019 Legislative Session 

Bill No.     CB-9-2019 

Chapter No.     8 

Proposed and Presented by            Council Member Ivey 

Introduced by Council Members Ivey, Harrison, Davis, Streeter and Hawkins  

Co-Sponsors  

Date of Introduction   May 14, 2019 

    

ZONING BILL 

AN ORDINANCE concerning 1 

R-80 Zone 2 

For the purpose of amending the Zoning Ordinance to permit 'Apartment housing for elderly and 3 

handicapped families' uses within the R-80 (One-Family Detached Residential) Zones of Prince 4 

George's County, under certain specified circumstances. 5 

BY repealing and reenacting with amendments: 6 

Section 27-441(b), 7 

The Zoning Ordinance of Prince George's County, Maryland, 8 

being also 9 

SUBTITLE 27.  ZONING. 10 

The Prince George's County Code 11 

(2015 Edition, 2018 Supplement). 12 

 SECTION 1.  BE IT ENACTED by the County Council of Prince George's County, 13 

Maryland, sitting as the District Council for that part of the Maryland-Washington Regional 14 

District in Prince George's County, Maryland, that Section 27-441(b) Zoning Ordinance of 15 

Prince George's County, Maryland, being also Subtitle 27 of the Prince George's County Code, 16 

be and the same is hereby repealed and reenacted with the following amendments: 17 

SUBTITLE 27.  ZONING. 18 

PART 5.  RESIDENTIAL ZONES. 19 

DIVISION 3.  USES PERMITTED. 20 
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Sec. 27-441.  Uses permitted. 

 
(b)  TABLE OF USES. 

 ZONE 

 USE R-O-S O-S R-A R-E R-R R-80 R-55 R-35 R-20 

(7)  RESIDENTIAL/LODGING:          

 * * * * * * * * * * * * * * * * 

   Apartment housing for the elderly and handicapped families in a 

building other than a surplus public school building (with provisions 

for increased density and reduced lot size in Multifamily Zones) 

X X X X SE63 SE134 SE X X 

 * * * * * * * * * * * * * * * * 

 

 ZONE 

  USE R-T R-30 R-30C R-18 R-18C R-10A R-10 R-H 

(7)  RESIDENTIAL/LODGING:         

 * * * * * * * * * * * * * * * * 

   Apartment housing for the elderly and handicapped families in a building 

other than a surplus public school building (with provisions for increased 

density and reduced lot size in Multifamily Zones) 

SE X X SE 81 SE117 X SE SE 

 * * * * * * * * * * * * * * * * 

 

*        *            *            *            *            *            *            *            *            *            *            *            *            *            *            *            *            *            * 
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1 3 4  (a) A Special Exception shall not be required, provided: 

(A)    A Detailed Site Plan shall be approved in accordance with Part 3, Division 9, of this Subtitle;  

(B)    The site includes lots or parcels totaling ten (10) acres in size or more owned by a nonprofit organization on or before July 1, 2019; 

(C)     The site is adjacent to an historic resource as designated in accordance with Subtitle 29 of this Code and has frontage on a roadway with a functional 

transportation classification as collector or higher within the applicable Master Plan; 

(D)    Regulations concerning the height of the structure, lot size, lot coverage, frontage, and density shall be in accordance with the R-10 Zone for multifamily 

dwellings. All other regulations shall be established and shown on the Detailed Site Plan;  

(E)     The owner of the property shall record among the Land Records of Prince George's County a Declaration of Covenants which establishes that the premises 

will be solely occupied by elderly or handicapped families for a fixed term of not less than twenty (20) years. The covenants shall run to the benefit of the 

Maryland-National Capital Park and Planning Commission; and  

 (b)  For purposes of this Section, the terms "elderly family" and "physically handicapped family" shall have the same meanings as defined in Section 27-337(c). 
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 SECTION 2.  BE IT FURTHER ENACTED that this Ordinance shall take effect forty-five 1 

(45) calendar days after its adoption.2 

 Adopted this 18th day of June, 2019. 

        COUNTY COUNCIL OF PRINCE GEORGE’S 

COUNTY, MARYLAND, SITTING AS THE 

DISTRICT COUNCIL FOR THAT PART OF 

THE MARYLAND-WASHINGTON REGIONAL 

DISTRICT IN PRINCE GEORGE’S COUNTY, 

MARYLAND 

 

 

 

       BY: _________________________________ 

Todd M. Turner 

Chair 

 

ATTEST: 

 

 

 

______________________________ 

Donna J. Brown 

Acting Clerk of the Council 

 

 

KEY: 

Underscoring indicates language added to existing law. 

[Brackets] indicate language deleted from existing law. 

Asterisks *** indicate intervening existing Code provisions that remain unchanged. 
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THE I MARYL4N□-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TOO: (301) 952-3 796 

p p 
~tc 

PGCPB No. 92-247 File No. SP -91071 
File No. AC-92064 

R E S O L U T I O N 

WHEREAS, the Prince George ' s County Planning Board is charged with the 
approval of Detailed Site Plans pursuant to Part 3, Division 9 of the Zoning 
Ordinance of the Prince George ' s County Code; and 

WHEREAS, in consideration of evidence presented at a public hearing on 
September 10, 1992, regarding Deta i led Site Plan SP-91071 for First Baptist 
Church of Highland Park, the Planning Board finds: 

1. The subject plan is in conformance with Section 27-445.2 of the 
Zoning Ordinance which regulates development of a day care in the 
R-80 Zone as demonstrated by the following site development data: 

Zone R-80 

Proposed Use 

Tota 1 Site Area 

Parking 

Church & Day Care 

10.6 acres 

Church: 800 seats at 1 space per 4 seats 

Required: 200 spaces 
Provided: 300 spaces 

Day Care : 100 students at 1 space per 6 students 

Required: 17 spaces 
Provided: 35 spaces 

Loading: 1 space 12' x 33' required and provided 

Play Area Tabulation: 

Day Care (100 children) 

Required: 75 square feet of play area per child for 
no less than 50 percent of the licensed capacity . 
100 x .50 = 50 x 75 square feet = 3,750 square feet 

Play Area Proposed : 5, 200 square feet 

Outdoor Play Hours: 9:00 a.m. - 6:00 p.m. 

DSP-91071-03_Backup   45 of 109



PGCPB No. 92 -247 
File No. SP -91071 
File No. AC -92064 
Page 2 

2. The subject plan i s not in conformance with Section 4. 7 of the 
Landscape Manual. An application of Alternative Compliance 
AC-92064 was submitted as part of this Detailed Site Plan. 
Alternative Compliance was requested for Section 4.7, Buffer ing 
Incompatible Uses. The existing church building and driveway are 
located adjacent to a single-family detached dwelling. The 
Alternative Compliance Committee recommended approval of the 
aµplication subject to modifications. 

The church/day care is a medium impact and is adjacent to a 
single-family detached dwelling along a portion of the western 
property line. A Ty ., "C" bufferyard is required with a 40-foot 
building setback and a 30-fnot landscape buffer. 

The applicant proposes using additional plant material in other 
locations on the site. There is a six-foot board fence located 
between the subject property and the adjacent dwelling. An 
existing driveway and a current Sunday school for the church are 
located within the required bufferyard. The Sunday school build­
ing was a single-family home and is compatible with the adjacent 
structure. The six-foot board fence effectively screens the 
driveway and parking lot. 

The granting of Alternative Compliance for the required bufferyard 
is justified because the applicant is providing additional interi ­
or green in the parking compound over and above that which is 
required (8 percent is required - the applicant is providing 12). 
The applicant is also providing additional landscaping along the 
southern property line. 

3. The subject application was referred to all applicable agencies 
and divisions and no significant issues were identified. However, 
the Permit Review Section did recommend a number of minor amend­
ments to the site plan. 

4. The subject Detailed Site Plan is in conformance with Preliminary 
Plat 4-92017 (PGCPB Resolution 92-92) which was approved for the 
site on April 23, 199l. 

5. This site has a previously approved Type II Tree Conservation Plan 
(TCPII/129/91) which was submitted in conjunction with Grading 
Permit #7244-92-CGU. This proposal is consistent with 
TCPII/129/91 and TCPI/7/9~. 
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6. The Det ai led Si t e Plan represents a reasonable al terna t ive for 
sat i sfying the Site Des ign Guidelines wi t hout requiring unreason ­
able costs and without detract i ng from t he utility of the existing 
development for its intended use, speci fically the provi si on of a 
fenced -in , shaded play area. 

NOW, THEREFORE , BE IT RESOLVED , that pursuant to Subtitle 27 of the 
Prince George ' s County Code , the Prince George 's County Planning Board of The 
Maryland -National Capital Park and Planning Commission adopt ed the finding s 
contained herein and APPROVED Alternative Compliance AC-92064 and further 
APPROVED the Detailed Si te Plan for the above -described land , subject to the 
following conditions : 

1. Prior to certificate approval, the plan shall be revised to 
address the following comments of the Permit Review Section : 

a. The church must provide its tax exempt identification num ­
ber. 

b. Lot coverage calculations must be provided . 

c . The maximum building height is 40 feet. The plan indicates 
the proposed education building will be 41 fe et in height. 
Change to the height as required by the Zoning Ordinance 

d. The calculations for the play area requirement must be 
provided in the notes . 

e . Parking for a day care center is 1 space required for every 
8 children. One space for four seats (800 seats) is re­
quired for the church. Therefore, 212.5 or 213 parking 
spaces are required for both uses . This note must be cor­
rected. 

f . A minimum of 22 feet ot access must be provided to all 
parking areas in order to accommodate two-way traffic. The 
drive aisle adjacent to the existing Sunday school must be 
designated as one way. 

g. Parking spaces cannot be used for any other purposes . One 
12 foot by 33 foot separate loading space must be provided 
(parking spaces cannot double as a loading area) . 

h. Parking must be provided and the use included in the parking 
schedule of the existing Sunday school building or add a 
note to indicate that the building is to be torn down when 
the new Sunday school building is completed. 
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* 

i. The landscape plan does not match the site plan. The plans 
must show the same information . 

j . The dumpster and transformer pad shown behind the church 
conflicts with the parking layout shown on the landscape 
plan. The plans must show the same information. 

k. Outdoor play area operation must be limited. This note must 
be added onto the site plan . 

l. There are 335 parking spaces on the site plan. The site 
notes indicate that a total of 342 spaces are provided. The 
correct total should be indicated. 

m. Labeling the proposed building as "Education Building" gives 
the impression that this may be used as a pr ivate school . 
The word education should be rep 1 aced ~,ith "day care/Sunday 
School" building {for purposes of clarity). 

n. The mix of evergreens shown on the Detailed Site Plan in the 
buffer area shall be changed to a 1/3-2/3 mix of evergreens 
to add variety. A more appropriate variety of evergreen 
should be submitted for the red cedars that are shown. 

o. The size of the plants should be revised to meet the minimum 
standards required by the Landscape Manual. 

p. Trees and shrubbery sho ld be added to the play area for the 
day care to provide sepdration from the parking lot and to 
add shade . 

* * 
* * * * 

This is to certify that the foregoing is a true and correct copy of the 
action taken by the Prince George's County Planning Board of The Maryland­
National Capital Park and Planning Commission on the motion of Commissioner 
Brown, seconded by Commissioner Sydnor, with Commissioners Brown, Sydnor and 
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McNeill voting in favor of the motion, with Commissioner Rhoads temporarily 
absent, and with Commissioner Stone absent , at i ts regular meeting held on 
Thursday , September 10, 1992 , in Upper Marlboro , Maryland . 

Adopted by the Prince George's County Planning Board this 1st day of October 
1992. 

LeRoy J. Hedgepeth 
Acting Executive Director 

d~Y. -/fµvJ::;;, 
By Frances J. Guertin 

Planning Board Administrator 

LJH:FJG:DB:aj 

~:ro~ 
ll~LIGAl.011'T, 

~Tl: 1 I '2.J If 2 
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WHEREAS, the Prince George's County Planning Board is charged with the approval of Detailed 
Site Plans pursuant to Part 3, Division 9 of the Zoning Ordinance of the Prince George's County Code; 
and 

WHEREAS, in consideration of evidence presented at a public hearing on June 19, 2003, 
regarding Detailed Site Plan DSP-91071-0 I for First Baptist Church of Highland Park, the Planning 
Board finds: 

I. The Detailed Site Plan is proposing to add a private school for 250 students. add 17 children to 
an existing day care facility, and add a 1,064-squarc-foot credit union building as an accessory 
use to the church. A small, 364-square-foot addition to the church for an officf' and food storage 
unit is also included. The site consists of 17.90 acres in the R-80 and C-M Zones and is located 
on the southeast ~ide of Sheriff Road, north of the intersection of Martin Luther Kiug Highway. 
The portion of the property that is zoned C-M consists of an existing smnnwater management 
pond. 

2. Site Development Dat• 

Zone(3) 

Use(s) 

Acreage 

Lots 

Parcels 

Square Footage/GF A 

Dwelling Units: 
Attached 
Detached 
Multifamily 

EXISTING 
DSP-91071 
R-80&C-M 

800-seat church & I 00-
student day care 

10.6 

NIA 

NIA 

NIA 

NIA 

PROPOSED 
DSP-91071101 
R-80 &C-M 

800-seat church, 117-
children day care, 250-
student private school, 
credit union building. 

17.90 

17, 18,21,22 

"C" 

NIA 

NIA I ( 
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3. 

Other Development Data 

Enrollment 
Private School 
Day Care 

Parking (required) 
Church (800 scats@ ,' ,pace / 4 seats) 
Private School (250 students @ I space/ 6 students) 
Day Care (117 children@ I space/ 8 children) 
Accessory Building (1,064 SF @ I space/ 250 SF) 
Sunday School (300 scats @ I space/ 4 seats) 

Parking (provided) 

Standard Spaces 
Handicapped Spaces 
Van Spaces 

Loading space (required) 
Loading space (provided) 

Play area required for day care ( 117 children x ½ x 75 SF) 
Play area provided 

Play area required for private school (250 students x I 00 SF) 
Play area provided 

250 students 
117 c~ildren 

337 s;,aces 
200 spaces 
42 spaces 
15 spaces 
5 spaces 

75 spaces 

340 spaces 

327 spaces 
9 spaces 
4 spaces 

I space 
I space 

4,388 SF 
4,800 SF 

25,000 SF 
26,100 SF 

The Detailed Site Plan is in confonnance to the provisions of the Zoning Ordinance for a private 
school and day care facility in the R-80 Zone and is in general conformance to the requirements 
of the Landscape Manual. The bufferyard along Lot I~ . Huntsville, should be revised to be a 
"B" bufferyard. Details for a proposed brick dump~ter enclosure should be p'llvided. The use of 
Arborvitae as a shrub is not recommended and should be changed to Glossy Abelia or other 
acceptable shrub. 

The application also includes the addition of a 1,064-square-foot credit union building on the 
subject property as an accessory use to the church. The applicant's attorney, by letter dialed 
December 6, 2002 (Bruce-Watson to Hamer), indicates that "First Baptist conducts as part of its 
outreach programs the Crown Ministry that is aimed at assisting its congregation in fin.mcial 
matters." The applicant's attorney also indicates that "the credit union building will be 
subordinate in nature and accessory to the overall ch11rch development, pursuant to Section 
27-107.01 of the Zoning Ordina.,ce." 
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4 The State Highway Administration has found the site plan for a private school and day care will 
not severely impact the state road network. 

5. There are no master plan issue raised with this application. 

6. The Permit Review Section had numerous comments, which have been addressed in the 
Recommendation section of this report. 

7. In a memorandum dated June 9, 2003, the Transportation Planning Section offered the following 
comments: 

The Transportation Planning Section has reviewed the detailed site plan revision application 
referenced above. The subject property consists of 17.90 acres of land in the R-80 and C-M 
.zones. The property is on the south side of Sheriff Road to the east of its i'.ltersection with MD 
704. The property has an approved site plan for the 800-seat church and a JOO-student day care 
facility. The applicant proposes to add a 1.064-square-foot office building and a 250-student 
private school. Also, it appears that the day care facility would be slightly expanded to 
accommodate 117 students. 

The underlying preliminary plan is application 4-98052. While that preliminary plan has no 
condition which caps development on the site, Finding 7 of the resolution approving the 
preliminary plan states that no new trips are proposed. Record plat 188.027 also includes a note 
stating that "No building permits shall be issued for this site which would increase the number of 
vehiculu trips generated during the AM or PM peak hours." Furthermore, other materials 
included in the preliminary plan file indicate that there was no effort m de to inform staff of any 
expansion of the uses so that traffic impacts could be properly assessed. A memorandum dated 
August 20, 1998, and included in the preliminary plan file indicated that additional development 
would be limited to cemetery facilities only. 

l11 response to the above-cited concerns, the applicant has provided a traffic impact study dated 
March 2003. The findings and recommendations outlined below are based upon a review of 
these materials and analyses conducted by the staff of the Transportation Planning Section, 
consistent with the Guidelines for the Ana/)'3is of the T;-affic Impact of Development Proposals. 
Comments from the county Department of Public W, rks and Transporution (DPW&T) and ti ... 
State Hi~way Administration (SHA) are attached. fhe purpose of the traffic study is not to 
make an adequacy finding associated with this detailed site plan, but to provide infonnation and 
justification to clarify the adequacy finding madi, at preliminary plan and to remove the plat note. 
This memorandum supercedes the previous Transportation Planning &ction memorandum 

dated December JO, 2002. 

