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LAW OFFICES

SHIPLEY & HORNE, P.A.
1101 Mercantile Lane, Suite 240 

Russell W. Shipley Largo, Maryland 20774 Bradley S. Farrar
Arthur J. Horne, Jr.* Telephone: (301) 925-1800 L. Paul Jackson, II*
Dennis Whitley, III*  Facsimile: (301) 925-1803 * Also admitted in the District of Columbia

Robert J. Antonetti, Jr. www.shpa.com 

June 10, 2025 

VIA EMAIL DELIVERY 
Mr. Evan King 
Planner II, Zoning Section 
M-NCPPC, Prince George’s County Planning Department
Development Review Division
1616 McCormick Drive
Largo, MD 20774

RE: Sterling Care Hillhaven – Special Exception (SE-24003) 
STATEMENT OF JUSTIFICATION   

Dear Mr. King: 

This firm represents Hillhaven SNF Realty, LLC, (the “Applicant”) the owner of Sterling Care 
Hillhaven, a nursing or care home located at 3210 Powder Mill Road, Adelphi, MD 20783, just west 
of the intersection of Powder Mill Road (MD 212) and Pleasant Acres Drive (the “Property”) in the 
current Residential, Rural (RR) Zone.  The existing nursing or care home operation consists of a 126-
bed facility contained within an approximately 93,154 square foot building that was developed 
pursuant to Special Exception SE-4197 (and subsequent ROSP amendments) approved on or about 
January 21, 1997. This firm has proceeded to submit this application in accordance with Section 27-
1900 of the Prince George’s County Zoning Ordinance. This section allows this request to be reviewed 
in accordance with the prior Zoning Ordinance and the Rural Residential (R-R) Zone as described 
herein. The instant SE-24003 application (the “SE”) proposes incorporating additional parcels into 
the existing special exception boundary for SE-4197. Because this proposal involves an increase in 
the land area of SE-4197, the request is treated as a new special exception application.  The Applicant 
is requesting the approval of the SE application to allow the site to continue operating as a nursing or 
care home facility and permit the construction of a new building addition consists of 24,873 square 
feet. This proposed building addition will include up to 36 skilled nursing beds (bringing the nursing 
or care home facility total to 162 beds with a gross floor area (GFA) of 118,027 square feet), additional 
parking, and associated site/stormwater management features. This proposed addition will be located 
on Parcels 23 and 24, wherein the existing one-story 1,128 square foot single-family detached 
residential brick building on Parcel 24 will be razed. The existing single-family detached dwelling on 
Parcel 108 (consisting of 1,306 square feet and associated 759 square feet of accessory structures) 
will remain unchanged. 

As mentioned above, the Property is known by its primary address of 3210 Powder Mill Road, 
Adelphi, MD 20783. The Property consists of the following five lots and parcels, which total 
approximately 8.34 acres as reflected in the GIS map below (outline in red) via Exhibit 1. 
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Lot/Parcel    Tax Account # 
Lot 1 (0.94 acres)   01-0065318 
Lot 2 (5.40 acres)   01-0065326 
Parcel 23 (0.50 acres)  01-0034835 
Parcel 24 (0.50 acres)  01-0018911 
Parcel 108 (1.01 acres)  01-0065292 

   Exhibit 1 – Location of the subject Property (not to scale)

I. Election to Utilize the Prior Zoning Ordinance (Section 27-1900)

On April 1, 2022, the approved Countywide Sectional Map Amendment (“CMA”) and the 
updated Prince George’s County Zoning Ordinance (“New Zoning Ordinance”) became effective and 
rezoned the Property from the prior R-R Zone to the newly created RR Zones. Notwithstanding, the 
Applicant elects to utilize the provisions of the prior Zoning Ordinance pursuant to Section 27-1903 
and Section 27-1904, which states in the pertinent part:

Section 27-1903. Applicability –  

(b) Except as otherwise provided in this Section, development applications of any type 
for properties in all other Zones of the County may utilize the prior Zoning 
Ordinance for development of the subject property.

RESPONSE: The Applicant acknowledges this requirement and notes that no provisions within 
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Section 27-1903 limit the ability to utilize the prior Zoning Ordinance for the development of the 
Property. 
 
Section 27-1904. Procedures –  

(a) If the development proposal will require an evidentiary hearing before the Planning 
Board, the applicant shall schedule and participate in a pre-application conference.

 
RESPONSE: The Applicant acknowledges this requirement and scheduled and participated in a 
pre-application conference with M-NCPPC technical staff on April 5, 2024, the written comments of 
which are included within this SE submission package. 

 
(b) The Applicant shall provide a statement of justification which shall explain why the 

applicant has elected not to develop a specific property pursuant to the provisions of 
the Zoning Ordinance.
 

RESPONSE: The Applicant has elected not to develop the Property in accordance with the 
current Zoning Ordinance, given the significant prior entitlement approval history and the time 
investment of preparing development plans that are consistent with the existing site design and prior 
Zoning Ordinance regulations. Further, the existing facility is subject to a special exception approved 
pursuant to the prior Zoning Ordinance. As such, the prior Zoning Ordinance offers the most efficient 
and established procedures for review and approval of the Applicant’s desired special exception use 
at this time. 
 
II. Property Description: 

The Property, as more specifically identified in Exhibit 1 above, is currently improved with 
institutional and residential uses, which includes two (2) single-family detached dwellings and a 
nursing or care facility. An approved NRI (NRI-073-2024) and Type 1 Tree Conservation Plan 
(TCP1) have been provided as components of this SE submission. As demonstrated on the NRI, the 
Property contains streams and significant forested areas, primarily at the rear or most northern portion 
of the site. This requested building addition does not propose impacts to the stream or forest stands at 
the most northern portion of the site. A conceptual stormwater management concept (SWM) plan 
(43689-2024) is also included as a component of this SE submission and was approved by the Prince 
George’s County Department of Permitting, Inspections, and Enforcement (DPIE), on November 26, 
2024.  