Growtla Policy - Service Level Standard• 

The subject property is lc..cated within the Developed Tier, u defined in the Adopted General 
Plan for Prince George's County. As such, the subject property is evaluated according to the 

I 
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Links and algnallud lntenectlons: Level-of-Service (LOS) E, with signalized 
intersections operating at a critical lane volume (CLY) of 1,600 or better. 

Uml1nallud lntenec:tion1: The Highway Capacity Manual procedure for unsignali:r.ed 
intersections is not a true test of adequacy but rather an indicator that further operational 
studies need to be conducted. Vehicle delay in any movement exceeding 50.0 seconds is 
dee.med to be an unacceptable operating condition at unsignalized intersections. In 
response to such a finding, the Planning Board has generally recommended that the 
applicant provide a traffic signal warrant study and install the signal {or other less costly 
warranted traffic controls) if deemed warranted by the appropriate operating agency. 

Staff Analy1l1 or Tnfflc Impacts 

The transportation staff is basing its findings on the traffic impacts at two off-site intersections 
along with the site access: 

MD 704/Sheriff Road 
Sheriff Road/site entrance 
Sheriff Road/Belle Haven Drive 

There are actually three site entrances. The analysis will report the results for the central 
entrance, which is operationally the worst of the three. Existing traffic conditions are 
summarized below: 

EXJSTING TRAFFIC CONDITIONS 

Intersection 
I Critical Lane Volume 

(AM & PM) 
I Level of Service 

(LOS AM &PM) 
MD 704 and Sheriff Road 1,432 1,181 D C 
Sheriff Road and site entrance 15.3• 16.5• - -
Sheriff Road and Belle Haven Drive 676 902 A A 
•tn analyzing unsignali.zed 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 mov ment within the intersection. According to the guidelines, an average 
vehicle delay exceeding 50.0 seconds indicates inadequate traffic opi:rations. Values shown u 
"+999" suggest that the parameters are outside of the nonnal range of the procedure, and should be 
interpreted as a severe inadCQu■cY. 

In response to concerns raised by th: Department of Publit Works and Transportation 
during scoping. the traffic study reviewed safety in the area. Accident rates were computed at 
the MD 704/Sheriff and Sheriff/Belle Haven intenections u well as the link of Sheriff Road 
adjacent to the subject property. The traffic study states that accident rates exceeding 2.0 
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accidents per million are excessive and warrant funher study, and neither operating agency 
contested that assessment. Each of the three locations described above (two intersections and 
one link) had accident rates less than 1.0 accident per million. Therefore, the traffic study, in 
addition to concluding that there were no nearby capacity deficiencies, also concluded that there 
were no apparent safety issues. 

The traffic study considered several approved developments in the general vicinity of the subject 
property. It applied annual growth rates of2.0 percent per year along MD 704 and 1.0 percent 
per year along Sheriff Road to represent the impacts of through traffic. The study also assumes a 
minor wideuing at the MD 704/Sherifflload intersection, which is included in the state 
Consolidated Transportation Program, which is fully funded for construction within the next five 
years. Background conditions arc summarized below: 

BACKGROUND TRAFFIC CONDITIONS 

Intersection 
I Critical Lane Volume 

(AM&PM) 
I Level of Service 

(LOS, AM & PM) 
MD 704 and Sheriff Road 1,330 1,233 D C 
Sheriff Road and site entrance 15.9· 11.s• - -
S~eriffRoad and Belle Haven Drive 701 952 A A 
•in analyzing unsignalizcd 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 cuidclines, an average 
vehicle delay exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as 
"+999" suggest that the parameters arc outside of the normal range of the procedure, and should be 
interpreted as a severe inadequacy. 

The site is proposed for development with a 250-student private school and an expansion of the 
day care facili i)' by 17 students. Using trip generation rates in the Institute of Transportation 
Engineers' Trip Generation Manual, the proposed uses would generate 244 AM and 65 PM peak 
hour vehicle trips. lbc traffic study assumes a pass-by rate of65 percent for both the school and 
the day care uses. While the use of this rate for day care is reasonable, it docs not seem 
reasonable that 65 percent of school trips are already on the road. Although it can be argued that 
potential private school students would be on the road to attend public school anyway, it is not 
apparent that they would be on Sheriff Road. The~ arc two nearby public cl~mcntary schools, 
however, and the traffic study should have w.ed a lower rate of pass-by traffic-perhaps 25 
percent-for the private school traffic. As a result, th proposed uses would generate 177 AM 
(105 in and 72 out) and 54 PM (22 in and 32 out) peak hour new vehicle trips (exclusive ofpass­
by trips, or trips already on the road). 

I 
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Given these assumptions for site trip generation. the following results under total traffic are 
obtained: 

; TOT AL TRAFFIC CONDITIONS 

Intersection 
I Critical Lane Volume 

(AM&PM) 
I Level of Service 

(LOS, AM & PM) 
MD 704 and Sheriff Road 1,345 1,1 _ D C 
Sheriff Road and site entrance 24.9* 18.8* - -
Sheriff Road and Belle Haven Drive 743 974 A A 
*In analyzing unsignalii.ed 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, an average 
vehicle delay exceeding 50.0 seconds indicates inadcqW'te traffic operations. Values shown as 
"+999" suggest that the parameters arc outside of the nc,rmal range of the procedure, and should be 
interpreted as a severe inadequacy. 

Based on the staff's review of transportation adequacy issues in the area, the i"lterscctions would 
operate acceptably in both peak hours with thr, development proposed under the pending detailed 
site plan. 

SHA and DPW&T both reviewed the traffic study, and SHA did not identify any outstanding 
issue. ith the analyses or the findings. DPW&T raised issues regarding pedestrian concerns 
and access concerns; however, as these issues arc specific to the frontage of the site, they can be 
discussed and resolved with DPW&T at the time ofpcnnit and do not affect questions of off-site 
transportation adequacy. 

As indicated in the previous memorandum on this plan. no issues regarding access or on-site 
circulation were identified. 

k.:solution PGCPB No. 98-310 approving the underlying preliminary plan 4-98052 includes 
Finding 7, which reads in part: 

"The development generates 20 AM and 43 PM peak hour vehicle trips as detennined 
using The Guidelines/or the Analysis of the Traffic Impact of Development Proposals 
(Guidelines) . No new trips arc proposed ... " 

This finding is ambiguous, as it suggests that the preliminary plan was proposing new 
development that would have a trip generation associated with it, and also statr,s that no new trips 
were being proposed under the subdivision. The purpose of the traffic study review with the 
current plan has been to clear that ambiguity. Also, the underlying record plat includes a note 
(Note 3) that prohibits the property from adding trip generating uses, and the traffic analysis 
justifies clearing Note 3 on the record plat. Given the findings provided in this memorandum, 
either a plat of correction to remove Note 3 shall be approved, or a new prelimi11111y plan of 

DSP-91071-03_Backup   55 of 109



PGCPB No. 03-139 
File No. DSP-91071-0 I 
Page 7 

( 

-

subdivision shall Ix ,proved prior to the issuance of any building pennits. 

Tnnaportatlo11 Staff Co11clu1lo111 

Based on the preceding findings, the Transportation Plannin;r Section concludes that the 
submitted detailed site plan is acceptable, provided that either the record plat is corrected or a 
revised preliminary plan is approved prior to building pennit. 

8. The subject application has an approved Stonnwater Management Concept approval (No. 42858-
2002-00). 

-. Environmental Planning Section, in a memorandum dated May 23, 2003 (Metzger to 
, ,r er), offrrcd the following comments: 

ll , ' ,11 ad 

The ~nvironmen.al Plarning Section previously reviewed the referenced submittal in 
, njunction with ~ ;ng and building pem1its in 1991/92 respectively and their associated DSP­
il 'l71 and TCPll/l:!11/91. Preliminary Plan 4-980S2 and TCPl/7/92 were subsequently approved 
in 1999. The subject property is currently developed with existing church-related buildings and is 
,o;ated within the R-80 Zone. The total area of the proposal is 17.90 acres. 

Site Dacriptlo11 

The subject property is located on the south side of Sheriff Road, approximately 600 feet east of 
Its intersection with Martin Luther King, Jr. Highway. This site is located in the Lower 
Beaverdam Creek of the Anacostia River Basin. The site is relatively flat, characterized with 
temin sloping toward the southwest of the site, and drains into unnamed tributaries of the 
Beaverdam Creek. The predominant soil type on the site is Sandy & Clayey, which generally 
exhibits moderate limitations to development due to high shrink swell potential. The hydrologic 
soil group is 8, which has a moderate rate of water transmission (0-1 S.30in/h1'). Based on 
infonnation obtained from the Maryland Department of Natural Resources Natural Heritage 
Program publication titled "Ecologically Significant Areas in Anne Arundel and Prince George's 
Counties." December 1997, there are no rare, threatened or endangered species found to occur in 
the vicinity of this site. There arc no floodplains, streams, Waters of the U.S., or wetlands 
associated with the site. There are no Marlboro clays or scenic or historic roads located on or 
adJacent to the subject property. Noise impacts arc not a concern at this time due to the proposed 
use. The site is in the Developed Tier IS delineated on the adopted General Plan. 

Envlronmeaial Review 

Notes: IS revisions arc made to the submitted plans, the revision box on CI\Cb sheet ■hall be used 
to describe in detail the revisions made, when and by whom. In the case of Forest Stand 

I 
( 

I ( 
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Delineations and Tree Conservation Plans, the sheets shall also be signed and dated by the qualified professional preparing the plans. 

This site is subject to the provisions of the Woodland Conservation Ordinance because the entire 
site is more than 40,000 square feet in area and contains more than I 0,000 square feet of 
woodland. A portion of this site is subject to a previously approved Type ll Tree Conservation Plan (TCPll/129/91), which was last revised on February 2, 1993. 

Lots 17 and I 8 received a Standard Letter of Exemption dated September I 2, 2002, from the 
Environmental Planning Section, Countywide Planning Division. These lots are exempt from the 
requirements of the Woodland Conservation Ordinance because they contain less than 10,000 
square feet of woodlands and do not have a previously approved Tree Conservation Plan. 

A revised TCPII was submitted which was found to require revisions and additional information 
prior to approval. The plan needs to reflect the correct acreage of each :rone to determine the woodland conservation requirements. 

I 0. The Subdivision Section by email (DelBal:ro to Wagner), offered the following comments: 

''Plat Note 3, found on Plat VJ 188@27, recorded in 1999, reads: 

11. 

'"No building permits shall be issued for this site which would increase the number of vehicular trips generated during the AM or PM hours.' 

"We have searched uur files and are not aule to find a finding or condition that generated that 
note. Therefore, the Subdivision Section would recommend that, if approved, the DSP would carry the following condition: 

"'Prior to the issuance of any building permits, either a plat of correction to remove Note 
3 shall be approved, or a new preliminary plan of subdivision shall be approved, as determined by the Planning Board."' 

The plan will, if revised in accordance with the conditions of approval, rep~nt a reasonable 
alternative for satisfying the site design guidelines without requiring unreasonable costs and 
without detrF,cting substantially from the utility of the proposed development fn,,,. its intended use. 

NOW, THEREJ·ORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 
County Code, the Prince Gwrge's County Planning Board of'The Maryland-National Capital Parle Ami 
Planning Commission adopted ti~ findings contained herein and APPROVED the Type n Tree 
Conservation Plan (TCPD/129/91-1') I) and further APPROVED Detailed Site Flan DSP-91071 /0 I for 1M above-described land, subject to tJre following conditions: 

DSP-91071-03_Backup   57 of 109



PGCPB No. 03-139 
File No D P-91071-01 
Pa e9 

( 

-

I. Prior to certificate approval of the Detailed 1t Plan. T PIV129/91-01 h II revised to show 
the followin 

a. Clearly delineate the boundarie of the application as one lot with a total area of 17.33 
res, in confi rmance with the application form. 

b. Revise the "Gross Tract" refl t co I cy ith the appli tion form site plan and 
tree c nservation plan. 

c. ho all existin tree line correctly and dju the wor h tac rdingly. 

d Revise the "match lin " portj of the plr. .o be at the e ICII u the plan n heet 
T-2. 

e. Rcvi thew rkshect to refl t the correct acrea of woodland cleared t read 3.6 acre . 

f. Remove all inappropri t ly drawn or own exi ting tne lin from th plan. 

g. Add t th plan and le end symbol to clarify all areu on th plan includin 11 

h. 

cleared, reforested, p rved and pre eel but n t counted. 

Remo\·e exi ting tree line al n the property boundari to th 
on heet T-1. 

d 10Uth hown 

i. how the correct exi ina tree line on th extrmne n rlhw l porti of the site to 

j . 

k. 

e elude th exi in buildin on T-1. 

Correct the work t to refl t th floodpla area t tally ooded to read O.J ere. 

Revise the rk eet to reflect both R- and C-M l.on an columns. 

I, Revise the woodland co wu,r...,,,...,. to rcfl tall chin to the plan and add it 
t the plan. 

m. Revise the rev· ion block to reflect all chin to the plan, hen revi i ns were 
andby horn . 

n. dd a plantin achedul for each refo tion area 

o. Provide a vicinity map on all th plan ubmitted. 

p. Have the plan signed 1111d dated by the qualified profi ional who preperid the plan. 

2. Prior to the i ance of any buiidina pmni ithn' a plat of c:omction to mow Note 3 Iha.II be 

I 
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approved, or a new preliminary plan of subdivision shall be approved. 

3. Prior to certification, the following revisions shall be made: 

a. The bufferyard along Lot 16. Hun ville shall be l'l'vised to be a "B" buff'eryard. 

b. Details for a proposed brick dumpster enclosure shall be provided. 

c. The use of Arborvitae as a hrub shall be changed to Glossy Abelia or other acceptable 
hrub. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be fil-:d wilh 
the District Council of Prince George's County within thirty (30) days following the final notice of the 
PlaMing Board's decision. 

• • • • • • • • • • • • • 
Thi is to certify that the fore oing is a true and correct copy of the action taken by the Prince 

Geor e's County Plannin Board of The Maryland-National Capital Park and Planning Commission on 
the motion of Commi ioner Eley, seconded by Comm is ioner Lo e. with Commissionen Eley, Lowe, 
Vaughn , Scott and Hewlett voting in fal'or of the motion, at its regular meeting held on 
Thursday. June 19. 2003, in Upper Marlboro, Maryland. 

Adopted by the Prince Georae's County Planning Board this I 0111 day of July 2003. 