The Applicant further notes that existing Parcel 23 is adjacent to an existing historic site, the 
Gallant House, but no review by the Historic Preservation Commission was determined to be required 
since there are no shared property boundaries. However, the Property will provide appropriate 
landscape buffering to separate the two uses as analyzed with SE-24003 to ensure visual separation is 
maintained.  
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The 2010 Water and Sewer Plan places this site in Water and Sewer Category 3 and within 
Tier 1 under the Sustainable Growth Act. The existing development on the Property is served by 
public water and sewer systems. The development is also designated within the priority funding area 
(MDP) and is subject to the 2010 Approved Subregion 1 Master Plan and Sectional Map Amendment.

III. Location and Surrounding Land Uses:  

The subject Property, whose zoning RR (prior R-R), is shown below in Exhibits 2 and 3 
consists of two (2) lots and three (3) parcels that are approximately 8.46 acres. The Property is located 
at the northwest quadrant of the intersection of MD 212 and Pleasant Acres Drive. More specifically, 
the subject Property is known as 3210 Powder Mill Road, Adelphi, MD 20783, within Tax Map 18, 
Grid A-2 in Planning Area 61, Fairland-Beltsville & Vicinity. 

Exhibit 2 – Current Zoning of the subject Property (not to scale)

Exhibit 3 – Prior Zoning of the subject Property (not to scale) 
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North: North of the Property is Floral Drive, a public roadway and land owned by the 
United States of America (comprising the White Oak Federal Research Center) in 
the Reserved Open Space (ROS) Zone that was formally zoned R-O-S. 

 
South South of the Property is MD 212 with a private school beyond in the RR (prior R-

R) Zone. 
 

East: East of the Property are single-family detached dwellings in the RR (prior R-R) 
Zone. 

West: West of the Property is an existing single-family detached dwelling and an existing 
historic site, the Gallant House, beyond in the RR (prior R-R) Zone. 

 
IV. Proposed Development & Approval History  

Proposed Development 

The purpose of this SE application is to allow for the site to continue operating as a nursing 
or care home facility and permit the construction of a new building addition. This proposed building 
addition shall include 36 skilled nursing beds (bringing the facility total to 162 beds), additional 
parking, and associated site/stormwater management features. This proposed addition will be located 
on Parcels 23 and 24, wherein the existing one-story 1,128 square foot single-family detached 
residential brick building on Parcel 24 will be razed. The existing single-family detached dwelling
(and accessory structures) on Parcel 108 will remain unchanged. The gross floor area (GFA) of the 
Property is then scheduled to increase from 96,347 square feet to 120,092 square feet. The total GFA
for the entire Property was calculated and provided below as follows: 
 

Gross Floor Area (GFA) Existing Proposed
Lots 1 and 2  93,154 SF Nursing or Care Home – To Remain
Parcels 23 and 24 1,128 SF Single-Family 

Detached Dwelling – To be 
Razed 

24,873 SF Addition to an 
Existing Nursing or Care Home 

Parcel 108 1,306 SF Single-Family Detached Dwelling – To Remain
759 SF Accessory Garage and Shed Structures – To Remain 

Total 96,347 SF 120,092 SF* 

* The total proposed gross floor area (GFA) includes the current nursing and care home facility (with 
the contemplated 24,873 square foot addition) and the existing structures on Parcel 108 that will 
remain. Parcel 108 contains a 1,306 square foot single-family detached dwelling with two accessory 
buildings, inclusive of a 613 square foot detached garage and 146 square foot shed. The total 
proposed GFA excludes 5,989 square feet of terrace level (lower level) space that is defined as a 
basement per Section 27-107.01(a)(22) and (105) of the Prince George’s County Zoning Ordinance. 
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Presently the Sterling Care Hillhaven facility has three access points on MD 212. These access 
points are located on Lot 1, Lot 2, and Parcel 108 respectively and overall function to allow for 
adequate on-site circulation. The proposed building addition, with its location on existing Parcels 23 
and 24 in the southwestern portion of the site, will utilize two of the three existing access point 
locations, which are located on Lots 1 and 2 and are interconnected. The entrance on Parcel 108 will 
primarily be utilized for the existing single-family detached dwelling, overflow employee parking, 
and as a fire access road.  The access point serving Parcel 108 does not adjoin the parking lot that is 
adjacent to the existing nursing and care home building. Therefore, no new access points are offered 
with this SE application. Vehicles will then access the new addition and entrance via an existing 
driveway path from Lot 2 that will be widened to allow the construction of a small parking lot. This 
parking lot will then increase the total number of vehicular parking spaces on-site to 60, which meets 
the minimum requirement of Section 27-568 for a nursing or care home facility with 162 beds. This 
contemplated SE application also considers the expansion of the existing site sidewalk network. A 
five-foot wide Americans with Disabilities Act (ADA) pathway has been provided on the eastern 
portion of the Property to connect the existing principal building entrance to the MD 212 roadway 
frontage to enhance pedestrian connectivity on-site. This results in an ADA pathway with appropriate 
accessible ramps and crosswalks to allow for safe pedestrian movements between the primary 
existing building and MD 212. Appropriate improvements have also been provided within the MD 
212 right-of-way and are subject to the approval of the operating agency, which in this instance is the 
Maryland State Highway Administration (“SHA”). These improvements include five-foot-wide 
sidewalks, crosswalks, and curb and gutter additions to allow for enhanced pedestrian movement 
between the primary building entrance and the existing bus stop that is located on the roadway 
frontage of the subject site. 
 

A summary of the proposed development, in its entirety, is provided below. 
 
 

A. Development Data Summary: 
 

Existing Proposed

Current Zone
Prior Zone 

RR
R-R 

RR 
R-R 

Use(s) Nursing or care home and 
single-family detached 
dwelling units. 

Nursing or care home and 
single-family detached 
dwelling unit. 

Right-of-Way 
Dedication 

N/A 0.13 

Acreage (acres): 8.34 8.21 

100-year Floodplain 
(acres):

0.35 0.35 
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Net Lot (acres): 7.99 7.86 

Lot(s) 2 2 

Parcel(s) 3 3 

Dwelling Units 2 1 

Gross Floor Area (sq. ft.) 96,347 120,092*

Beds 126 162

* The total proposed gross floor area (GFA) includes the current nursing and care home facility (with 
the contemplated 24,873 square foot addition) and the existing structures on Parcel 108 that will 
remain. Parcel 108 contains a 1,306 square foot single-family detached dwelling with two accessory 
buildings, inclusive of a 613 square foot detached garage and 146 square foot shed. The total 
proposed GFA excludes 5,989 square feet of terrace level (lower level) space that is defined as a 
basement per Section 27-107.01(a)(22) and (105) of the Prince George’s County Zoning Ordinance. 

Approval History 

The Property was placed in the prior R-R Zone via the adoption of the 1949 Comprehensive 
Zoning Map.  The first special exception application for the site, SE-713, was approved on November 
30, 1961, with no conditions to permit a nursing home with five (5) beds on the Property.  SE-1757 
was then approved on July 17, 1968, with no conditions to permit the expansion of the existing 
nursing home from five (5) beds to 18 beds.  The third special exception application for the Property, 
SE-3505, was approved on May 23, 1984, with no conditions to permit the expansion of the existing 
nursing home from 18 beds to 60 beds.  
 

Following the approval of SE-3505, the Property would be retained in the R-R Zone by 
adoption of the Subregion I Sectional Map Amendment on October 2, 1990.  A revision of SE-3505 
was then approved on April 4, 1991, to permit a freestanding sign and relocation of parking spaces. 
A fourth separate special exception application, SE-4197, was then approved on January 21, 1997, 
with a companion Alternative Compliance Application No. 95081, from Section 4.7 of the effective 
Landscape Manual. SE-4397 was approved with one (1) condition, to permit the expansion of the 
existing nursing home from 60 beds to a 126-bed facility with a two-story (54,536 GFA) addition. 
The condition referenced has already been addressed with previous iterations and reviews of the 
stormwater management concept (SWM) plan and thus should not be relevant to the review of this 
SE application.    
 

The latest SE application, SE-4197 has proceeded to be revised on three separate occasions. 
ROSP-SE-4197-01 was approved on October 6, 1998, to allow changes to redesign the parking lot 
and loading configuration, and to increase the total gross floor area to 92,754 square feet, containing 
126 beds with one (1) condition of approval. This condition referenced in ROSP-SE-4197-01 was 
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previously addressed with the certification review of the application and thus should not be relevant 
to the review of this SE application. The SE application was then revised on a second occasion with 
ROSP-SE-4197-02 for the purpose of adding minor site improvements including a gazebo, fire 
access, and the revision of the parking plan. A third revision to this SE application, ROSP-SE-4197-
03, was then approved via the Planning Director on April 26, 2017, for the purpose of constructing a 
400-square foot addition to the west side of the existing nursing care facility, bringing the total 
improvements on-site to 93,154 square feet.  
 
V. Relationship to County Plans and Policies: 

 
Plan Prince George’s 2035 (the “2035 General Plan”) –  

This SE application requests the approval of institutional uses on two (2) lots and three 
(parcels). The Property is currently within the RR Zone, which was formerly known as the R-R Zone. 
According to the approved 2035 General plan, the subject Property has a future land use of 
“residential low” and is within the “Established Communities” growth tier, as shown on the Growth 
Policy Map. 
 

The requested SE fulfills the goal of the “Established Communities” Growth tier as this 
proposed application allows for the context-sensitive expansion of an existing institutional
development. As previously noted, the subject Property has been an established nursing care home 
since its original special exception approval in 1961 and has steadily grown over the years as the 
demands for these services have increased in the region. The latest proposed expansion is in the 
southwest corner of the Property, wherein appropriate landscape buffering will ensure the character 
and integrity of the surrounding neighborhood is maintained, including MD 212. This location was 
specifically chosen to ensure the continued preservation of the stream valley and sensitive 
environmental features in the northwest portion of the site, in conformance with the goals and policies 
of the 2035 General Plan. The development provided will not only offer crucial services for seniors 
in Prince George’s County but will also enhance job growth in the region with the addition of new 
skilled nurse positions, to ensure high quality care is provided to all residents of the facility. 
Additionally, prior to the approval of the 2035 General Plan, the subject Property was classified 
within the “developing” growth tier within the 2002 General Plan. 
 
2010 Subregion 1 Master Plan and Sectional Map Amendment (the “Master Plan”) –  

On June 23, 2010, the Prince George’s County District Council adopted the Resolution of 
Approval for the 2010 Approved Subregion 1 Master Plan and Sectional Map Amendment. The 
Master Plan presents several engagement areas with policies and strategies to consider. These 
engagement areas consist of the following categories: 

 
- Development Pattern Elements
- Infrastructure Elements 
- Economic Development, Urban Design, and Historic Preservation
- Living Areas 
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Development Pattern Elements 

The prior 2002 General Plan notes that the subject site is located within the “developing” 
growth tier and has a future land use of “low density residential.”  This proposed SE application, 
supports this future land use as it provides housing and care for senior citizens in Prince George’s 
County while ensuring all facilities meet the applicable landscaping requirements of the 2010 Prince 
George’s County Landscape Manual (the “Landscape Manual”) to maintain the character of the 
existing suburban low density residential neighborhoods. The Master Plan provides several policies 
and strategies regarding development in the developing tier which are shown on page 13 and below, 
highlighted in italic bold:
 

Developing Tier 
  
Policy 1: Preserve and enhance the suburban neighborhood character.

 
Strategies: Enforce codes regarding: (1) truck and other excessive 

vehicle parking on residential streets, (2) multiple families 
living in single-family homes, (3) property maintenance, and 
(4) home businesses in areas not zoned for such uses.

Encourage high-quality design that seeks to improve existing 
shopping centers and promotes and enhances the character 
of neighborhoods. 