TMJ:FJG:GW:rmk 

APPROVED AS TO LEGAL SUFRC1ENCY 

B:•/L""' --~ ..,.,....._ 7 M-NCPPc'(tgal epertmtnl 

DI~ _1..J_~ 

Trudye Morgan Johnson 
Executive Director 

~~~~ 
By Frances J. Guertin 

Planning Board Administntor 
I 

( 
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PGCPB No. 11-76 File No. DSP-91071/02 

RESOLUTION 

WHEREAS, the Prince George's County Planning Board is charged with the approval of Detailed 
Site Plans pursuant to Part 3, Division 9 of the Zoning Ordinance of the Prince George's County Code; and 

WHEREAS, in consideration of evidence presented at a public hearing on July 28, 2011 regarding 
Detailed Site Plan DSP-91071/02 for First Baptist Church of Highland Park, the Planning Board finds: 

1. Request: The subject application is for approval of 81,896-square-foot additions to an existing 
46,216-square-foot church, school and daycare building complex with additional parking to serve 
a church with 1,199 seats. The companion application, Departure from Sign Design Standards 
DSDS-668, requests a departure from Section 27-617(a) of the Zoning Ordinance to allow for a 
departure to the maximum allowed area and height of the free-standing sign. Subsequent to the 

- ---public hearing on the DSP, the applicant revised the free-standing sign design to comply with 
Section 27-617(a) of the Zoning Ordinance; therefore, they requested to withdraw DSDS-668 in a 
letter dated August 3, 2011. 

2. Development Data Summary: 

EXISTING APPROVED 

Zone R-80 R-80 
Total Site Area 18.12 acres 18.06 acres 
Parcels/Lots Parcel C; Lots 17, 18, 21 Parcel D; 0.06 Acres 

and 22; Part of vacated Dedicated to Sheriff Road 
Hunt Ave. and Park Ave. 

Uses 800-seat church, 11 7- 1, 199-seat church, 117-
children day care, 250-· children day care, 250-student 
student private school, private school, gymnasium 
credit union building 

Total Building Gross Floor Area 46,216 sq. ft. 128,112 sq. ft. 
Gross Floor Area Breakdown 

Wyatt Annex 2,485 sq. ft. 2,485 sq. ft. 
Education Building 30,466 sq. ft. 30,466 sq. ft. 
Sanctuary 12,303 sq. ft. 66,631 sq. ft. 
Ancillary Ministry 962 sq. ft. 0 sq. ft. 
Gymnasium 0 sq. ft. 28,530 sq. ft. 

Lot Coverage (60% maximum) 28.7% (5.21 acres) 38.5% (6.96 acres) 
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Other Development Data: 

Parking Required 
Church - 1,199 seats @ I space per 4 seats 
Daycare Center - 117 Children @ 1 space per 8 children 
Private School - 250 students@ 1 space per 6 students 

Parking Provided 
Standard Spaces 
Compact Spaces 
ADA Spaces 
Van Accessible ADA Spaces 

Loading Spaces Required 
Loading Spaces Provided 

Play Area Required for Daycare 
117 children x 0.5 x 75 square feet 

Play Area Provided for Daycare 

Play Area Required for Private School 
25 0 students x 100 square feet 

Play Area Provided for Daycare 

357 spaces 
300 spaces 

15 spaces 
42 spaces 

496 spaces 
473 spaces 

2 spaces 
17 spaces 
4 spaces 

2 spaces 
2 spaces 

4,388 square feet 

4,800 square feet 

25,000 square feet 

25,144 square feet 

3. Location: The subject property is located at 6801 Sheriff Road in Landover. The property is 
located on the southeast side of Sheriff Road, approximately 214 feet east of its intersection with 
Martin Luther King Jr. Highway (MD 704). 

4. Surrounding Uses: The subject site is irregular and jagged in shape and is surrounded by the 
right-of-way for Sheriff Road to the north, and across it by R-T-zoned property developed with 
townhomes, part of the Palmerwood subdivision; M-U-I-zoned lots developed with a fast food 
restaurant, a Kentucky Fried Chicken, to the northwest; M-U-I-zoned lots developed with a gas 
station and a telecommunications pole to the west; R-80-zoned property developed as the National 
Harmony Memorial Park public cemetery to the south and east; R-80-zoned properties developed 
with single-family detached dwellings to the east; and a R-80-zoned parcel developed with an 
animal shelter that is notched into the northeastern comer of the site along Sheriff Road. 

5. Previous Approvals: The existing church on-site was originally developed in the 1950s and 
1960s. The subject site ha~ a previously approved Preliminary Plan of Subdivision, 4-92017, 
which was approved for one parcel and two outlots on April 23, 1992. Subsequently, on 
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September 10, 1992 the Planning Board approved the original DSP-91071 (PGCPB Resolution 
No. 92-247) for an 800-seat church and a 100-student day care, subject to one condition. On 
December 3, 1998, the Planning Board approved a new Preliminary Plan of Subdivision, 4-98052, 
(PGCPB Resolution No. 98-310) for one outlot and one parcel on the subject site, subject to five 
conditions. On June 19, 2003, the Planning Board approved DSP-91071-01 (PGCPB Resolution 
No. 03-139), subject to three conditions, for a revision to the site plan to allow a private school for 
250 students, to add 17 children to the existing daycare center and to add a 1,064-square-foot 
credit union building as an accessory use. On October 22, 2009, a Vacation Petition, V-09005, 
was approved by the Planning Board to allow the vacation of part of Hunt A venue and part of Park 
A venue, with the reversion of ownership to the First Baptist Church of Highland Park. The 2010 
Approved Subregion 4 Master Plan and Adopted Sectional Map Amendment rezoned the C-M 
zoned portion of the subject property to the R-80 Zone and retained the R-80 Zone for the 
remainder of the property. The site also has an approved Stormwater Management Concept 
#16624-2009, which was approved on February 14, 2011. 

6. Design Features: The subject property has an irregular, jagged, linear shape that runs for 
approximately 1,700 feet along the southeast side of Sheriff Road, just east, and uphill, from its 
intersection with Martin Luther King Jr. Highway. The site has many steep slopes that range from 
high elevations in the southeast, to a midpoint in the front of the site along Sheriff Road, to low 
elevations around the environmental features in the southwest. The property has been developed 
and expanded at various times over the years to include a 12, 303-square-foot, 30-foot-high, 800-
seat brick sanctuary with a 2,485-square-foot, 30-foot-high annex located in the north central 
portion of the site, within approximately 30 feet of the right-of-way for Sheriff Road. Most 
recently, the 30, 466-square-foot, two-story, 40-foot-high, brick school and day care building was 
added just southwest of the existing sanctuary building. The site has three existing access 
driveways off of Sheriff Road, one west of the sanctuary, one near the northeast comer of the 
sanctuary and one further east. Various parking lots surround the buildings in the central portion of 
the site. The existing, chain-link-fence-enclosed day care play area is located immediately to the 
east of the school building and the play area for the school is located at the east end of the site, past 
a 962-square-foot building used for ancillary church uses. 

The proposed development is to be completed in two phases. The first phase includes the 
construction of the 66,631-square-foot, I, 199-seat, two-story, 59-foot-high sanctuary building to 
the east of the existing sanctuary building, new parking lots to the southeast and west and 
reconfigured parking lots to the east and south, the removal of the ancillary church use building, an 
improved, six-foot-high, black-vinyl-coated chain link fence enclosed outdoor play area for the 
school at the west end of the site, landscaping and lighting. The second phase includes only the 
demolition of the existing sanctuary building and the construction of the 28,530-square-foot, 38-
foot-high, gymnasium building in its stead. The two access drives at the east end of the site will be 
moved further to the east to accommodate the new sanctuary building and parking areas. The far 
eastern and southern parts of the site will remain undeveloped with existing woodlands. 

The proposed sanctuary will be a large, contemporary style building with a mostly flat roof and 
will be finished in multi-styled bands of brick and exterior insulation finishing system (EIFS) in 
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various shades of red and off-white. The main entrance will face onto the parking area to the east 
end of the site and will consist of a large, central, pointed wall of windows, including stained 
glass. The building will also have multiple other entrances on the north, south and west sides to 
allow full access. The northern elevation of the building, facing Sheriff Road, will include one 
building entrance, multiple large, aluminum-framed windows, including three, evenly-spaced,· 
pointed window walls, and a portion of black, asphalt-shingled, hipped roof. The south and west 
elevations of the building, which face the parking lots and proposed gymnasium respectively, will 
continue the same fa9ade materials, but include only a few windows and doors. 

The proposed second phase gymnasium will continue much of the same styling and materials as 
the proposed sanctuary building, including the flat roof, multi-styled bands of brick and EIFS in 
various shades of red.and off-white, and the large, pointed features done either with a wall of 
windows or defined with bricks and EIFS. The main entrance will be on the north side, facing 
Sheriff Road, but it will also be connected internally to the school and proposed sanctuary. For 
both the proposed gymnasium and the proposed sanctuary, no plantings have been p~ovided 
immediately around the building, specifically on the north and east sides, where some decorative­
type plantings, including ornamental trees, shrubs, perennials and annuals, would help to mitigate 
the scale of the building and provide a friendlier pedestrian environment on the adjacent 
sidewalks. Therefore, a condition has been included in this approval requiring the addition of 
decorative plantings in these areas to the DSP. 

The only new signage proposed with this DSP is a freestanding sign with an inset digital message 
screen. There are multiple, proposed, tall retaining walls throughout the site to accommodate the 
steep grade. These will be constructed from a tan modular block and are mostly located near the 
rear of the site away from highly visible areas. 

Loading spaces and trash dumpsters are provided at the rear of the gymnasium and school 
buildings. Stormwater management will be accommodated in existing and proposed underground 
facilities throughout the site and a small above-ground pond at the far western end of the site. 

COMPLIANCE WITH EVALUATION CRITERIA 

7. Zoning Ordinance: The subject detailed site plan is in compliance with Section 27-441, Uses 
Permitted in Residential Zones, and Section 27-429, R-80 Zone (One-Family Detached 
Residential) of the Zoning Ordinance. Churches are a permitted use on lots that are larger than two 
acres in size. The site plan is also in conformance with the requirements of Section 27-445.03 
regarding day care centers in residential zones and the requirements of Section 27-443 regarding 
private schools in residential zones. 

a. The proposal is in conformance with the requirements of Section 27-442 regarding 
regulations in the R-80 Zone, including Section 27-442(f) as revised by CB-14-2011, 
which restricts church uses to a maximum building height of 80 feet. The proposed church 
sanctuary will be 59 feet high. 
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b. The proposal was reviewed for conformance to the requirements of Section 27-617 
regarding institutional signage as follows: 

Sec. 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. 

(2) Maximum height - 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). 

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

(5) Maximum number - 1 per street the property fronts on (must face 
street frontage). 

The applicant originally proposed the installation of a 150.84-square-foot, 16.92-foot-high 
freestanding sign for identification of the church. This required departures of 102.84 
square feet from subsection ( 1 ), to permit a sign larger than the allowed 48 square feet, 
and a departure of 8.92 feet from subsection (2), to permit a sign taller than the allowed 
eight feet. Subsequent to the public hearing for the DSP, the applicant revised the sign to 
meet the zoning requirements, and therefore withdrew the companion Departure from 
Sign Design Standards, DSDS-668 in a letter dated August 3, 2011. 

Additionally, there is a second freestanding sign, advertising the private school, located 
near the existing western driveway entrance. The site is only allowed one permanent 
freestanding sign, so this additional sign should be labeled as to be removed and a 
condition requiring such has been included in this approval. 

8. Conformance to Preliminary Plan of Subdivision 4-98052: The Preliminary Plan of 
Subdivision 4-98052 was approved on December 3, 1998 by the Planning Board, subject to five 
conditions, and a final plat of subdivision for the property was recorded in the Prince George's 
County Land Records on September 12, 2003 and is evidenced in Plat Book REP 197@70. The 
following conditions of the preliminary plan of subdivision approval are applicable to the review 
of this DSP: 
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1. The applicant, his heirs, successors and/or assigns shall dedicate, as necessary, 40 
feet from the center line of Sheriff Road for future roadway improvements. 

The submitted DSP shows an existing and proposed right-of-way line 40 feet from the centerline 
along its frontage of Sheriff Road. 

3. The final plat shall reflect a 10-foot wide trail easement on dry ground along the 
Cabin Branch. The location of the easement shall be approved by the 
Transportation Planning Division. 

The Planning Board accepted the following analysis of this condition: 

This condition was placed in order to implement a trail proposal included in the 1993 
Approved Master Plan and Sectional Map Amendment for Landover and Vicinity. This 
proposed trail followed a tributary of Cabin Branch, b~t was not designated as a park trail 
corridor. The easement was necessary to provide public access along a privately 
maintained corridor. However, the more recent 2009 Approved Countywide Master Plan 
of Transportation (CMPOT) eliminated this recommendation (and many others like it) in 
order to avoid placing public trails on private property or privately owned HOA land. Due 
to the concerns about placing public use easements in certain private property 
environments and the elimination of the master plan trail proposal in this location, no trail 
or trail easement is recommended along the tributary of Cabin Branch for the subject 
application. 

9. Conformance to Detailed Site Plans DSP-91071 and DSP-91071-01: 

a. Detailed Site Plan DSP-91071: The Planning Board approved DSP-91071 on September 
I 0, 1992 with one condition, which warrants the following discussion: 

1. . Prior to certificate approval, the plan shall be revised to address the 
following comments of the Permit Review Section: 

a. The church must provide its tax exempt identification number. 

The submitted DSP does not include the church's tax exempt identification 
number and should be revised to include it. Therefore, a condition has been 
included in this approval requiring this addition to the DSP. 

b. Lot coverage calculations must be provided. 

The submitted DSP provides the total lot coverage, but does not provide the 
calculations. Therefore, a condition has been included in this approval requiring 
the addition of a breakdown of the proposed lot coverage to the DSP. 
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c. The maximum building' height is 40 feet. The plan indicates the 
proposed education building will be 41 feet in height. Change to the 
height as required by the Zoning Ordinance 

The submitted DSP indicates that the existing education building is 40 feet high. 

d. The calculations for the play area requirement must be provided in 
the notes. 

The submitted DSP provides the calculations for the outdoor play area for the 
daycare and private school; however, the play area provided for the school as 
listed on the cover sheet does not match that on the plan sheet. Therefore, a 
condition has been included in this approval requiring the correction of this 
discrepancy. 

e. Parking for a day care center is 1 space required for every 8 
children. One space for four seats (800 seats) is required for the 
church. Therefore, 212.5 or 213 parking spaces are required for both 
uses. This note must be corrected. 

The submitted DSP provides parking_for each of the site's proposed and existing 
uses at the required ratios. 

f. A minimum of 22 feet of access must be provided to all parking areas 
in order to accommodate two-way traffic. The drive aisle adjacent to 
the existing Sunday school must be designated as one way. 

The submitted DSP provides sufficient driveway widths and the one-way drive 
aisle has been designated as such. 

g. Parking spaces cannot be used for any other purposes. One 12 foot 
by 33 foot separate loading space must be provided (parking spaces 
cannot double as a loading area). 

The submitted DSP proposes two separate 12-foot by 33-foot loading-only spaces. 

h. Parking must be provided and the use included in the parking 
schedule of the existing Sunday school building or add a note to 
indicate that the building is to be torn down when the new Sunday 
school building is completed. 

The submitted DSP provides parking for each of the site's proposed and existing 
uses at the required ratios. 
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i. The landscape plan- does not match the site plan. The plans must 
show the same information. 

The submitted DSP and landscape plan show the same information. 

j. The dumpster and transformer pad shown behind the church 
conflicts with the parking layout shown on the landscape plan. The 
plans must show the same information. 

The submitted DSP and landscape plan show the same information. 

k. Outdoor play area operation must be limited. This note must be 
added onto the site plan. 

The submitted DSP does not provide a note regarding the operation times of the 
outdoor play areas. Therefore, a condition has been included in this approval 
requiring this addition to the DSP. 

I. There are 335 parking spaces on the site plan. The site notes indicate 
that a total of 342 spaces are provided. The correct total should be 
indicated. 

The submitted DSP provides a total of 496 parking spaces. 

m. Labeling the proposed building as "Education Building" gives the 
impression that this·may be used as a private school. The word 
education should be replaced with "day care/Sunday School" 
building (for purposes of clarity). 

The submitted DSP labels the school building as such. 

n. The mix of evergreens shown on the Detailed Site Plan in the buffer 
area shall be changed to a 1/3-2/3 mix of evergreens to add variety. A 
more appropriate variety of evergreen should be submitted for the 
red cedars that are shown. 

The submitted DSP provides buffers where needed with a mix of plant types and 
species. 

o. The size of the plants should be revised to meet the minimum 
standards required by the Landscape Manual. 
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The submitted DSP proposes all plants at the minimum standard size required by 
the 20 IO Prince George's County Landscape Manual. 

p. Trees and shrubbery should be added to the play area for the day 
care to provide separation from the parking lot and to add shade. 

The submitted landscape certification form indicates that the previously proposed 
shrubs between the day care play area and parking lot are missing and are to be 
replaced. To ensure this happens, a condition has been included in this approval 