RESPONSE: The Applicant notes that the proposed development is consistent and compatible 
with the surrounding neighborhood, particular given its extensive history and development as a 
nursing or care home dating back to 1961 with the approval of the original special exception, SE-
713. The proposed development is not in violation of any of the code sections referenced in the first 
strategy and is of high-quality design. The architectural elevations of the proposed building addition 
both are compatible with the existing structure and provide a viewshed enhancement from MD 212. 
Firstly, the architectural materials for the proposed addition are generally compatible with the existing 
structure, specifically regarding the extensive use of brick material and roof line projections in the 
design. The primary enhanced design elements are the projecting windows that face MD 212, which 
are emphasized with black vinyl composite material, and the amount of glazing proposed via 
windows and doors. The windows proposed in the addition are generally larger than those apart of 
the existing building, which allow for additional light in each individual room and are carried between 
the upper and lower levels of the facility, where possible. A courtyard has also been provided for 
social gathering opportunities between residents and for passive recreation with ample sitting areas. 
Future residents will also maintain access to the existing facility and its meeting rooms, porches, and 
gazebos for social and recreational opportunities. This proposed design will ensure that residents can 
utilize a high-quality living environment and maintain good health conveniently without having to 
travel beyond the facility. 
 

Policy 3: Plan and provide public facilities to support the planned development. 
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Strategies: Balance the pace of development with the ability of the private 
sector to provide adequate transportation and public facilities. 

Encourage continuous expansion of development where 
public facilities and services can be more efficiently provided.

RESPONSE: The Applicant notes that the subject Property has existed as a nursing or care home 
facility since 1961. Therefore, all public utilities and facilities already exist to serve the site, 
reinforced by the Property’s location in the Prince George’s County Water/Sewer Category 3 of 
service.  Prior to the proceeding to permit for the development of this proposed building addition, the
Applicant and its representatives shall receive approval of a preliminary plan of subdivision (the 
“PPS”) application, to certify that all adequate facilities remain met on-site to support the proposed 
development expansion. 

Policy 4: Improve vehicular and pedestrian circulation and safety. 
 

Strategies: Upgrade intersections to alleviate congestion and provide a 
safe, steady flow of traffic. 

Install streetscape improvements including paved pedestrian 
paths and safety features, clearly marked crosswalks at major 
intersections, trees, landscaping, curbs, and lighting, where 
needed. 

RESPONSE: The Applicant acknowledges these requirements and has shown all the pedestrian 
and streetscape improvements within the submitted SE site plan. As illustrated previously, these 
contemplated improvements focus on the expansion of the existing site sidewalk network. A five-
foot wide ADA pathway has been provided on the eastern portion of the Property to connect the 
existing principal building entrance to the MD 212 roadway frontage to enhance pedestrian 
connectivity on-site. This results in an ADA pathway with appropriate accessible ramps and 
crosswalks to allow for safe pedestrian movements between the primary existing building and MD 
212. Appropriate improvements have also been provided within the MD 212 right-of-way and are 
subject to the approval of the operating agency, which in this instance is SHA. These improvements 
include five-foot-wide sidewalks, crosswalks, and curb and gutter additions to allow for enhanced 
pedestrian movement between the primary building entrance and the existing bus stop that is located 
on the roadway frontage of the subject site. 
 
Infrastructure Elements 

Environmental Infrastructure

Within the Master Plan, the Environmental Infrastructure section contains policies and 
strategies for key environmental areas. These include the following key categories: green 
infrastructure, priority preservation area, aquifer recharge area, water quality, mineral resources, 
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stormwater management, green building opportunities, air quality, and noise. An analysis of these 
key categories based on the relevant master plan policies and strategies are shown below, highlighted 
in italic bold:  
 

Policy 1: Protect, preserve, and enhance the identified green infrastructure network 
within the Subregion 1 Plan Area. 

Strategies: Protect primary corridors during the review of land 
development proposals to ensure the highest level of 
preservation and restoration possible with limited impacts for 
essential development elements. 
Preserve or restore regulated areas designated in the plan’s 
green infrastructure network or through the development 
review process during the review of land development 
proposals. 

Preserve unique habitat areas to the fullest extent possible 
during the land development process. 

Develop flexible design techniques to maximize preservation 
of environmentally sensitive areas and to avoid unnecessary 
impacts to sensitive features. 

 
RESPONSE: The Applicant acknowledges the aforementioned policy and strategies and notes 
that the subject Property is located within the Paint Branch watershed, which is not designated as a 
primary or secondary corridor by the Master Plan. Paint Branch flows east to west towards the 
Anacostia River. As a portion of Paint Branch within the subject Property, the Applicant will pursue 
measures to ensure its protection. These include adequate on-site stormwater management facilities 
to protect the water quality of the stream and the preservation of environmental features, particularly 
specimen trees along its bank, which is located in the northwestern portion of the Property. These 
environmental features are demonstrated on the approved NRI (NRI-073-2024) and the provided 
Type 2 Tree Conservation Plan (TCP2). Development of the building addition in the southwestern 
portion of the Property was chosen to ensure that impacts to the existing environmental features, 
including the primary management area (PMA), were mitigated to the maximum extent practicable.  

According to the 2017 Countywide Green Infrastructure Plan of the Approved Prince 
George’s County Resource Conservation Plan, most of the site lies within the evaluation areas, with 
a portion within the regulation areas (as shown below in Exhibit 4). The portions of the site within 
the regulation area (identified in dark green) are adjacent to the Paint Branch and are not proposed to 
be improved with this development application. Instead, the proposed development is located in the 
southwestern portion of the site, where generally clearing and grading have already occurred to 
construct the existing structure on Parcel 24. This location for the proposed addition ensures that the 
existing environmental features are protected to the maximum extent practicable. 
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Exhibit 4 – Green Infrastructure Area (not to scale) 

Evaluation Areas (as defined by the Master Plan and shown in light green) potentially contain 
environmentally sensitive features, such as interior forests, colonial waterbird nesting sites, and 
unique habitats, which are not regulated (i.e., not protected) during the land development process. 
The approved NRI (NRI-073-2024) notes there are nineteen (19) specimen trees, 3.44 acres of 
woodland, 0.35 acres of 100-year floodplain, and 2.83 acres of PMA on-site. As stated previously, 
the portion of the site proposed for redevelopment is within the evaluation area, as defined above. 
With its boundary along MD 212 and the existing development on the site to the northeast, this portion 
of the Property does not represent a corridor for environmental preservation and is thus not defined 
as such in the master plan. However, if a corridor were to be defined it would likely be contained 
within the Paint Branch watershed, wherein the sensitive environmental features are located. The 
Applicant also notes that the provided TCP2 has been developed in accordance with the 2024 Prince 
George’s County Woodland Conservation Ordinance, while conformance with the Tree Canopy 
Coverage Ordinance is demonstrated on the submitted site landscape plan. 

Policy 2: Restore and enhance water quality in areas that have been degraded and 
preserve water quality in areas not degraded. 

Strategies: Restore stream and wetland buffers to the fullest extent 
possible during the land development process. 

Reduce the area of impervious surfaces during the 
redevelopment process.

Address existing flooding concerns in conformance with the 
County Code on all new development and redevelopment. 
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RESPONSE: The Applicant acknowledges the aforementioned policy and strategies and as 
previously mentioned, the subject Property is within the Paint Branch watershed and a portion of the 
stream is on-site. To ensure the protection of the Paint Branch, the Applicant will seek to preserve 
the existing woodlands nearest the stream, maintain the riparian buffer, and tree canopy coverage. To 
meet these applicable policies and strategies, the Applicant designed the proposed building addition 
in the southwestern portion of the site, furthest away from these environmentally sensitive areas. This 
results in a proposal that is outside of the existing PMA and floodplain to ensure appropriate buffering 
and protection to the existing environmental features. These features will then be further protected 
with the Applicant’s use of on-site stormwater management through a conceptual plan that is 
currently in review with DPIE (43689-2024). This stormwater management plan seeks to expand the 
existing facilities on-site. The currently proposed design treats runoff from the new building addition 
as well as untreated portions of the existing main building, accessory building, parking lots, and walks 
to provide more than 5,000 gallons of treatment volume beyond the code’s requirement. This 
expansion includes seven (7) new facilities including micro-bioretention ponds and planter boxes. 
On-site landscaping, where feasible, will also be utilized to absorb water prior to its circulation into 
the micro-bioretention system. All on-site landscaping provided will be in compliance with the 
Landscape Manual and Tree Canopy Coverage Ordinance. 
 

Policy 3: Implement the State Storm Water Management Act of 2007 in Subregion I 
as the adoption of this Plan is to enhance the water quality and control 
flooding in the Anacostia and Patuxent River watersheds. 
 
Strategies: During the review of site plans, zoning and special exceptions 

in the Subregion I area, the principles behind the Storm 
Water Management Act of 2007 have been implemented on a 
case-by-case basis since its adoption. Specific cases include 
Konterra and the Sun Services’ construction waste recycling 
facility. The ultimate implementation of the Act through 
regulation has been delayed beyond the original 2008 date. 
New storm water regulations have now been adopted and after 
May 4, 2010 new plans must comply with the new regulations. 
To be consistent with the early application of the principles of 
the Storm Water Management Act of 2007 to projects in 
Subregion I, if any grandfathering rules are adopted in the 
Count Code, they should not apply in Subregion I. 

RESPONSE: The Applicant acknowledges the aforementioned policy and strategies and as 
previously mentioned, the Applicant has provided on-site stormwater management through a 
conceptual plan that is currently in review with DPIE (43689-2024). This stormwater management 
plan seeks to expand the existing facilities on-site. This stormwater management plan has been 
designed with the best practices in mind and is environmentally sensitive to ensure the quality of the 
Paint Branch watershed is maintained and not degraded by the proposed development. Construction 
of the proposed on-site buildings has been designed to be located furthest from the stream, in portions 
of the Property previously graded. The expansion of the existing stormwater management system 
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includes seven (7) new facilities including micro-bioretention ponds and planter boxes. The currently 
proposed design treats runoff from the new building addition as well as untreated portions of the 
existing main building, accessory building, parking lots, and walks to provide more than 5,000 gallons 
of treatment volume beyond the code’s requirement. On-site landscaping, where feasible, will also 
be utilized to absorb water prior to its circulation into the micro-bioretention system. All on-site 
landscaping provided will be in compliance with the Landscape Manual and Tree Canopy Coverage 
Ordinance. 
 

Policy 4: Implement more environmentally sensitive building techniques and reduce 
overall energy consumption. 

 
Strategies: Encourage the use of green building techniques that reduce 

energy consumption. New building designs should strive to 
incorporate the latest environmental technologies in project 
buildings and site design. As redevelopment occurs, the 
existing buildings should be reused and redesigned to 
incorporate energy and building material efficiencies. It is 
recommended that new buildings in the Konterra Town 
Center and US 1 corridor be built to meet the Leadership in 
Energy and Environmental Design (LEED) certification. 

 
RESPONSE: The Applicant acknowledges the aforementioned policy and strategies and notes 
that the proposed building addition has been designed to incorporate energy and building material 
efficiencies. The building has been designed with increased glazing compared to the existing 
structure, to allow for ample light to enter the structure and is optimized for energy savings and 
efficiencies. Furthermore, given the nature of the use, the number of parking spaces necessary to 
construct was able to be lessened with this addition, ensuring that the heat island effect with the 
parking lot was significantly minimized when compared to other residential or institutional uses in 
the R-R Zone.   
 

Policy 5: Reduce light pollution and intrusion, especially into the Rural Tier and 
environmentally sensitive areas. 

 
Strategies: Encourage the use of alternative lighting technologies for 

athletic fields, shopping centers, gas stations and vehicle sales 
establishments so that light intrusion on adjacent properties 
is minimized. Full cut-off optic light fixtures should be used 
for all proposed uses. 

 
 Discourage the use of street lights and entrance lighting 

adjacent to special conservation areas of local and 
countywide significance and in the Rural Tier. 
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RESPONSE: The Applicant acknowledges the aforementioned policy and strategies and notes 
that adequate lighting will be provided on the exterior of the addition, with emphasis placed on the 
location of full cut-off fixtures at the building entrances and courtyard. These locations do not face 
the existing single-family detached dwelling to the west, which will also be adequately buffered via 
appropriate landscape material as shown on the provided landscape plan included with this SE 
submittal. The Applicant would also note that the site is not within the Rural Tier, but appropriate 
measures have been taken to ensure that light pollution does not intrude into the environmental 
features at the rear of the Property or the adjacent single-family detached residential uses. As 
demonstrated on the photometric plan, appropriate fixtures have been provided on-site to illustrate 
that adequate lighting is provided for site users without causing inappropriate spill-over to 
neighboring property owners. 
 