requiring the DSP to show all of the previously approved landscaping that needs 
to be removed and replaced or replanted. 

b. Detailed Site Plan DSP-91071-01: The Planning Board approved DSP-91071-01 on June 
19, 2003, PGCPB Resolution No. 92-247, subject to three conditions, which warrant the 
following discussion: 

2. Prior to the issuance of any building permits, either a plat of correction to 
remove Note 3 shall be approved, or a new preliminary plan of subdivision 
shall be approved. 

A plat of correction to remove Note 3 as discussed was approved and recorded as the 
current record plat for the property, REP 197-70. 

3. Prior to certification, the following revisions shall be made: 

a. The bufferyard along Lot 16, Huntsville shall be revised to be a "B" 
buff eryard. 

The submitted DSP shows the bufferyard along Lot 16 as a Type "B" bufferyard 
as required. 

b. Details for a proposed brick dumpster enclosu.re shall be provided. 

The submitted DSP provided a detail for a dumpster enclosure for the new 
dumpster location; however, it did not indicate the material of the enclosure. 
Therefore, a condition has been included in this approval requiring this to be 
shown as a brick enclosure. 

c. The use of Arborvitae as a shrub shall be changed to Glossy Abelia 
or other acceptable shrub. 

The submitted DSP does not use arborvitae as a shrub. 
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10. Prince George's County Landscape Manual: Landscaping, screening, and buffering of 
development in the R-80 Zone should be provided as set forth in the 2010 Prince George's County 
Landscape Manual. The site plan is subject to Section 4.2, Requirements for Landscape Strips 
Along Streets; Section 4.3, Parking Lot Requirements; Section 4.4, Screening Requirements; 
Section 4.7, Buffering Incompatible Uses; and Section 4.9, Sustainable Landscaping Requirements 
of the 2010 Prince George's County Landscape Manual. 

a. The subject site is bordered by two public rights-of-way, Sheriff Road and Hunt Avenue, 
which is a small, platted, undeveloped right-of-way that the applicant intends to have 
vacated in the future. However, for now, a Section 4.2, Landscape Strip Along Streets, is 
required along both of these frontages. The landscape plan provides the appropriate 
schedules for both rights-of-way; however, some of them are completed incorrectly or do 
not correspond to what is labeled and shown on the landscape plan itself. These schedules 
and the landscape plan, specifically for Landscape Strips 4, 5, 6, 8, and 13, should be 
revised to be complete and correct. A condition requiring this has been included in this 
approval. 

Additionally, the applicant has requested alternative compliance to Section 4.2 for 
portions of the frontage along Sheriff Road and Hunt Avenue. The findings of the 
Alternative Compliance Committee, as adopted by the Planning Board, are as follows: 

REQUEST 1: Section 4.2 Landscape Strips along Streets, along Sheriff Road. 

REQUIRED: 4.2 Landscape Strips along Streets, along Sheriff Road, Plant Schedule 3 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Shrubs 

±440 feet 
10 feet 

l3 
126 

PROVIDED: 4.2 Landscape Strips along Streets, along Sheriff Road, Plant Schedule 3 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Shrubs 
Perennial Herbaceous Plants 

Justification: 

±440 feet 
10+ feet 

13 
90 

674 

A 440-linear-foot segment along Sheriff Road is not in full compliance with Section 4.2 of 
the 20 IO Prince George's County Landscape Manual. A portion of the required landscape 
strip proposes perennial herbaceous plant material, Pennisetum alopecuroides 'Hameln' 
and Sedum telepium 'Autumn Joy', as a substitute for some of the required shrubs in this 
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segment of the landscape strip. The applicant also proposes to provide two of the required 
shade trees within a planting area in front of the proposed sanctuary, which is set back 
approximately 50-feet from the property line and right-of-way. This distribution of the 
plant material will allow more visibility to the proposed sign along the site's frontage and 
will provide additional enhancement to the front of the building. The Alternative 
Compliance Committee, the Planning Director and the Planning Board have no objection 
to the proposed layout along the frontage, and determined that the proposal will be an 
equally effective alternative to Section 4.2 of the 2010 Prince George's County 
Landscape Manual. 

In review of the Section 4.2 Alternative Compliance request, the Committee noted that 
there are evergreen trees proposed within the landscape strips along Sheriff Road. 
Evergreen trees are not a recommended street tree as they can limit visual surveillance 
onto sites. The proposed evergreen trees were not included as a part of the Alternative 
Compliance request; however, the Planning Board found that the applicant should replace 
the proposed evergreen trees in the landscape strips along streets with an equivalent 
amount of shade trees, at a 2: 1 ratio, or an equal number of ornamental trees, where there 
are notable site constraints. The 4.2 schedules should be revised accordingly to indicate 
the change. 

REQUEST 2: Section 4.2 Landscape Strips along Streets, along Sheriff Road . 

. REQUIRED: 4.2 Landscape Strips along Streets, along Sheriff Road, Plant Schedule 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Shrubs 

±191 feet 
10 feet 

6 
55 

PROVIDED: 4.2 Landscape Strips along Streets, along Sheriff Road, Plant Schedule 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Shrubs 

Justification: 

±191 feet 
10 feet 

2 
100 

A 191-linear-foot segment along Sheriff Road is not in full compliance with Section 4.2 of 
the Prince George's County Landscape Manual. There are two site constraints. The first 
is a 30-foot-wide Washington Suburban Sanitary Commission (WSSC) right-of-way that 
abuts Sheriff Road and intrudes into the landscape strip. The applicant does not propose 
any plant materials within the WSSC right-of-way. The second is a retaining wall that is 
required to create a level area for a sidewalk, within the right-of-way. Due to the location 

DSP-91071-03_Backup   70 of 109



PGCPB No. 11-76 
File No. DSP-91071/02 
Page 12 

of the retaining wall and the space limitations of the planting area, the applicant proposes 
to substitute shrubs for the required shade trees in this location. The retaining wall is 6-
feet above grade and will be visible from Sheriff Road. The proposed shrubs in front of 
the retaining wall will soften and enhance views of the retaining wall from the public 
street. The applicant should correct Plant Schedule No. 4 on the submitted landscape plan 
to indicate that I 00 shrubs are provided. 

The Alternative Compliance Committee notes that the plant materials provided in this 
portion of the landscape strip will be comparable to those required under normal 
compliance with the 20 IO Prince George's County Landscape Manual. The Alternative 
Compliance Committee, the Planning Director and the Planning Board determined that the 
proposal will be equally effective as an alternative to Section 4.2 of the 2010 Prince 
George's County Landscape Manual. 

REQUEST 3: Section 4.2 Landscape Strips along Streets, along Hunt Avenue. 

REQUIRED: 4.2 Landscape Strips along Streets, along Hunt A venue, Plant Schedule 13 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Shrubs 

±149 feet 
10 feet 

5 
42 

PROVIDED: 4.2 Landscape Strips along Streets, along Hunt A venue, Plant Schedule 13 

Length of Landscaped Strips 
Width of Landscaped Strips 
Shade Trees 
Ornamental Trees 
Shrubs 

Justification: 

±149 feet 
IO feet 

0 
9 

48 

Alternative Compliance is required for the proposed plant substitutions along the Hunt 
Avenue 40-foot right-of-way. Hunt Avenue is an undeveloped and unutilized right-of-way 
(Paper Street) northwest of the site and adjacent to a storm water pond access 
drive/easement and underground utilities. The applicant is proposing the substitution of 
ornamental trees for the required shade trees within the proposed I 0-foot-wide landscape 
strip to reduce disturbance that large tree growth may have on the adjacent utility and 
storm water access drive/easement. In the applicant's proposal, nine ornamental trees are 
substituted for the required shade trees, which demonstrate an acceptable substitution rate 
of 2 ornamentals for I shade tree. The Alternative Compliance Committee, the Planning 
Director and the Planning Board determined that the proposed plant substitutions will be 
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an equally effective alternative to Section 4.2 of the 2010 Prince George's County 
Landscape Manual. 

Decision: 
The Planning Board approved of Alternative Compliance for Requests 1, 2, and 3, Section 
4.2, Landscape Strips along Streets, along Sheriff Road and Hunt Avenue of the 2010 
Prince George's County Landscape Manual subject to two conditions, which have been 
included in this approval. 

b. Section 4.3(c)(l), Parking Lot Perimeter Landscape Strip Requirements, requires a 
landscape strip in any zone when a parking lot is adjacent to a property line. The subject 
detailed site plan does not propose any parking lots adjacent to any pr(?perty lines, except 
rights-of-way, so there are no requirements for this section. 

Section 4.3( c )(2), Parking Interior Planting Requirements, requires a certain percentage of 
the parking lot, according to the size of the lot, to be interior planting area and to be 
planted with one shade tree for each 300 square feet of interior landscaped area provided. 
The DSP has multiple existing and proposed parking areas, all of which are subject to this 
section due to the fact that the proposed building expansion results in the creation of 
additional impervious area. The applicant has requested alternative compliance to this 
section for multiple parking areas. The findings of the Alternative Compliance Committee 
as adopted by the Planning Board are as follows: 

REQUEST 4: Section 4.3(c)(2), Parking Lot Interior Planting Requirements 

Surface parking on the subject site is proposed within six separate parking areas of which 
two are existing lots that will remain with minimal disturbance, two are new, and two are 
existing lots that will be modified substantially. Parking Lots 1, 2, and 3, are the subject of 
this alternative compliance request. 

Parking Lot #1 - 40,867 Square feet: 

REQUIRED: 4.3(c)(2), Parking Lot Interior Planting Requirements, Parking Lot #1. 

Interior Planting Area Required 
Number of Shade Trees Required 

3,269 sq. ft. or 8% 
22 
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PROVIDED: 4.3(c)(2), Parking Lot Interior Planting Requirements, Parking Lot #1. 

Interior Planting Area Provided 
Shade Trees Provided within the Interior Planting Area 
Trees Provided within the Interior Planting Area and 
Parking Lot Perimeter* 

*includes shades and ornamental trees 

Justification: 

6,539 sq. ft. or 8% 

14 
25 

The applicant has filed this request for Alternative Compliance from Section 4.3(c)(2), 
Parking Lot Interior Planting Requirements, to reduce the required number of shade trees 
for Parking Lot # I . Parking Lot # I is an existing overflow parking area, located in the 
western portion of the site, which will be modified substantially by the applicant's 
proposal. 

In this lot, the applicant is providing twice the amount of generally required interior green 
area. The number of shade trees required in a particular lot is based upon the amount of 
interior green provided. The Alternative Compliance Committee notes that if the applicant 
were to provide less interior green area, then the shade tree requirement would be less and 
would be met by the applicant's proposal. The shade tree requirement is 22 shade trees 
based on the interior green area provided, and the applicant's proposal demonstrates that 
only 14 shade trees are provided. While all of the required shade trees are not provided 
interior to the parking lot, there are 11 additional shade trees and ornamental trees 
proposed at the perimeter of the lot that meet the objectives of Section 4.3 by providing 
shade and visual relief within parking facilities, and minimizing the heat island effect 
created by large expanses of pavement. When the Alternative Compliance Committee, the 
Planning Director and the Planning Board gives consideration to those trees planted at the 
perimeter of Parking Lot #I, they find that the proposed alternative landscape design will 
be an equally effective alternative to Section 4.3(c)(2) of the 2010 Prince George's 
C aunty Landscape Manual. 
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Parking Lot #2 - 40,945 square feet: 

REQUIRED: 4.3(c)(2), Parking Lot Interior Planting Requirements, Parking Lot #2. 

Interior Planting Area Required 
Number of Shade Trees Required 

3,276 sq. ft. or 8% 
18 

PROVIDED: 4.3(c)(2), Parking Lot Interior Planting Requirements, Parking Lot #2. 

Interior Planting Area Provided 
Shade Trees Provided within the Interior 
Trees Provided within the Interior Planting Area 
and Parking Lot Perimeter* 
*includes shades and ornamental trees 

Justification: 

5,241 sq. ft. or 12.8% 
1 

21 

The applicant has filed this request for Alternative Compliance from Section 4.3( c )(2), 
Parking Lot Interior Planting Requirements, to reduce the required number of shade trees 
for the Parking Lot #2. Parking Lot #2 is an existing lot, located west of the existing 
school building that will not be modified substantially by the applicant's proposal. 

The largest portion of the interior green area provided in the applicant's proposal is an 
existing memorial garden. This garden has a social function for the church community and 
it is planted and maintained by church members. The Alternative Compliance Committee 
recognizes that it may be inappropriate to disturb the memorial garden by the planting of 
additional shade trees to meet the interior planting requirement. The existing ornamental 
trees provided within the· memorial garden beautify the parking area and further the goals 

, of Section 4.3. 

Overall, eleven ornamental trees are provided within interior green areas, and there are 
additional shade and ornamental trees proposed at the perimeter of the lot, including 
between the school building and Parking Lot #2. The Alternative Compliance Committee, 
the Planning Director and the Planning Board find that the proposed alternative landscape 
design will be an equally effective alternative to Section 4.3(c)(2) of the 2010 Prince 
George's County Landscape.Manual. 
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Parking Lot #3 -37,382 square feet: 

REOUIRED:.4.3{c){2), Parking Lot Interior Planting Requirements, Parking Lot #3. 

Interior Planting Area Required 
Number of Shade Trees Required 

2,991 sq. ft. or 8% 
- 14 

PROVIDED: 4.3{c){2), Parking Lot Interior Planting Requirements, Parking Lot #3. 

Interior Planting Area Provided 
Shade Trees Provided within the Interior Planting 
Trees Provided within the Interior Planting Area and 
Parking Lot Perimeter* 

*includes shades and ornamental trees 

Justification: 

4,000 sq. ft. or 10.7% 

5 
19 

The applicant has filed this request for Alternative Compliance from Section 4.3( c )(2), 
Parking Lot Interior Planting Requirements, to reduce the required number of shade trees 
for Parking Lot #3. Parking Lot #3 is an existing lot, located southeast of the existing 
school building and existing sanctuary that will not be modified substantially by the 
applicant's proposal. 

Instead of removing areas of existing asphalt to meet the Section 4.3 requirement the 
applicant proposes to plant seven additional shade trees and three ornamental trees to 
supplement the 9 existing plant materials that exist at the perimeter of Parking Lot #3. 
Those additional shade and ornamental trees at the perimeter of Parking Lot #3 meet the 
objectives of Section 4.3 of the 2010 Prince George's County Landscape Manual by 
providing shade and visual relief within parking facilities, and minimizing the heat island 
effect created by large expanses of pavement. When the Alternative Compliance 
Committee, the Planning Director and the Planning Board gives consideration to those 
trees planted at the perimeter of Parking Lot #3, they find that the proposed alternative 
landscape design will be an equally effective alternative to Section 4.3(c)(2) of the 2010 
Prince George's County Landscape Manual. 

Decision: 
The Planning Board approved Alternative Compliance for Section 4.3(c)(2), Parking Lot 
Interior Planting Requirements, for Parking Lots 1, 2, and 3, of the 2010 Prince George 's 
County Landscape Manual. 

c. Section 4.4, Screening Requirements, requires that all dumpsters and loading spaces be 
screened from all adjacent public roads. The two required loading spaces and the proposed 
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dumpster are located behind and to the south of the proposed gymnasium and are 
completely screened from Sheriff Road by the proposed buildings. 

d. Section 4. 7, Buffering Incompatible Uses, requires a buffer between adjacent 
incompatible land uses. A church and school are defined as medium impact uses; 
therefore, the subject property would require Section 4. 7 bufferyards where it is adjacent 
to an animal shelter, a high-impact use, in the northeast; single-family detached homes in 
the east; a cemetery, a low-impact use, in the south; a vacant, M-U-1-zoned parcel in the 
west; and a fast-food restaurant in the northwest. The landscape plan provides the 
appropriate schedules; however, some of them are completed incorrectly or do not 
correspond to what is labeled and shown on the landscape plan itself. These schedules and 
the landscape plan, specifically for Bufferyards 7, 9, 10, 11 and 12, should be revised to 
be complete and correct. A condition requiring this has been included in this approval. 

e. Section 4.9, Sustainable Landscaping Requirements, requires certain percentages of native 
plants be provided on-site, along with no invasive plants, and no plants being planted on 
slopes steeper than three-to-one. The landscape plan provided the appropriate schedule; 
however, it was completed incorrectly and should be revised to reflect the correct number 
of provided and required plants. The proposed plant list includes many native plants, and 
it appears the requirements have been met, so the schedule just needs to be revised. A 
condition requiring this has been included in this approval. 

11. Woodland and Wildlife Habitat Conservation Ordinance and the Tree Canopy Coverage 
Ordinance: The subject DSP proposes to construct a new sanctuary, gymnasium and additional 
parking on an existing developed site with a previously approved Detailed Site Plan DSP-91071 
and Type II Tree Conservation Plan TCPIVl 29/91. Because of the substantial change to the 
previously approved limits of disturbance (LOO), the site is now subject to the requirements of 
both the Woodland and Wildlife Habitat Conservation Ordinance and the Tree Canopy Coverage 
Ordinance. 

a. Subtitle 25 Division 2: Woodland and Wildlife Habitat Conservation Ordinance-­
This project is subject to the Woodland and Wildlife Habitat Conservation Ordinance 
because, although it has a previously approved tree conservation plan that was approved 
under the 1989 woodland conservation requirements, the proposed limits of disturbance 
with this application have signifiGantly changed. A revised Type 2 Tree Conservation 
Plan, TCP2- l 29-9 l -02, reflecting the current woodland conservation requirements, has 
been submitted. 

The site has a woodland conservation requirement of 5 .1 7 acres. The TCP2 proposes to 
meet the requirement with 4.93 acres of on-site woodland preservation and 0.36 acres of 
on-site woodland reforestation, which will exceed the requirement. The entire woodland 