Policy 6: Reduce air pollution by placing a high priority on transportation demand 
management (TDM) projects and programs. 

 
Strategies: Design development and redevelopment projects to minimize 

the need for motor vehicle trips and to prevent conditions that 
may create local air pollution nuisances. 

 
 Provide an improved, continuous network of sidewalks and 

bikeways. 
 
RESPONSE: The Applicant acknowledges the aforementioned polices and strategies. As 
previously mentioned, given the nature of the use, the transportation and parking demand for this 
proposed addition is limited, which leads to a minimization of the urban heat island effect on-site. 
The Applicant would further note that an adequate network of on-site sidewalks has been provided 
to ensure ease of access to all proposed building entrances. 
 

Policy 7: Reduce adverse noise impacts to meet State of Maryland noise standards. 
 

Strategies: Evaluate development and redevelopment proposals using 
Phase I noise studies and noise models. 

 
 Provide for adequate set backs for projects located adjacent to 

existing and proposed noise generators and roadways of 
arterial classification or greater. 

 
 Provide for the use of approved attenuation measures when 

noise issues are identified. 
 
RESPONSE: The Applicant acknowledges the aforementioned policy and strategies but would 
note that a Phase I noise study should not be required. The Applicant notes that given that the 
proposed use is defined in the “institutional” principle use category and is not adjacent to higher 
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intensity uses or a roadway classified as arterial or higher, that a Phase I noise study would be
unwarranted for this site location. 

Transportation 

The subject Property has frontage along MD 212, which is a public road, maintained by the 
Maryland Department of Transportation. The roadway is classified as a collector (C-107) and 
presently exists with two traffic lanes as envisioned by the Master Plan. Additionally, please note that 
the adequacy of these transportation facilities is examined with the proposed PPS as part of the 
certificate of adequacy application. However, for this SE application, the Applicant has submitted a 
traffic brief by prepared by Lenhart Traffic Consulting, Inc. The traffic brief notes that per the 
“Transportation Pre-Submittal Checklist,” which was approved by M-NCPPC staff on January 24, 
2024, a full traffic study was determined not to be required for the site given that the proposed 
development generates 50 peak hour trips. The traffic brief in its conclusions notes that the level of 
service at all intersections are project to operate within the adequacy standards for Prince George’s 
County. The project then will satisfy the Adequate Public Facility Ordinance (APFO) requirements 
of Prince George’s County. As stated previously, several pedestrian connectivity improvements are 
contemplated with this SE application. These include appropriate sidewalks and crosswalks with an 
accessible ADA pathway from the principal building entrance to the frontage on MD 212. The 
included improvements have also been designed to allow for ease of pedestrian movement between 
the existing bus stop on MD 212 to the primary on-site building entrance. 
 

Parks and Recreation 
 

The subject Property has existing public facilities, including utilities as the site has been 
previously developed. These public facilities will be further examined by Park and Planning staff as 
a component of the PPS application and  companion certificate of adequacy. Dedication of land to 
the Prince George’s County Department of Parks and Recreation is not required as the proposed use 
is institutional. 
 

Public Facilities 
 

The subject Property has existing public facilities, including utilities as the site has been 
previously developed. These public facilities will be further examined by Park and Planning staff as 
a component of the PPS application and companion certificate of adequacy.   

 
Economic Development, Urban Design, and Historic Preservation 

Economic Development 

 Within the Master Plan, the Economic Development section contains policies and strategies 
for sustainable investment opportunities within Prince George’s County. As mentioned previously, 
this proposed building addition will not only provide increased housing opportunities for senior 
citizens in the County but will also support additional highly skilled nursing jobs, to ensure high 

SE-24003_Backup   16 of 137



quality care is provided to all residents of the facility. An analysis of these sustainable investment 
opportunities based on the relevant master plan policies and strategies is provided below, highlighted 
in italic bold: 
 

Policy 2: Preserve and expand the residential character and housing options. 
 

Strategies: Maintain the character of the diverse housing stock within 
residential areas. 

 
 Vigorously enforce codes to prevent inappropriate, 

incompatible and illegal uses inside residential areas.

RESPONSE: The Applicant notes that the proposed development is consistent and compatible 
with the surrounding neighborhood, particular given its extensive history and development as a 
nursing or care home dating back to 1961 with the approval of the original special exception, SE-
713. The proposed development is not in violation of the prior Zoning Ordinance and is of high-
quality design. The architectural elevations of the proposed building addition both are compatible 
with the existing structure and provide a viewshed enhancement from MD 212. Firstly, the 
architectural materials for the proposed addition are generally compatible with the existing structure, 
specifically regarding the extensive use of brick material and roof line projections in the design. The 
primary enhanced design elements are the projecting windows that face MD 212, which are 
emphasized with black vinyl composite material, and the amount of glazing proposed via windows 
and doors. The windows proposed in the addition are generally larger than those apart of the existing 
building, which allow for additional light in each individual room and are carried between the lower 
and upper levels of the structure where possible. Overall, this building addition therein represents a 
visual improvement to the current site and will include ample landscape plantings in conformance 
with the Landscape Manual. 
 

Policy 5: Expand and enhance opportunities for a quality business and employment 
environment. 

 
Strategies: Reach out to existing and potential corridor businesses 

regarding county and state economic programs for business 
start-ups, facility expansions, job creation and equipment 
purchases to facilitate the region’s job growth and maximize 
tax base. 

 
 Support a quality urban design framework and sensible 

transportation connections in order to increase the corridor’s 
appeal and competitiveness to employers and capture a larger 
share of the regional workforce. 

 
RESPONSE: The Applicant notes that this proposed SE application is for the expansion of an 
existing facility to allow for the care of additional senior citizen residents. This expansion in turn 
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would result in the increase of highly skilled nursing jobs for the facility, which would allow for 
employment growth in the Master Plan region. As mentioned previously, the urban design of the site 
has been meticulously studied to create a sense of place that is compatible with the existing 
development but provides for increased best design practices that result in increased glazing and a 
superior viewshed to MD 212. 

Urban Design
 

The Applicant notes that the subject Property is not within the areas of the Master Plan 
referenced in this section. Therefore, the policies and strategies of this section are not applicable to 
the review of this SE application. 

Historic Preservation
 

The Applicant notes that the subject Property is adjacent to the Gallant House Historic Site 
(61-013), near where the building addition is proposed and thus will be reviewed by the Prince 
George’s County Historic Preservation Commission. However, as the subject site does not adjoin the 
Gallant House Historic Site, a landscape buffer is not required to separate the uses. Instead, the 
appropriate landscape buffer will be provided between the subject Property and the existing single-
family detached dwelling, which itself adjoins the Gallant House Historic Site. 

Woodland and Wildlife Habitat Conservation Ordinance –  

The US Fish & Wildlife Service’s National Wetland Inventory map shows no wetlands 
mapped within the study area. However, Paint Branch runs through the northwestern portion of the 
subject Property, which places a section of the site in the 100-year-floodplain. The environmental 
features of the site are shown on the approved NRI, NRI-073-2024. The Property is subject to the 
2024 Woodland and Wildlife Habitat Conservation Ordinance and thus has included a TCP2 with this 
SE submission, in conformance with prior TCP II-98-1996. 

County's Ten-Year Water and Sewerage Plan –  

The 2010 Water Resources Functional Master Plan amends the 2002 General Plan and 
provides growth guidance expressed as goals, policies, and strategies to address water quality impacts 
associated with land use in the County. The Plan references the Ten-year Water and Sewer Plan and 
addresses specifically: Drinking Water Supply, Water Treatment, and Stormwater Management. The 
subject Property is within water and sewer categories W-3 and S-3, with active water and sewer lines 
on-site that can be utilized for this project.

VI. Relationship to Requirements of the Zoning Ordinance:

The Applicant notes that the development proposal meets all the applicable requirements of 
the prior Zoning Ordinance as follows for the approval of a special exception application: 
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Section 27-317. – Required Findings

(a) A Special Exception may be approved if: 

(1) The proposed use and site plan are in harmony with the purpose of this 
Subtitle; 

RESPONSE: This request is in harmony with the purposes of the prior Zoning Ordinance, which 
are referenced in Section 27-102 and provided below, highlighted in italic bold:

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

RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and related building addition will protect and promote the health, safety, morals comfort, 
convenience, and welfare of the present and future inhabitants of the County by providing additional 
nursing care beds to serve future inhabitants of the facility. 

2. To implement the General Plan, Area Master Plans, and Functional 
Master Plans;
 

RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition has been designed in conformance with the applicable goals, policies, and 
strategies of the Master Plan, as identified herein. 
 

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

 
RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition is proposed as a component of an existing nursing or care home facility that 
is presently developed with adequate public facilities and services. The proposed PPS application will
then demonstrate that the proposed building addition will adequately maintain these public facilities 
and services.

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

 
RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition guides the orderly growth and development of the County as this SE 
application does not propose a new use on the Property. Rather, this SE application simply requests 
the expansion of the existing use in a manner that respects the adjacent residential community. 
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5. To provide adequate light, air, and privacy; 
 

RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition has been designed with respect to the preservation of the existing 
environmental features that ensure adequate light, air, and privacy are provided to the Property and 
surrounding community. The majority of the environmental features are located in the northern 
portion of the site, in the Paint Branch stream valley, which are proposed to be preserved and 
maintained in accordance with the prior Tree Conservation Plans. As demonstrated on the 
photometric plan, appropriate fixtures have been provided on-site which illustrate that adequate 
lighting is provided for site users without causing inappropriate spill-over to neighboring property 
owners. 

 
6. To promote the most beneficial relationship between the uses of land 

and buildings and protect landowners from adverse impacts of 
adjoining development; 
 

RESPONSE: The Applicant notes that the location of the proposed expansion of the existing 
special exception use and building addition ensures the preservation of the existing environmental 
features. In doing so, the Applicant has provided the most beneficial relationship between the uses of 
land and buildings which will protect adjoining landowners from any adverse impact of this 
development. 

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

 
RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition will not result in a dangerous situation and will therefore protect the County 
from fire, flood, and other damages. 
 

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

 
RESPONSE: The Applicant notes that this proposed expansion of the existing special exception 
use and building addition with its high-quality materials and context sensitive design are compatible 
with both the existing structure and surrounding neighborhood. The location of the building addition 
in the southwestern portion of the site also leads to a viewshed enhancement from MD 212. The 
primary enhanced design elements are the projecting windows that face MD 212, which are 
emphasized with black vinyl composite material, and the amount of glazing proposed via windows 
and doors. The windows proposed in the addition are generally larger than those apart of the existing 
building, which allow for additional light in each individual room. A courtyard has also been provided 
for social gathering opportunities between residents and for passive recreation with ample sitting 
areas. Future residents will also maintain access to the existing facility and its meeting rooms, 
porches, and gazebos for social and recreational opportunities. This proposed design will ensure that 
residents can utilize a high-quality living environment and maintain good health conveniently without 
having to travel beyond the facility. Adequate exterior entrances are also provided to access the 
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proposed addition, either internally from the existing primary building or via either floor with 
doorways that face MD 212.

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

RESPONSE: The Applicant notes that the proposed expansion of the existing special exception 
use and building addition will provide additional highly skilled employment opportunities, to ensure 
high quality care is provided to all residents of the facility. 

10. To prevent the overcrowding of land; 

RESPONSE: The Applicant notes that the proposed building addition will not overcrowd the 
land in that the existing facility and expansion are below the lot coverage limitations. 

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

RESPONSE: The Applicant notes in its prepared traffic brief by Lenhart Traffic, Inc, that the 
addition of these proposed 36 beds in the facility will not lead to danger and congestion of traffic on 
the surrounding road network. The proposed PPS application will then demonstrate that the proposed 
building addition will adequately maintain these public facilities and services.
 