conservation requirement will be met on-site. Woodland preservation is focused in the 
priority areas of the site, adjacent to the stream valley areas. The Planning Board reviewed 
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various technical issues regarding labeling and linework that need to be revised on the 
TCP2 prior to certification and these conditions have been included in the this approval. 

Additionally, the site contains 21 specimen trees numbered T29 through T46. The plan 
proposes to remove six specimen trees {T30 and T41-46). The removal of specimen trees 
T4 l, T42, T43, T44, T45 and T46 were approved to be removed with the previously 
approved TCP2. These trees can be removed without the submittal of a variance because 
they were approved for removal prio~ to the enactment of the current regulations that 
require a variance for the removal of specimen trees. The current regulations require the 
preservation of specimen trees (Section 25-l 22(b )(1 )(G)) unless a variance has been 
approved. 

Specimen tree T3 0 is subject to the current regulation that requires a variance for the 
removal of specimen trees because it was not shown to be removed on the previously 
approved TCP2. It appears that the removal of this tree is necessary for a proposed 
vehicular entrance into the site. 

A variance application for the removal of specimen tree 30 has been submitted. Section 
25-119( d)(l) contains six required findings to be made before a variance from the 
Woodland and Wildlife Habitat Conservation Ordinance can· be granted. An evaluation of 
this variance request with respect to the required findings is provided as follows: 

(A) Special conditions peculiar to the property have caused the unwarranted 
hardship 

The site is located on Sherriff Road, a designated arterial roadway that receives high 
volumes of traffic that necessitates a safe sight distance to exit the site. According to the 
applicant's justification, the proposed access point at this location is appropriate in order 
to provide adequate and safe sight distance for entry and exit to the site. The entrance will 
also improve on-site circulation for vehicles entering and leaving the site due to the 
additional parking area proposed in this design. The entrance cannot be relocated farther 
east because it is .adjacent to the PMA. If moved farther west, the entrance would be too 
close to an existing entrance and may create an unsafe traffic condition. If the site is 
developed without this proposed entrance, it would create an unwarranted hardship and 
possible unsafe circulation on the traffic in this area. 

(B) Enforcement of these rules will deprive the applicant of rights commonly 
enjoyed by others in similar areas 

If other properties encounter protected trees in similar locations on a site where vehicular 
access is necessary for the safety and welfare of vehicular circulation, the same 
considerations would be provided during the review of the required variance application. 
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(C) Granting the variance will not confer on the applicant a special privilege that 
would be denied to other applicants 

If other properties encountered protected trees in similar conditions and locations on a site, 
the same considerations would be provided 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 request is not based on conditions or circumstances which are the result of actions by 
the applicant because the entrance has not been built. 

(E) The request does not arise from a condition relating to land or building use, 
either permitted or nonconforming, on a neighboring property 

The request to remove the specimen tree does not arise from any condition on a 
neighboring property. 

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

Granting the variance to remove the specimen tree will not directly affect water quality 
because new stormwater management features are proposed for this site, which currently 
does not have any. 

The Planning Board found that the required findings of Section 25-119( d) have been 
adequately addressed for the removal of specimen tree 30. 

b. Subtitle 25 Division 3: Tree Canopy Coverage Ordinance-Section 25-128 of the 
Prince George's County Code requires a minimum pereentage of tree canopy coverage 
(TCC) on properties that require a grading permit. Properties zoned R-80 are required to 
provide a minimum of 15 percent of the gross tract area in tree canopy. The overall , 
development has a gross tract area of 18.12 acres and, as such, tree canopy coverage of 
2.72 acres is required. This requirement will be met and exceeded with the proposed 
woodland conservation of 5 .29 acres. A TCC worksheet has been provided on the 
landscape plan; however, the gross tract area and TCC required is incorrect and, therefore, 
a condition requiring this to be corrected has been included in this approval. 

12. Further Planning Board Findings and Comments from Other Entities: The subject 
application was referred to concerned agencies and divisions. The referral comments are 
summarized as follows: 

a. Historic Preservation-The subject project has no effect on Historic Sites, Resources or 
Districts. 

DSP-91071-03_Backup   78 of 109



PGCPB No. 11-76 
File No. DSP-91071/02 
Page 20 

b. Comm unity Planning-The application is not inconsistent with the 2002 Prince 
George's County Approve General Plan Development Pattern policies for the Developed 
Tier and conforms to the institutional land use recommendations of the 2010 Approved 
Subregion 4 Master Plan and Adopted Sectional Map Amendment. 

c. Transportation Planning-The Planning Board reviewed the analysis of the detailed site 
plan application as follows: 

The subject property consists of 18.12 acres of land in the R-80 and C-M zones. 
The property is on the south side of Sheriff Road to the east of its intersection 
with Martin Luther King Jr. Highway (MD 704). The property has an approved 
site plan for the 800-seat church sanctuary building, a 11 7-student day care 
facility, a 250-student private school for grades K-8, and approximately 1,064 
square-foot related office building. The submitted plan proposes the construction 
of a new sanctuary, which would increase the size of the existing church on the 
site from 800 seats to 1,200 seats. The plan includes the demolition of the existing 
sanctuary building, and replacing it with a new gymnasium with indoor track, 
game room, youth activity room, children's play room and a small cafe to be used 
only by the existing school and daycare students with approved enrollment caps of 
250 and 117, respectively. The plan also shows modification and expansion of the 
existing 3 04 parking spaces into a 501 surface parking space compound, or 15 6 
spaces more than the required number of parking spaces for the proposed uses. 

The underlying approved Preliminary Plan of Subdivision 4-98052. The 
preliminary plan has no condition which caps development on the site, but 
Finding 7 of that resolution states that no new trips are proposed. Additionally, 
other materials included in the preliminary plan file indicate that there was no 
effort made to evaluate any possible expansion of the uses on the site so that 
traffic impacts could be properly assessed. In response to the above-cited concerns 
and as part of the evaluation of Detailed Site Plan DSP-91071-01, the applicant 
submitted a prepared traffic impact study dated March 2003. The purpose of this 
review was not to make an adequacy finding associated with this detailed site 
plan, but to provide justification for the extent of any future expansion of the uses 
and to clarify the adequacy findings made at the time of the preliminary plan. To 
this end and by using appropriate trip generation rates and pass-by rate for both 
the school and the day care uses, the Planning Board approval (PGCPB 
Resolution No. 03-139) for Detailed Site Plan DSP-91071-01 includes 
discussions on the total projected new weekday peak-hour vehicle trips for the site 
as 177 AM (105 in and 72 out) and 54 PM (22 in and 32 out), without limiting the 
amount of future development levels or mandating any specific weekday or 
weekend peak hour trip caps. 

DSP-91071-03_Backup   79 of 109



PGCPB No. 11-76 
File No. DSP-91071/02 
Page 21 

To adequately compare the potential trip generation of the proposed uses with the 
levels discussed above, the attached new trip generation report (dated June 27, 
2011) was prepared and submitted in support of the proposed plan. While the 
submitted theoretical analysis report shows potential increases in new weekday 
trips, stated earlier, by 14 AM and 9 PM trips during the weekday peak hours, the 
report concluded that there is no basis to assume that these increases in new 
weekday trips would be realized since the gym is intended as an ancillary use to 
existing uses, and the church's administrative staff (the key weekday trip 
generator) is already in place. To further justify this assertion, the applicant has 
indicated there are no plans, nor any need, to increase the number of church's 
administrative staff in response to the proposed increase in sanctuary seating. 

The site access is limited to Sheriff Road. Currently there are three access 
driveways serving the site, and all are acceptable. 

Based on the preceding analysis, the Planning Board found that the submitted 
detailed site plan is acceptable and meets the criteria of site plan approval, from 
the standpoint of transportation, as noted in Subtitle 27. 

d. Subdivision-The Planning Board reviewed a brief summary of the property, previous 
preliminary plan of subdivision approval, and the need for a minor plat of subdivision to 
consolidate the various properties shown on the DSP. This has been included as a 
condition in this approval. 

e. Trails-The Planning Board found that from the standpoint of non-motorized 
transportation, this plan is acceptable, fulfills the intent of applicable master plans and 
functional plans, fulfills prior conditions of approval, and meets the findings required for a 
detailed site plan as described in Section 27-285 of the Zoning Ordinance with the 
addition of conditions as included in this approval. 

f. Permit Review Section-The Permit Review comments are either not applicable at this 
time, have been addressed through revisions to the plans, or are addressed through 
conditions of approval of this detailed site plan. 

g. Public Facilities-The Planning Board found that the required fire, rescue, and police 
facilities have been determined to be adequate, but that there is no requirement for 
adequacy at the time of detailed site plan. 

h. Environmental Planning-The Planning Board reviewed a comprehensive review of the 
DSP's conformance with the requirements of the Woodland and Wildlife Habitat 
Conservation Ordinance, the Tree Canopy Coverage Ordinance, the Natural Resources 
Inventory, and the approved stormwater management concept. 
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i. Fire/EMS Department-The Prince George's County Fire/EMS Department did not 
provide comments on the subject application. 

j. Department of Public Works and Transportation (DPW&T)-In a memorandum 
dated May 26, 2011, DPW &T stated that they had no objection to this DSP and provided 
a standard response on issues such as frontage improvements, soils, storm drainage 
systems, and utilities in order to be in accordance with the requirements of DPW &T. 
Those issues will be enforced by DPW&T at the time of the issuance of permits. DPW&T 
also indicated that the subject DSP is consistent with approved Stormwater Management 
Concept Plan 16624-2009, dated February 14, 2011. In a separate letter dated September 
29, 20 I 0, DPW &T indicated that they had no objection to the placement of the proposed 
sign within the public utility easement (PUE), provided that all of the utility companies 
that are a party to the PUE agreement are also in agreement. 

k. Maryland State Highway Administration ,(SHA)-SHA did not provide comments on 
the subject application. 

I. Washington Suburban Sanitary Commission (WSSC)-In an e-mail dated 
April 27, 20 I 0, WSSC indicated that they had no issue with the proposed sign location 
within the public utility easement (PUE). They did not provide any other comments on the 
plan. 

m. Verizon-In an e-mail dated April 28, 2010, Verizon indicated that they had no objection 
to the proposed freestanding sign being located within the public utility easement (PUE) 
as long as three four-inch ducts were provided under the footing of the sign, which the 
applicant has provided. 

n. Potomac Electric Power Company (PEPCO)-In a letter dated September 24, 2010, 
PEPCO indicated that they had no objection to the proposed freestanding sign location 
within the public utility easement (PUE) with the understanding that PEPCO may remove 
part of or the entire sign in the event of new construction and/or the need to perform 
maintenance of the electric system in close proximity to the sign. 

o. American Telephone & Telegraph (AT&T)-In a letter dated April 9, 2010, AT&T 
indicated that they had no facilities in the area of the proposed project that would conflict 
with the location of the proposed freestanding sign. 

p. Washington Gas-In a letter dated April 16, 2010, Washington Gas indicated that they 
had no objection to the proposed freestanding sign location as it does not conflict with the 
g~ service. 

13. As required by Section 27-285(b) of the Zoning Ordinance, the detailed site plan represents a 
reasonable alternative for satisfying the site design guidelines of Subtitle 27, Part 3, Division 9, of 
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the Prince George's County Code without requiring unreasonable cost and without detracting 
substantially from the utility of the proposed development for its intended use. 

14. Per Section 27-285(b) (4) of the Zoning Ordinance, which became effective on 
September I, 20 I 0, a required finding for approval of a detailed site plan is as follows: 

The Planning Board may approve a Detailed Site Plan if it finds that the regulated 
environmental features have been preserved and/or restored in a natural state to the 
fullest extent possible. 

The site is not subject to the environmental regulations of Subtitle 27 that became effective on 
September 1, 20 I 0, because the site has a previously approved Detailed Site Plan; hence, the 
finding of"fullest extent possible" per 27-285(b)(4) is not required for the subject site. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 
County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and 
Planning Commission adopted the findings contained herein and APPROVED the Type 2 Tree 
Conservation Plan (TCP2-129-91-02) and APPROVED Alternative Compliance No. AC-92064/01, and 
further APPROVED Detailed Site Plan DSP-91071/02 for the above-described land, including a Variance 
from Section 25-122(b)(l)G) subject to the following conditions: 

I. Prior to signature approval of the detailed site plan, the following information shall be provided, 
notes added, or revisions made: 

a. Add the church's tax exempt identification number to the General Notes. 

b. Provide the breakdown and calculations for the proposed lot coverage. 

c. Revise the DSP to correct any discrepancies among labels and notes for the play area 
provided for the schoo I. 

d. Revise the DSP to note the limited hours of operation of the outdoor play area. 

e. Revise the DSP to show all of the previously approved landscaping that needs to be 
removed and replaced or replanted per the landscape certification plan. 

f. Label the freestanding sign advertising the private school, located near the existing 
western driveway entrance, as to be removed. 

g. The dumpster enclosure detail shall indicate that the enclosure will be made of brick or 
clad with brick veneer. 
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h. Provide the six-foot, eight-inch-wide decorative sidewalk along the subject site's entire 
frontage of Sheriff Road, unless modified by the Department of Public Works and 
Transportation (DPW &T). 

i. Revise the plans to show shared-lane markings for bicycles shall be provided along the 
subject site's entire frontage of Sheriff Road, unless modified by DPW &T. All pavement 
markings shall be consistent with the Federal Highway Administration's 2009 Edition of 
the Manual on Uniform Traffic Control Devices (MUTCD), Section 9C.07, unless 
modified by DPW &T or other applicable regulatory authority. 

j. In conjunction with the shared-lane markings, the applicant shall provide a minimum of 
two "Bicycles May Use Full Lane" signs (R4-11, MUTCD) along Sheriff Road, consistent 
with the Federal Highway Administration's 2009 Edition of the Manual on Uniform 
Traffic Control Devices (MUTCD), Section 9B.06, unless modified by DPW &Tor other 
applicable regulatory authority. 

k. Provide an additional sidewalk connection with marked crosswalk from Sheriff Road to 
the walkway around the proposed sanctuary at the site's ingress/egress point opposite of 
Willowood Court. 

I. Provide a marked crosswalk with ADA curb cuts and ramps from the sidewalk connection 
off Sheriff Road (reflected on the submitted plans) across the one-way drive aisle to the 
sidewalk in front of the sanctuary and gymnasium. 

m. Provide marked crosswalks across the drive aisle to the sidewalk around the sanctuary 
from the two walkways/stairs from the upper parking lot. 

n. Revise the site plan to demonstrate the height and dimensions for the proposed sanctuary 
and gymnasium buildings. 

o. Revise the tree canopy coverage worksheet to reflect the correct gross tract area and tree 
canopy coverage required. 

p. The TCP2 shall be revised as follows 

(1) Remove the symbol for "woodland cleared" from the legend. 

(2) Remove the existing Washington Suburban Sanitary Commission (WSSC) area 
( clearing area E) from the limit of disturbance (LOD) and show it to be preserved, 
counted as cleared. The area of woodland in this area shall remain counted as 
cleared. 

(3) Have the plans signed and dated by the qualified professional who prepared them. 
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q. Revise the landscape plan to show decorative-type plantings, including ornamental trees, 
shrubs, perennials and annuals, immediately adjacent to the north and east sides of the 
proposed sanctuary and the north side of the proposed gymnasium, where space allows 
outside of minimum sidewalk widths. 

r. Revise the Section 4.2 schedules and landscape strips, specifically for Landscape Strips 4, 
5, 6, 8, and 13, to be complete and correct. 

s. Revise the Section 4.7 schedules and bufferyards, specificapy for Bufferyards 7, 9, 10, 11 
and 12, to be complete and correct. 

t. Revise the Section 4.9, Sustainable Landscaping Requirements, schedule to reflect the 
correct number of provided and required plants in relation to the plant lists for each 
category. 

u. Either obtain approval for a departure from sign design standards from Section 27-6 l 7(a) 
of the Zoning Ordinance for the proposed freestanding sign, or revise the proposed sign to 
conform with the Zoning Ordinance provisions. 

v. The evergreen trees proposed in the Section 4.2, landscape strips along Sheriff Road, shall 
be replaced with the equivalent value of shade trees or ornamental trees. 

w. Planting Schedule No. 4 shall be revised to indicate that 100 shrubs are provided, in lieu 
of the required shade trees, in the area closest to the proposed retaining wall. 

x. Revise the DSP to reflect the landscaping and schedules as shown on the approved 
Alternative Compliance plan. 

2. Prior to the Maryland-National Park and Planning Commission (M-NCPPC) approval of building 
permits, a minor plat of subdivision pursuant to Section 24-108(a)(3) of the Subdivision 
Regulations, sha11 be required to consolidate Parcel C, Lots 17, 18, 21, 22 and part of Hunter 
A venue and Park A venue vacated by Vacation Petition V-09005 and as reflected on the approved 
detailed site plan (DSP). 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
the District Council of Prince George's County within thirty (30) days following the final notice of the 
Planning Board' s decision. 
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* * * * * * * * * * * * * 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Washington, seconded by Commissioner Cavitt, with Commissioners 
Washington, Cavitt, Squire and Bailey voting in favor of the motion, and with Commissioner Hewlett 
abstaining at its regular meeting held on Thursday, July 28, 2011, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 15 th day of September 2011. 

PCB:JJ:JK:arj 

Patricia Colihan Barney 
Executive Director 

By Jessica Jones 
Planning Board Administrator 

__ .,. ' l' ,.., .... IENCY. 
t.?H' 
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PGCPB No. 2022-30 File No. 4-21022 

RESOLUTION 

WHEREAS, First Baptist Church of Highland Park is the owner of a 18.69-acre parcel of land 
known as Parcel D, recorded in the Prince George's County Land Records in Plat Book MMB 234, 
page 83; and Parcels 61 and 67, recorded in the Land Records in Liber 40454 at folio 372 and 
Liber 21285 at folio 421, respectively, said property being in the 13th Election District of Prince George's 
County, Maryland, and being zoned One-Family Detached Residential (R-80); and 

WHEREAS, on December 28, 2021, Community Housing Initiative, Inc. filed an application for 
approval of a Preliminary Plan of Subdivision for 1 parcel; and 

WHEREAS, the application for approval of the aforesaid Preliminary Plan of Subdivision, also 
known as Preliminary Plan 4-21022 for First Baptist Church of Highland Park was presented to the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission by 
the staff of the Commission on March 3, 2022, for its review and action in accordance with the Land Use 
Article of the Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24, 
Prince George's County Code; and 

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission 
recommended APPROVAL of the application with conditions; and 

WHEREAS, on March 3, 2022, the Prince George's County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince 
George's County Code, the Prince George's County Planning Board APPROVED Type 1 Tree 
Conservation Plan TCPl-021-2021, and APPROVED a Variance from Section 25-122(b)(l)(G) to allow 
removal of two specimen trees, and further APPROVED Preliminary Plan of Subdivision 4-21022 for 
1 parcel with the following conditions: 

1. Prior to signature approval, the preliminary plan of subdivision shall be revised, as follows: 

a. Remove the business center from General Note 14. 

b. Show a 10-foot-wide public utility easement along the property's frontage with Hunt 
Avenue. 

c. Remove the term "or handicapped families" from General Notes 11 and 12. 

2. Development of the site shall be in conformance with the pending Stormwater Management 
Concept Plan, 16624-2009-02, and any subsequent revisions. 
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3. Prior to approval, the final plat shall include: 

a. Dedication of a IO-foot-wide public utility easement along the public rights-of-way, as 
delineated on the approved preliminary plan of subdivision. 

4. Total development within the subject property shall be limited to uses which generate no more 
than 389 AlVI peak-hour trips and 232 PM peak-hour trips. Any development generating an 
impact greater than that identified herein above shall require a new preliminary plan of 
subdivision with a new determination of the adequacy of transportation facilities. 

5. Prior to signature approval of the preliminary plan of subdivision, the Type 1 tree conservation 
plan (TCPl) shall be revised, as follows: 

a. Add TCP 1-021-2021 to the approval box. 

b. Correct the plan to show the woodlands that have less than l 0,000 square feet and a 
width of less than 50 feet as woodland retained but not credited. 

c. Revise the worksheet to reflect the following: 

( 1) That the project is located within a priority funding area. 

(2) Adjust the amount of woodland preserved. 

(3) Add TCPl-021-2021 to the worksheet. 

d. Remove additional notes, only the Standard Type 1 Tree Conservation Plan Notes 
need to be shown on the TCP l. 

e. Show the buildings on Parcels 61 and 67 as removed. 

f. Add the following note below the specimen tree table: "This plan is in accordance with 
the following variance from the strict requirements of Subtitle 25 approved by the 
Planning Board on March 3, 2022 for the removal of (list specimen trees approved for 
removal)." 

g. Have the plans signed and dated by the qualified professional who prepared them. 

6. Prior to signature approval of the preliminary plan of subdivision, the applicant and the 
applicant's heirs, successors, and/or assignees shall submit a revised geotechnical report. 

7. At the time of detailed site plan (DSP), the DSP shall show the location of the mitigated safety 
factor line and the 25-foot building restriction line from the 1.5 safety factor line. 
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8. At time of final plat, a conservation easement shall be described by bearings and distances. The 
conservation easement shall contain the delineated primary management area, except for any 
approved impacts, and shall be reviewed by the Environmental Planning Section, prior to 
approval of the final plat. The following note shall be placed on the plat: 

"Conservation easements described on this plat are areas where the installation of 
structures and roads and the removal of vegetation are prohibited without prior written 
consent from the M-NCPPC Planning Director or designee. The removal of hazardous 
trees, limbs, branches, or trunks is allowed." 

9. Development of this subdivision shall be in conformance with an approved Type I Tree 
Conservation Plan (TCP 1-021-2021 ). The following note shall be placed on the final plat of 
subdivision: 

"This development is subject to restrictions shown on the approved Type I Tree 
Conservation Plan (TCPI-021-2021 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. 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." 

I 0. Prior to issuance of permits for this subdivision, a Type 2 tree conservation plan shall be 
approved. The following note shall be placed on the final plat of subdivision: 

"This plat is subject to the recordation of a Woodland Conservation Easement pursuant to 
Section 25-122(d)(l)(B) with the Liber and folio reflected on the Type 2 Tree 
Conservation Plan, when approved." 

11. Prior to issuance of any permits which impact I 00-year floodplain, wetlands, wetland buffers, 
streams or waters of the U.S., the applicant shall submit copies of all federal and state wetland 
permits, evidence that approval conditions have been complied with, and associated mitigation 
plans. 

12. Prior to acceptance of a detailed site plan (DSP), the applicant and the applicant's heirs, 
successors, and/or assignees shall include as part of the DSP submission, the following: 

a. A standard 5-foot-wide bicycle lane along the property frontage of Sheriff Road, 
consistent with the Guide for the Development of Bicycle Facilities (American of 
Association of State Highway and Transportation Officials) unless modified by the 
operating agency, with written correspondence. 
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b. A minimum 6-foot-wide sidewalk along the entire frontage of Sheriff Road, unless 
modified by the operating agency, with written correspondence. 

c. A minimum 5-foot-wide sidewalk and associated crosswalks from Sheriff Road to the 
proposed building entrance. 

d. Short-term and long-term bicycle parking, consistent with the Guide for the Development 
of Bicycle Facilities American of Association of State Highway and Transportation 
Officials to accommodate residents and visitors. 

13. In accordance with Section 24-135(b) of the Prince George's County Subdivision Regulations, 
the applicant and the applicant's heirs, successors, and/or assignees shall provide adequate on-site 
recreational facilities. 

14. The on-site recreational facilities shall be reviewed by the Urban Design Section of the 
Development Review Division of the Prince George's County Planning Department, for 
adequacy and proper siting, in accordance with the Prince George's County Park and Recreation 
Facilities Guidelines, with the review of the detailed site plan (DSP). Triggers for construction 
shall also be determined at the time of DSP. 

15. Prior to submission of the final plat of subdivision, the applicant, and the applicant's heirs, 
successors, and/or assignees shall submit three original executed recreational facilities 
agreements (RFAs) to the Development Review Division (ORD) of the Prince George's County 
Planning Department for construction of on-site recreational facilities, for approval. Upon 
approval by ORD, the RFA shall be recorded among the Prince George's County Land Records 
and the Liber and folio of the RF A shall be noted on the final plat, prior to plat recordation. 

16. Prior to approval of building permits for residential development, the applicant and the 
applicant's heirs, successors, and/or assignees shall submit a performance bond, letter of credit, or 
other suitable financial guarantee for construction of recreational facilities. 

BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George's County Planning Board are as follows: 

l. The subdivision, as modified with conditions, meets the legal requirements of Subtitles 24 and 27 
of the Prince George's County Code and the Land Use Article of the Annotated Code of 
Maryland. 

2. Overview-The subject property is located on the south side of Sheriff Road, approximately 
150 feet east of its intersection with MD 704 (Martin Luther King Jr. Boulevard). The property 
consists of 18.69 acres and is currently comprised of three parcels known as Parcel D, recorded in 
the Prince George's County Land Records in Plat Book MMB 234, Page 83, and Parcels 61 and 
67, recorded in the Land Records in Liber 40454 at folio 372 and Liber 21285 at folio 421, 
respectively. The property is within the One-Family Detached Residential (R-80) Zone and is 
subject to the 2004 Approved Subregion 4 Master Plan and Endorsed Sectional Map Amendment 
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(Subregion 4 Master Plan and SMA), Subtitles 24 and 27 of the Prince George's County Code, 
and other applicable plans as outlined herein. This preliminary plan of subdivision (PPS) includes 
one parcel for development of 138 multifamily dwelling units for the elderly, in addition to 
128,112 square feet of existing institutional uses. Subtitle 27 permits the proposed use for elderly 
or handicap families, however the applicant is proposing the use for elderly residents, as such the 
analysis herein is based on exclusively elderly use. The site is currently occupied by the First 
Baptist Church of Highland Park, including a school and day care facility, which are the subject 
of previous PPS approvals. The addition of residential development exceeds the prior 
entitlements for the site and is subject to a new PPS approval. 

The applicant also filed a variance request to Section 25-122(b)(l)(G) of the Prince George's 
County Woodland and Wildlife Habitat Conservation Ordinance (WCO), to allow removal of 
two specimen trees. This request is discussed further in the Environmental finding of this 
resolution. 

3. Setting-The property is located on Tax Map 59 in Grids D4 and E4, Tax Map 61 in Grid D1, 
and is within Planning Area 72. The abutting properties to the south and east are located in the 
R-80 Zone and are developed with a cemetery and single-family residential uses. The properties 
flanking the site to the west are located in the Mixed Use-Infill (M-U-1) Zone and Development 
District Overlay (D-D-O) Zone and are developed with an eating and drinking establishment with 
drive-through service, a gas station, and a monopole. The properties beyond Sheriff Road to the 
north are located in the M-U-1/D-D-O Zones and the Townhouse Zone and are developed with a 
gas station and single-family attached dwellings, respectively. 

FINDINGS AND REASONS FOR STAFF RECOMMENDATION 

4. Development Data Summary-The following information relates to the subject PPS application 
and the approved development. 

EXISTING APPROVED 
Zone R-80 R-80 
Use(s) Institutional Institutional and Residential 
Acreage 18.69 18.69 
Lots 0 0 
Parcels 3 I 
Dwelling Units NIA 138 
Gross Floor Area 128,112 128,112 

Pursuant to Section 24-l 19(d)(2) of the Subdivision Regulations, this case was heard at the 
Subdivision and Development Review Committee meeting on January 7, 2022. 
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5. Previous Approvals-PPS 4-92017 was approved by the Prince George's County Planning 
Board on April 23, 1992 (PGCPB Resolution No. 92-92). This PPS was approved for 
resubdivision of the site into two outlots and one parcel containing the existing church 
development. 

DSP-91071 was approved on September 10, 1992 (PGCPB Resolution PGCPB No. 92-247), for 
addition of the Church's day care center. 

PPS 4-98052 was approved by the Prince George's County Planning Board on December 3, 1998 
(PGCPB Resolution No. 98-310). This PPS was approved for resubdivision of the site into 
one parcel and one outlot containing the existing church development and associated uses. No 
development was proposed with this application. The outlot was conveyed to the adjoining 
National Harmony Memorial Park cemetery. The prior PPS 4-98052 is superseded by 
PPS 4-21022. None of the conditions associated with this previously approved PPS affect the 
current PPS 4-21022 approval. 

DSP-91071-01 was approved on June 19, 2003 (PGCPB Resolution No. 03-139), for addition of 
a 250-student private school, an increase to the day care enrollment and a 1,064-square-foot 
accessory credit union/bank. 

DSP-91071-02 was approved on July 28, 2011 (PGCPB Resolution No 11-76), for addition of 
28,530 square feet of gym space. 

6. Community Planning-The 2014 Plan Prince George's 2035 Approved General Plan 
(Plan 2035) and conformance with the master plan are evaluated, as follows: 

Plan 2035 
This site is located within the Established Communities growth policy area. Plan 2035 describes 
Established Communities as areas appropriate for context-sensitive infill and low- to 
medium-density development and recommends maintaining and enhancing existing public 
services, facilities, and infrastructure to ensure that the needs of residents are met (page 20). 

Master Plan Conformance 
The Subregion 4 Master Plan recommends institutional future land use on the subject property. 
Multifamily dwellings for the elderly are permitted in the R-80 Zone in accordance with Prince 
George's County Council Bill CB-9-2019, which amended Section 27-44l(b) of the Prince 
George's County Zoning Ordinance and requires density be in accordance with the Multifamily 
High Density Residential (R-10) Zone. The maximum density in the R-10 Zone is 48 dwelling 
units per acre. This PPS includes 7.4 dwelling units per acre, based on the total acreage of the 
property. 

Sectional Map Amendment/Zoning 
The Subregion 4 SMA retained the subject property in the R-80 Zone. 
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Pursuant to Section 24-12l{a)(5) of the Subdivision Regulations, this PPS conforms to the 
Subregion 4 Master Plan's recommended land use and density standards, as evaluated in this 
finding. 

7. Stormwater Management-An approved Stormwater Management (SWM) Concept Letter, 
16624-2009-02, and plan was submitted with this application. The approved SWM concept plan 
shows the use of six micro-bioretention facilities to meet the current requirements of 
environmental site design (ESD) to the maximum extent practicable (MEP). The approved SWM 
concept plan and the Type 1 tree conservation plan (TCP I) submitted as part of this PPS 
application show the same site layout. In accordance with Section 24-130 of the Subdivision 
Regulations, development of the site shall conform with the approved SWM concept plan and any 
subsequent revisions, to ensure no on-site or downstream flooding occurs. 

8. Parks and Recreation-This PPS was reviewed for conformance with the Subdivision 
Regulations, the Formula 2040: Functional Master Plan for Parks Recreation and Open Space, 
(Formula 2040) and the Subregion 4 Master Plan, pertaining to public parks and recreational 
facilities. 

The subject property is not abutting any existing Maryland-National Capital Park and Planning 
Commission (M-NCPPC)-owned parkland. However, there are several existing parks in the 
immediate vicinity. Columbia Park is located immediately north of MD 704 and Palmer Park is 
0.25 mile east along MD 704, both of which are currently undeveloped. Nearby parks that are 
developed include Kentlands Community Center, 1.0 mile to the north, and Cedar Heights 
Community Center, 1.0 mile to the west. 

Mandatory dedication of parkland is required, pursuant to Section 24-134(a) of the Subdivision 
Regulations. Based on the density proposed with this application, 1.4 acres of dedicated parkland 
would be required. Pursuant to Section 24-135 of the Subdivision Regulations, the Planning 
Board may approve a fee-in lieu of parkland dedication or on-site recreational facilities as an 
alternative to the dedication of land. In addition, as per Section 24-135(b ), recreational facilities 
may be approved, provided the following are met: 

1. Such facilities will be superior, or equivalent, to those that would have been 
provided under the provisions of mandatory dedication. 

2. The facilities will be properly developed and maintained to the benefit of 
future residents. 

The applicant proposed on-site recreational facilities to meet the mandatory dedication 
requirements. On a conceptual basis, their proposal indicates the provision of community rooms, 
fitness rooms, a library, movie theater, and business center. The conceptual recreational facilities 
are found to be acceptable, however, the proposed business center should not count toward 
meeting the requirements, as this is not considered a recreational facility. 

DSP-91071-03_Backup   92 of 109



PGCPB No. 2022-30 
File No. 4-21022 
Page 8 

The goals as recommended by Formula 2040 are as follows: 

1. Connect Prince George's County residents to quality parks, trails, 
recreation facilities and programs, and schools. Connect patrons ofDPR 
(socially and physically) to their neighborhoods and communities. 

2. Contribute to the Prince George's County economy and the financial 
sustainability of the community. 

3. Improve health (physical, mental, environmental, and cultural) of Prince 
George's County residents and promote a wellness ethic for the community 
as a whole by integrating fitness and wellness into facilities, programs, and 
events. 

The site has frontage along Sheriff Road, which contains a master-planned bike lane and 
sidewalk, which is discussed further in the Transportation section of this resolution. The applicant 
shall provide indoor and outdoor facilities for both passive and active recreation. These facilities 
will satisfy the above goals of providing connection to local parks, enhancing public 
infrastructure in the County, and improving the health of residents by ensuring the availability of 
recreational facilities. 

The Parks and Recreation policies, as recommended in the Subregion 4 Master Plan call for: 

1. Creating new parks and improve upon existing neighborhood and 
community parks. 

2. Provide parks and recreation facilities that meet the changing needs and 
interests of the community. 

The applicant shall provide variation in the on-site recreational facilities to meet the needs of the 
community. The applicant shall explore opportunities for on-site recreation, both active and 
passive and indoor and outdoor, to fit the demographics of the proposed residents. Possible 
suggestions include outdoor sitting areas or a sensory garden. The details of such provided 
facilities shall be provided with the detailed site plan (DSP) for this project. These facilities will 
satisfy the above recommendations. 

The applicant's proposal to provide on-site recreational facilities will meet the requirements of 
Section 24-135(b ). 

9. Bicycle and Pedestrian-This PPS was reviewed for conformance with the 2009 Approved 
Countywide Master Plan of Transportation (MPOT) and the Subregion 4 Master Plan to provide 
the appropriate pedestrian and bicycle transportation facilities. 

DSP-91071-03_Backup   93 of 109



PGCPB No. 2022-30 
File No. 4-21022 
Page9 

Existing Conditions, Sidewalks and Bike Infrastructure 
The site is along Sheriff Road, which includes an existing 6-foot-wide sidewalk along a portion of 
the property's frontage. 

Review of Master Plan Compliance 
This development case is subject to the MPOT. The subject property fronts on the recommended 
master-planned bicycle lane along Sheriff Road. 

The MPOT provides policy guidance regarding multimodal transportation, and the complete 
streets element of the MPOT recommends how to accommodate infrastructure for people walking 
and bicycling: 

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

Policy 4: Develop bicycle-friendly roadways in conformance with the latest 
standards and guidelines, including the 1999 AASHTO Guide/or tlie Development of 
Bicycle Facilities. 

This development is also subject to the Subregion 4 Master Plan, which includes the following 
recommendations for pedestrian and bicyclist facilities: 

A five-foot-wide bicycle lane along Sheriff Road. 

The Subregion 4 Master Plan also includes policies for pedestrian and bicycle facilities: 

Policy 1: Incorporate appropriate pedestrian-oriented and TOD features in the 
centers 

Policy 2: Provide sidewalks and neighborhood trail connections within existing 
communities to improve pedestrian safety, allow for safe routes to Metro stations 
and schools, and provide for increased non-motorized connectivity between 
neighborhoods. 

Policy 3: Develop bicycle friendly roadways in conformance with the latest 
standards and guidelines, including the 1999 AASHTO Guide/or tlie Development of 
Bicycle Facilities. 

The existing 6-foot-wide sidewalk along Sheriff Road shall be extended along the entire site 
frontage and include associated crosswalks and Americans with Disabilities Act curb ramps, 
unless modified by the operating agency. The applicant shall provide a minimum 5-foot-wide 
sidewalk and crosswalk connection from Sheriff Road to the proposed elderly living facility, and 
connections from the proposed building to the existing uses on-site. The applicant shall provide a 
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bicycle lane along the property frontage of Sheriff Road, per the MPOT and Subregion 4 Master 
Plan, unless modified by the operating agency. In addition, short- and long-term bicycle parking 
is required to accommodate multimodal use for future residents. Pedestrian and bicycle facilities 
are not required to be shown on the PPS; however, these facilities should be included on the DSP. 

Based on the preceding findings, the pedestrian and bicycle transportation facilities will serve the 
proposed subdivision, meet the findings required by Subtitle 24 of the County Code, and conform 
to the Subregion 4 Master Plan and the MPOT. 

10. Transportation-Transportation findings related to adequacy are made with this application, 
along with any determinations regarding dedication, access, and general subdivision layout. The 
proposed development is projected to generate fewer than 50 new peak-hour trips, therefore a 
traffic impact study was not required. 

Analysis of Traffic Impacts 
The subject property is currently unimproved and is located within Transportation Service Area 1, 
as defined in Plan 2035. As such, the subject property is evaluated according to the following 
standards: 

Links and Signalized Intersections: Level-of-service (LOS) E, with signalized 
intersections operating at a critical lane volume (CLV) of 1,600 or better. 

U nsignalized Intersections: The procedure for unsignalized intersections is not a true 
test of adequacy, but rather an indicator that further operational studies need to be 
conducted. 

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 CL V 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 CL V is computed. 

The proposed elderly living building is located on the property of an existing church that includes 
a day care and private school. The trip generated for those uses are included within the 
established trip cap for this application. The table below summarizes trip generation in each peak 
hour that is used in reviewing traffic and developing a trip cap for the site: 
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Trip Generation Summary: 4-21022 First Baptist of Highland Church 

Use AM Peak Hour PM Peak Hour 

Land Use Quantity Units In Out Total In Out Total 

Senior (Elderly) Living 138 units 7 11 18 14 8 

Church 128,112 square feet 30 19 49 24 25 

Day care Center 117 children 49 45 94 46 50 

Private School 250 students 125 103 228 30 35 

Total Trip Cap Recommendation 389 232 

The traffic generated by the proposed PPS would impact the following intersections, 
interchanges, and links in the transportation system: 

• Sheriff Rd/MD 704 (signalized) 
• Sheriff Rd/Belle Haven Dr (signalized) 
• Sheriff Rd/West Access ( unsignalized) 
• Sheriff Rd/Middle Access (unsignalized) 
• Sheriff Rd/East Access (unsignalized) 

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

EXISTING TRAFFIC CONDITIONS 
Critical Lane Volume Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
Sheriff Rd/MD 704 1,016 1,215 B C 

Sheriff Rd/Belle Haven Dr 348 420 A A 

Sheriff Rd/West Access* 9.1* 9.4* - -
Sheriff Rd/Middle Access* 9.1* 9.4* - -
Sheriff Rd/East Access* 9.0* 9.3* - -
*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. 

There are no critical intersections identified above that are programmed for improvements with 
100 percent construction funding within the next six years in the current Maryland Department of 
Transportation "Consolidated Transportation Program" or the Prince George's County "Capital 
Improvement Program." 

22 

49 

96 

65 
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The traffic study identified one background development whose impact would affect one of the 
study intersections. A second analysis was done to evaluate the impact of the background 
developments. The analysis revealed the following results: 

BACKGROUND TRAFFIC CONDITIONS 
Critical Lane Volume Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
Sheriff Rd/MD 704 1,041 1,234 B C 
Sheriff Rd/Belle Haven Dr 348 420 A A 

Sheriff Rd/West Access* 9.1* 9.4* - -
Sheriff Rd/Middle Access* 9.1* 9.4* - -
Sheriff Rd/East Access* 9.0* 9.3* - -
*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 following critical intersections identified above, when analyzed with total future traffic as 
developed using the "Trans'portation Review Guidelines, Part l" (Guidelines) including the site 
trip generation as described above, operate as follows: 

TOT AL TRAFFIC CONDITIONS 
Critical Lane Volume Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
Sheriff Rd/MD 704 1,046 1,240 B C 

Sheriff Rd/Belle Haven Dr 348 434 A A 

Sheriff Rd/West Access* 9.2* 9.6* - -
Sheriff Rd/Middle Access* 9.1* 9.0* - -
Sheriff Rd/East Access* 9.0* 9.4* - -
*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. 

MPOT, Subregion 4 Master Plan, and Site Access 
The subject site is along the master plan, 80-foot right-of-way of Sheriff Road, and is shown 
correctly on the PPS. There are no new access points to the site proposed and there is no 
additional right-of-way being sought with this application. The Subregion 4 Master Plan 
recommends Sheriff Road to maintain the current width of four lanes. 

Based on the preceding findings, adequate transportation facilities will exist to serve the 
subdivision, as required, in accordance with Section 24-124. 
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11. Schools-This PPS was reviewed for impact on school facilities, in accordance with 
Section 24-122.02 of the Subdivision Regulations, and Council Resolutions CR-23-2001 and 
CR-38-2002, Amended Adequate Public Facilities Regulations for Schools. The proposal includes 
138 elderly dwelling units, which will be reserved for residents above the age of 62 years. Per 
Section 24-122.02(b)(2), elderly housing operated in accordance with State and Federal Fair 
Housing law is exempt from the adequacy of the school facilities test. Thus, the 138 proposed 
dwelling units are exempt from the adequacy of school facilities test. 

12. Public Facilities-In accordance with Section 24-122.01, police, water and sewerage, and fire 
and rescue facilities are found to be adequate to serve the subject site, as outlined in a 
memorandum from the Special Projects Section, dated January 25, 2022 (Perry to Heath) and 
incorporated by reference herein. 

13. Public Utility Easement-Section 24-122(a) requires that when utility easements are required by 
a public company, the subdivider shall include the following statement in the dedication 
documents recorded on the final plat: 

"Utility easements are granted pursuant to the declaration recorded among the 
County Land Records in Liber 3703 at folio 748." 

The standard requirement for public utility easements (PUEs) is 10 feet wide along both sides of 
all public rights-of-way. The subject site fronts on the public rights-of-way of Sheriff Road and 
Hunt Avenue, a 40-foot-wide undeveloped right-of-way. The required PUE along Sheriff Road is 
delineated on the PPS. However, there is no PUE shown along Hunt Avenue. The PPS shall be 
revised to show this PUE. 

14. Historic-The subject property is adjacent to Harmony Memorial Park cemetery. Harmony 
Memorial Park is located on slightly more than 142-acres of open land in suburban Prince 
George's County. The eastern half of the site is relatively flat, while the western half has a steep 
terrain. The designed landscape features small stands of trees, some individual specimens, and 
large expanses of grass. Sections of Harmony Memorial Park that are named after sections in the 
old Harmony cemetery are identified by small signs at the front and rear of each section. Since 
the grave markers or monuments apparently were not moved from Columbian Harmony 
Cemetery with the remains, all the markers were probably fabricated after 1959. The markers are 
generally of a simple design, with minimal ornamentation and inscriptions. 

Columbian Harmony Cemetery was established in Washington, DC, in 1829 by the Columbian 
Harmony Society, a mutual aid organization founded in 1825 by a group of free African 
Americans. The cemetery has moved three times in the Society's history, before arriving at its 
current location in 1957. The first burial grounds, "Harmoneon" was a 1.3-acre site in 
Washington City located on Rhode Island Avenue near Boundary Street (present day Florida 
Avenue). After an ordinance forced cemeteries to relocate outside city limits, the Society 
acquired a larger site in 1857 outside city limits but within the District of Columbia corporate 
boundaries; and all remains were moved to the new "Harmony Cemetery" by 1859. In 1957, the 
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Society was approached by developer Louis M. Bell with an offer to relocate Columbian 
Harmony Cemetery to a site in Landover, Prince George's County, Maryland, in exchange for the 
Society's real property in the city. After an agreement was reached, approximately 37,000 
remains from Columbian Harmony Cemetery, representing burials from the early eighteenth to 
mid-twentieth centuries, were transferred to Harmony Memorial Park between May and 
November 1960. 

A search of current and historic photographs, topographic and historic maps, and locations of 
currently known archeological sites indicates that the probability of archeological sites within the 
subject property is low. While the subject property is adjacent to Harmony Memorial Park, a 
County-designated historic resource, the size of the resource and the location of the parts of the 
cemetery associated with the Columbian Harmony Cemetery are located away from the 
developing property. The subject application will not impact any historic sites, historic resources, 
or known archeological sites. 

15. Environmental-The following applications and associated plans have been reviewed for the 
subject site: 

Review Case # Associated Tree Authority Status Action Date Resolution Number 
Conservation Plan # 

4-92017 TCPI-7-92 Planning Board Approved 4/2311992 PGCPB No. 92-92 

NIA TCPII-129-91 Staff Approved 3/2011992 NIA 
DSP-91071 TCPII-129-91 Planning Board Approved 9110/1992 PGCPB No. 92-247 

4-98052 TCPI-7-92-01 Planning Board Approved 121311998 PGCPB No. 98-3 I 0 

DSP-91071-01 TCPII-129-91-0 I Planning Board Approved 611912003 PGCPB No. 03-139 

NRI-037-2008 NIA Staff Approved 911512008 NIA 
DSP-91071-02 TCPII-129-91-02 Planning Board Approved 7128/2011 PGCPB No. 11-76 

NRI-037-2008-01 NIA Staff Approved 512012019 NIA 
NRI-03 7-2008-02 NIA Staff Approved 101512021 NIA 
4-21022 TCP 1-021-2021 Planning Board Approved 3/3/2022 2022-30 

Proposed Activity 
The applicant requested approval of a PPS and TCPI-021-2021 for one parcel for development of 
138 multifamily units for the elderly and handicapped. 

Grandfathering 
This project is not grandfathered with respect to the environmental regulations contained in 
Subtitles 24, 25, and 27 that came into effect on September l, 2010, because the application is for 
a new PPS. This project is subject to the WCO and the Environmental Technical Manual (ETM). 

Site Description 
A review of available information, and as shown on the approved Natural Resources Inventory 
(NRI) indicates that 100-year floodplain, wetlands, streams, and steep slopes are found to occur 
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on the property. The site does not contain any wetlands of special state concern. The site is 
located in the Lower Beaverdam Creek watershed of the Anacostia River Basin. The Maryland 
Department of Natural Resources Natural Heritage Program determined that rare, threatened, and 
endangered species are not found to occur on-site. According to the Countywide Green 
Infrastructure Plan, of the Approved Prince George's Resource Conservation Plan: A 
Countywide Functional Master Plan (Green Infrastructure Plan), the site contains both regulated 
and evaluation areas. 

General Plan 
The site is located within the Established Communities of the Growth Policy Map and 
Environmental Strategy Area 1 (formerly the Developed Tier) of the Regulated Environmental 
Protection Areas Map, as designated by Plan 2035. 

CONFORMANCE WITH APPLICABLE PLANS 

Subregion 4 Master Plan 
The site contains both regulated and evaluation areas within the Green Infrastructure Plan. The 
text in BOLD is the text from the Subregion 4 Master Plan and the plain text provides comments 
on plan conformance. 

Policy 1: Protect, preserve, and enhance the identified green infrastructure network 
within Subregion 4. 

The site contains regulated and evaluation areas in the Green Infrastructure Plan that are 
comprised of streams, wetland, and floodplain. A majority of the evaluation area is within 
the woodland conservation preservation area proposed for the site. The applicant is 
proposing to enhance several of the regulated areas through afforestation. 

Policy 2: Minimize the impacts of development on the green infrastructure network 
and SCA's. 

The site contains regulated and evaluation areas of Green Infrastructure Plan that is 
comprised of streams, wetland, and floodplain. There are eight impacts to the primary 
management area (PMA). Seven of the impacts are existing from previous development 
on-site. One new impact to the PMA will be for a stormwater outfall. The applicant is 
proposing to enhance several of the regulated areas through afforestation. No special 
conservation areas have been identified on-site. 

Policy 3: Restore and enhance water quality in areas that have been degraded and 
preserve water quality in areas not degraded. 

This project has an approved SWM concept plan from the Prince George's County 
Department of Permitting, Inspections and Enforcement (DPIE), Case 16624-2009-02, 
which has six conditions of approval that relate to water quality and quantity 
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requirements for final design. DPIE will further review the site for conformance with 
state and local stormwater design. 

Policy 4: Improve the base information needed for the county to undertake and 
support stream restoration and mitigation projects. 

The site has an approved NRI that details existing conditions of the site. There is a PMA 
comprised of streams, floodplain, and wetlands and their associated buffers. These 
buffers will function as a wildlife habitat corridor connection, as recommended by the 
Subregion 4 Master Plan, and meet the intent of the Green Infrastructure Plan. No stream 
restoration or mitigation is proposed as part of this application. 

Policy 5: 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. 

As stated above, the project has an approved SWM concept plan and will be further 
reviewed by DPIE for conformance to state and local stormwater design. 

Policy 6: Assure that adequate stream buffers are maintained and enhanced and 
utilized design measures to protect water quality. 

The site has an approved NRI that details existing conditions of the site. There is a PMA 
comprised of streams, floodplain, and wetlands and their associated buffers. The stream 
buffer will be maintained, except for a stormwater outfall that was approved by DPIE in 
SWM Concept Plan 16624-2009-02. DPIE will further review the site for conformance 
with state and local stormwater design. 

Policy 7: Reduce air pollution to support public health and wellness by placing a 
high priority on transit-oriented development and transportation demand 
management (TDM) projects and programs. 

Air quality is a regional issue that is currently being addressed by the Council of 
Governments. 

Policy 9: Implement environmental sensitive building techniques that reduce overall 
energy consumption. 

The development applications for the subject property, which require architectural 
approval, should incorporate green building techniques and the use of environmentally 
sensitive building techniques to reduce overall energy consumption. The use of green 
building techniques and energy conservation techniques is encouraged and should be 
implemented to the greatest extent possible. 
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Policy 10: Implement land use policies that encourage infill and support TOD and 
walkable neighborhoods. 

This site is not within a transit-oriented development. Bicycle and pedestrian 
requirements are provided in the findings above within this resolution. 

Policy 12: Ensure that the Chesapeake Bay Critical Area is protected to the 
maximum extent possible through the implementation of water quality and other 
related measures. 

The subject property is not located in the Chesapeake Bay Critical Area. 

Policy 13: Preserve, restore, and enhance the exiting tree canopy. 

Policy 14: Improve the county's capacity to support increases in the tree canopy. 

Subtitle 25, Division 3, of the County Code requires the site to provide 10 percent tree 
canopy coverage. Compliance with the Tree Canopy Coverage Ordinance must be 
addressed at time of DSP review and shown on the landscape plan. 

Conformance with Countywide Green Infrastructure Plan 
According to the Green Infrastructure Plan, there are regulated and evaluation areas on the 
subject property. Approximately 25 percent of the site is located in the regulated area, due to the 
presence of floodplain associated with the channelized-streams on the south and east of the site. 
Approximately 33 percent of the site is located in the evaluation area with the remainder of the 
site outside of the Green Infrastructure Plan. The conceptual design, as reflected on the PPS and 
the TCP 1, meets the goals of the Green Infrastructure Plan and focuses development outside of 
the most sensitive areas of the site. 

ENVIRONMENTAL REVIEW 

Natural Resources Inventory Plan/Existing Features 
Approved NRI-037-2008-02 was submitted with the application. The site contains 100-year 
floodplain, wetlands, streams, and steep slopes that comprise the PMA. The NRI indicates the 
presence of two forest stands labeled as Stand A and B, and 19 specimen trees were identified, 
4 trees are considered off-site with 15 on-site. The TCP 1 and the PPS show all required 
information correctly, in conformance with the NRI. No additional information is required 
regarding the NRI. 

Woodland Conservation 
This site is subject to the provisions of the WCO because the application is for a new PPS. This 
project is subject to the WCO and the ETM. TCP 1-021-2021 has been submitted with the subject 
application and requires minor revisions to be found in conformance with the WCO. 
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The woodland conservation threshold for this 18.12-acre property is 20 percent of the net tract 
area or 3.56 acres. The total woodland conservation requirement based on the amount of clearing 
proposed is 5.29 acres. This requirement is proposed to be satisfied with 4.94 acres of on-site 
preservation, 0.29 acre of on-site afforestation, and 0.30 acre is proposed to be met with off-site 
woodland conservation credits. Woodland preservation is focused in the priority areas of the site, 
adjacent to the stream valley areas. 

The approved NRI identifies a total of 19 specimen trees; 4 trees are considered off-site, with 
15 on-site. Two on-site specimen trees are proposed to be removed as part of this application. 

Technical revisions to the TCPl are required and included in the conditions listed at the 
beginning of this resolution. 

Specimen Trees 
Tree conservation plans are required to meet all of the requirements of Subtitle 25, Division 2 of 
the County Code, which includes the preservation of specimen trees, Section 25-122(b)(l)(G). 
Every effort should be made to preserve the trees in place, considering the different species' 
ability to withstand construction disturbance (refer to the Construction Tolerance Chart in the 
ETM for guidance on each species' ability to tolerate root zone disturbances). 

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)(l)(G) is 
required. Applicants can request a variance to the provisions of Division 2 of Subtitle 25, 
provided all of the required findings in Section 25-119( d) of the WCO 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 Subtitle 25 Variance Application and 
a statement of justification (SOJ) in support of a variance, dated June 15, 2021, were submitted. 

The approved NRI identifies a total of 19 specimen trees; 4 trees are considered off-site with 15 
on-site. The following analysis is the review of the request to remove two specimen trees located 
on-site. Off-site specimen trees are not subject to the variance requirement. 

The SOJ requested the proposed removal of2 of the existing 15 specimen trees located on-site. 
Specifically, the applicant seeks to remove Specimen Trees l and 5. The TCPl shows the 
location of the trees proposed for removal. Specimen Trees 1 and 5 are not anticipated to survive, 
due to the proposed grading and installation of utilities for development of this site. Grading near 
Specimen Tree I will impact 45 percent of the critical root zone (CRZ) and grading near 
Specimen Tree 5 will impact 34 percent of the CRZ. Although Specimen Tree 5 CRZ impact is 
just over 30 percent, the condition of the tree is poor and therefore approved for removal. 

Removal of the two specimen trees requested by the applicant is approved, based on the findings 
below, in accordance with Section 25-119( d). 
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A. Special conditions peculiar to the property have caused the unwarranted 
hardship 

In relation to other properties in the area, special conditions peculiar to the 
subject property would cause an unwarranted hardship if the applicant were 
required to retain Specimen Trees 1 and 5. Those "special conditions" relate to 
the specimen trees, themselves, such as their size, condition, species, and on-site 
location. 

The property is 18.69 acres and contains approximately 4.55 acres of PMA 
comprised of streams, wetlands, floodplain, and associated buffers. These 
existing conditions are peculiar to the property. 

The proposed use, an apartment building for the elderly or handicapped, is a 
significant and reasonable use for the subject site, and it cannot be accomplished 
elsewhere on the site without the requested variance. Development cannot occur 
on the portions of the site containing PMA, which limits the site area available 
for development. Requiring the applicant to retain the two specimen trees on the 
site would further limit the area of the site available for development 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. All variance applications for 
removal of specimen trees are evaluated in accordance with the requirements of 
Subtitle 25 and the ETM for site specific conditions. Specimen trees grow to such 
a large size because they have been left undisturbed on a site for sufficient time 
to grow; however, the species, size, construction tolerance, and location on a site 
are all somewhat unique for each site. 

Based on the location and species of the specimen trees proposed for removal, 
retaining the trees and avoiding disturbance to the CRZ would have a 
considerable impact on the development potential of the subject property, a right 
which would be enjoyed by others in similar areas, as the applicant would be 
severely limited in necessary grading and installation of utilities. 

C. Granting the variance will not confer on the applicant a special privilege 
that would be denied to other applicants 

If other constrained properties encounter trees in similar locations on a site, the 
same considerations would be provided 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 variance request is based upon existing site conditions or circumstances, 
including the location of the specimen trees, and are not the result of actions by 
the applicant. 

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 on the neighboring properties or existing 
building uses that have any impact on the location or size of the specimen trees. 
The trees have grown to specimen tree size based on natural conditions and have 
not been impacted by any neighboring land or building uses. 

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

The project is subject to SWM regulations as implemented locally 
by DPIE. The project is subject to ESD to the MEP. Erosion and sediment 
control requirements are reviewed and approved by the Soil Conservation 
District. Both SWM and erosion and sediment control requirements are to be met 
in conformance with state and local laws to ensure that the quality of water 
leaving the site meets the State's standards, which are set to ensure that no 
degradation occurs. The removal of two specimen trees will not directly affect 
water quality. 

The required findings of Section 25-119( d) have been adequately addressed for the removal of 
Specimen Trees 1 and 5. 

Soils 
The predominant soils found to occur on-site, according to the U.S. Department of Agriculture, 
Natural Resource Conservation Service, Web Soil Survey, include Russett-Christiana-Urban land 
complex (0-5 percent slopes), and Christiana-Downer complex (5-40 percent slopes). According 
to available information, no Marlboro clay exists onsite; however, Christiana complexes are 
mapped on this property. Christiana complexes are considered unsafe soils that exhibit 
shrink/swell characteristics during rain events, which make it unstable for structures. According 
to Section 24-131, Unsafe Land, of the Subdivision Regulations, the Planning Board shall restrict 
or prohibit land found to be unsafe for development because of natural conditions, such as 
unstable soils and high-water table. 

As part of the PPS review process, a geotechnical report dated December 13, 2021, from 
Geotechnical Laboratories, Inc. was submitted with the application. This report was reviewed by 
the Commission's geotechnical engineer. The existing retaining wall on-site will need to be 
strengthened. The applicant's engineer shall perfonn a global stability analysis with final 
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configurations such as location, height, dimensions, materials of the reinforcement, etc., of the 
retaining wall. The geotechnical engineer shall confirm if the retaining wall ensures the global 
stability and a safety factor higher than 1.5. This shall be reviewed at the time of DSP. 

Regulated Environmental Features/Primary Management Area 
This site contains regulated environmental features that are required to be preserved and/or 
restored to the fullest extent possible under Section 24-130(b )(5). The on-site regulated 
environmental features include streams, stream buffers, wetlands, wetland buffers, l 00-year 
floodplain, and associated steep slopes. 

Section 24-130(b )(5) states: "Where a property is located outside the Chesapeake Bay Critical 
Areas Overlay Zones the preliminary plan and all plans associated with the subject application 
shall demonstrate the preservation and/or restoration of REF in a natural state to the fullest extent 
possible consistent with the guidance provided by the ETM established by Subtitle 25. Any lot 
with an impact shall demonstrate sufficient net lot area where a net lot area is required pursuant to 
Subtitle 27, for the reasonable development of the lot outside the regulated feature. All Regulated 
Environmental Features shall be placed in a conservation easement and depicted on the final 
plat." 

Impacts to the regulated environmental features should be limited to those that are necessary for 
development of the property. Necessary impacts are those that are directly attributable to 
infrastructure required for the reasonable use and orderly and efficient development of the subject 
property or are those that are required by County Code for reasons of health, safety, or welfare. 
Necessary impacts include, but are not limited to, adequate sanitary sewerage lines and water 
lines, road crossings for required street connections, and outfalls for SWM facilities. Road 
crossings of streams and/or wetlands may be appropriate if placed at the location of an existing 
crossing or at the point of least impact to the regulated environmental features. SWM outfalls 
may also be considered necessary impacts if the site has been designed to place the outfall at a 
point of least impact. The types of impacts that can be avoided include those for site grading, 
building placement, parking, SWM facilities (not including outfalls), and road crossings where 
reasonable alternatives exist. The cumulative impacts for development of a property should be the 
fewest necessary and sufficient to reasonably develop the site, in conformance with the County 
Code. 

Statement of Justification 
The PPS proposed impacts to the PMA. A statement of justification (SOJ), dated 
October 7, 2021, was received on December 28, 2021, for the proposed impacts. There are eight 
separate impacts to the PMA, seven of these impacts are existing from previous development 
on-site, and one impact is associated with this proposed development. 

The current letter of justification and associated exhibit reflect eight proposed impacts to 
regulated environmental features associated with the proposed development totaling 
approximately 0.44 acre. All proposed impacts are permanent. 
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Analysis of Impacts 
Based on the SOJ, the applicant requested one new impact and seven existing impacts, as 
described below: 

Impact 1-Stormwater outfall 
This is a new impact for a proposed stormwater outfall. The total impact to the PMA will be 
0.04 acre. The stormwater outfall meets best management practices for discharging water back 
into the stream while limiting erosion at the discharge points. The stormwater outfall is required 
by County Code. 

Impacts 2 and 8-Utilities 
These impacts are existing for the installation of utilities on-site and in association with a 
IO-foot-wide PUE located along the Sheriff Road frontage. The total impact to the PMA is 
approximately 0.05 acre. 

Impacts 3, 4, and 6-Grading 
These impacts are existing for grading that occurred with the existing development on-site. The 
total impact to the PMA is approximately 0.09 acre. 

Impacts 5 and 7-Grading and stormdrain installation 
These impacts are existing for grading and stormdrain installation that occurred with the existing 
development. The total impact to the PMA is approximately 0.26 acre. 

After evaluating the applicant's SOJ for proposed impacts to regulated environmental features, 
the proposed impacts are approved. Impacts 2-8 are existing and occurred during development of 
the existing structures on-site. Impact I for the installation of a stormwater outfall is the only new 
impact. 

The proposed PMA impacts are considered necessary to the orderly development of the subject 
property and surrounding infrastructure. These impacts cannot be avoided because they are 
required by other provisions of the County and State codes. The plan shows the preservation and 
enhancement of the PMA to the fullest extent practicable. 

16. Urban Design-Conformance with Zoning Ordinance (Subtitle 27) is evaluated, as follows: 

The multifamily dwellings for the elderly are permitted in the R-80 Zone, subject to Footnote 134 
and requires a DSP approval for the use. Conformance with the regulations in Footnote 134 is 
required for the proposed development at the time of DSP, as follows: 

Footnote 134: 

a. A special Exception shall not be required, provided: 

A. A Detailed Site Plan shall be approved in accordance with Part 3, 
Division 9, of this Subtitle; 
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B. The site includes lots or parcels totaling (10) acres in size or more 
owned by a nonprofit organization on or before July 1, 2019; 

C. The site is adjacent to an historic resource as designated in 
accordance with Subtitle 29 of this Code and has frontage on a 
roadway with a function transportation classification as a collector 
or higher within the applicable Master Plan; 

D. Regulations concerning the height of the structure, lot size, lot 
coverage, frontage, and density shall be in accordance with the 
R-10 Zone for multifamily dwellings. All other regulations shall be 
established and shown on the Detailed Site Plan; 

E. The owner of the property shall record among the Land Records of 
Prince George's County a Declaration of Covenants which 
establishes that the premises will be solely occupied by elderly or 
handicapped families for a fixed term of no less than hventy (20) 
years. The covenants shall run to the benefit of the 
Maryland-National Capital Park and Planning Commission; and 

b. For purposes of this Section, the terms "elderly family" and "physically 
handicapped family" shall have the same meanings as defined in 
Section 27-337(c). Council Bill (CB)-9-2019. 

Conformance with the 2010 Prince George's County Landscape Manual 
This development is subject to the requirements of the 20 l O P1i11ce George's County Landscape 
Manual. Specifically, the site is subject to Section 4.1, Residential Requirements; Section 4.3, 
Parking Lot Requirements; Section 4.4, Screening Requirements; Section 4.7, Buffering 
Incompatible Uses; and Section 4.9, Sustainable Landscape Requirements. The layout shown 
with the TCPI indicates that the building's placement may not have adequate distance from the 
existing residential parcels east of the site. Conformance with the applicable landscape 
requirements will be determined at the time ofDSP review. 

Conformance with the Tree Canopy Coverage Ordinance 
Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance, requires a minimum percentage of 
tree canopy coverage (TCC) on projects that require building and grading permits that propose 
5,000 square feet or greater of gross floor area or disturbance. The property is in the R-80 Zone 
and will require 15 percent of gross tract area to be in TCC. Conformance with this requirement 
will be evaluated at the time of DSP. 
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BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
Circuit Court for Prince George's County, Maryland within thirty (30) days following the date ofnotice 
of the adoption of this Resolution. 

* * * * * * * * * * * * * 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on 
the motion of Commissioner Washington, seconded by Commissioner Bailey, with Commissioners 
Washington, Bailey, Doerner, Geraldo, and Hewlett voting in favor of the motion at its regular meeting 
held on Thursday, March 3, 2022, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 24th day of March 2022. 

EMH:JJ:AH:rpg 

:1~ {;},.,_ 
Approvlld for Lcgul Suftlcicn.:y 
M-NCPPC Offu:c ofGcm:rol 
C.:oum,1:I 

Dated 3/16/22 

Elizabeth M. Hewlett 
Chairman 

~qf:Yf\JD 
By Jessica Jones 

Planning Board Administrator 
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DETAILED SITE PLAN DSP-91071-03 
HIGHLAND PARK SENIOR HOUSING 

APPLICANT'S REVISED FINDINGS AND CONDITIONS 

FINDINGS, page 9 

The eurrent site plat1 shows that, for senior residents who vrould like to use the outdoor 
reereational faeilities, they need to exit the building from the main entraflee at1d then walk 
on the walking path around to the baek of the building. To aetivate the ol:ltdoor reereational 
area at1d inerease its use, it is important to ereate a eonneetion between the indoor at1d 
outdoor spaees. To better faeilitate the senior residents vmo live in the building to aeeess 
these faeilities, more direet aeeess is eritieally important. A eondition has been ineluded 
reql:liring the applieat1t to ereate a seeondary building entrat1ee to make the outdoor 
reereational area more aeeessible to senior residents who live in the building. 1'\n additional 
condition regarding the design of this entrat1ce to be articulated with architecrural featl:lres, 
such as a cat1opy, is also included herein. 

CONDITIONS 

* 

1. Prior to certification approval of this detailed site plan (DSP), the applicant shall: 

g. Constrl:lct a secondary building entrat1ce at the east end of the building, closest to 
the outdoor recreational area. 

* * * * * * 

3. Prior to certification, the applicant shall revise the architectural plans and elevations, as 
follows: 

a. Revise the west elevation of the building to reflect access to the utility service room 
located at the north end of the building. 

b. Revise the east elevation to reflect a seeondary building entraflce at the east end of 
the building. Its design shall be artieulated with architecrural featl:lres similar to the 
design of the main building entrance, with a cat1opy. 

KEY: 
Underline indicates language added to findings/conditions; 
gtrikethrough indicates language deleted from findings/conditions; 
Asterisks*** indicate intervening existing findings/conditions that remain unchanged. 
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