12. To insure the social and economic stability of all parts of the County; 
 

RESPONSE: The Applicant notes that the proposed expansion of the existing special exception 
use and building addition will insure the social and economic stability of the County by continuing 
to provide increased housing options and opportunities for elderly residents. 
 

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

 
RESPONSE: The Applicant notes that in proposing the building addition in the southwestern 
portion of the site, it is able to maintain the existing sensitive environmental features in the Paint 
Branch stream valley. The preservation of this stream valley therefore protects the site and 
surrounding neighborhood from undue noise, air, and water pollution.  Further, the Applicant’s 
stormwater management plan seeks to expand the existing facilities on-site. The currently proposed 
design treats runoff from the new building addition as well as untreated portions of the existing main 
building, accessory building, parking lots, and walks to provide more than 5,000 gallons of treatment 
volume beyond the code’s requirement. This SWM facility expansion includes seven (7) new 
facilities including micro-bioretention ponds and planter boxes. On-site landscaping, where feasible, 
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will also be utilized to absorb water prior to its circulation into the micro-bioretention system.

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

 
RESPONSE: The Applicant notes that in proposing the building addition in the southwestern 
portion of the site, it is able to maintain the existing sensitive environmental features in the Paint 
Branch stream valley. The preservation of this stream valley therefore maintains open space to protect 
scenic beauty and natural features within the County. 

15. To protect and conserve the agricultural industry and natural 
resources.

RESPONSE: The Applicant notes that while this development is not agricultural in nature, it does 
preserve a significant portion of the Property’s sensitive environmental features, which protects 
natural resources in the County.

The Applicant notes that all the purposes of the Zoning Ordinance have been met, as the 
proposed addition will provide 36 additional skilled nursing beds for the site (bringing the facility 
total to 162 beds) with additional parking and associated site/stormwater management improvements. 
This proposed addition will be located on Parcels 23 and 24, wherein the existing one-story 1,372 
square foot single-family detached brick building on Parcel 24 will be razed. The existing single-
family detached dwelling on Parcel 108 will remain unchanged.  The approval of this instant request 
will then further support the health care needs of the present and future inhabitants of the nursing or 
care home facility and Prince George’s County, whilst providing additional skilled on-site jobs. The 
Property is surrounded by single-family detached homes (Pleasant Acres Subdivision) to the northeast 
in the RR (Prior R-R) Zone, Floral Drive, a public roadway, and land owned by the United States of 
America (comprising the White Oak Federal Research Center) in the ROS (Prior R-O-S) Zone to the 
northwest, and existing single-family detached dwelling and a historic site, the Gallant House, beyond 
to the west in the RR (prior R-R) Zone. The site has an extensive approval history as a special 
exception for a nursing or care home facility dating back to its original approval in 1961. The approval 
of this instant request would permit the needed expansion of this facility to better accommodate and 
serve its existing and future residents. Said area of expansion has been purposefully located away 
from the existing sensitive environmental features in the northern portion of the site, surrounding the 
Paint Branch. This location will then sufficiently allow the Applicant to preserve the environmental 
features of the Property and expand the existing on-site stormwater management on-site to better 
protect these sensitive areas.  
 

(2) The proposed use is in conformance with all the applicable requirements and 
regulations of this Subtitle; 

 
RESPONSE: The Applicant notes that this instant proposal will be in harmony and conformance 
with the applicable requirements and regulations of the prior Zoning Ordinance as demonstrated 
herein and in the appropriate plan documents submitted with this requested SE application. 
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(3) The proposed use will not substantially impair the integrity of any validly 
approved Master Plan or Functional Master Plan, or, in the absence of a 
Master Plan or Functional Master Plan, the General Plan; 

 
RESPONSE: This SE application promotes the recommendations of all applicable plans as noted 
in Section V of this statement of justification.  The Applicant notes that the proposed building addition 
will not result in the substantial impairment of the 2010 Subregion 1 Master Plan and Sectional Map 
Amendment, which recommends the subject Property for a “Low Density Residential” land use. As 
illustrated herein, the proposed development of this building addition is consistent with the goals, 
policies, and strategies of the aforementioned Master Plan. Furthermore, the last previously approved 
special exception to be reviewed by the Planning Board and Zoning Hearing Examiner, ROSP SE-
4197-02, was found to be consistent with the previous Master Plan’s guidelines with respect to elderly 
housing developments. There is no evidence to suggest that the currently proposed revisions would 
alter that finding. 
 

(4) The proposed use will not adversely affect the health, safety, or welfare of 
residents or workers in the area; 

 
RESPONSE: The Applicant notes that the proposed expansion of the existing special exception 
use and building addition will not adversely affect the health, safety, or welfare of residents or 
workers in the area, nor will it be detrimental to the use or development of adjacent properties or the 
general neighborhood. 
 

(5) The proposed use will not be detrimental to the use or development of 
adjacent properties or the general neighborhood; and 

 
RESPONSE: The Applicant notes that through the findings of SE-4197, ROSP-SE-4197-01, and 
ROSP-SE-4197-02, it has been established that the expansion of the subject nursing or care home 
facility would not be detrimental to the use or development of adjacent properties or the general 
neighborhood. The proposed use has been compatible with its surroundings for many years; and the 
proposed revision will not significantly alter those relationships. 
 

(6) The proposed site plan is in conformance with an approved Type 2 Tree 
Conservation Plan; and 

 
RESPONSE: The Applicant notes that a Tree Conservation Plan (TCP I-50-1995) was approved 
for the subject Property in conjunction with SE-4197 in 1997. A Type II Tree Conservation Plan 
(TCP II-98-1996) was also previously approved. The subject proposal conforms with all previously 
approved Tree Conservation Plans. 
 

(7) The proposed site plan demonstrates the preservation and/or restoration of 
the regulated environmental features in a natural state to the fullest extent 
possible in accordance with the requirement of Subtitle 24-130(b)(5). 
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RESPONSE: The Applicant notes, as stated in Finding 6 above, that a Type II Tree Conservation 
Plan (TCP II-98-1996) was previously approved. All protections required in this plan will continue 
for the remainder of the project under this SE. 
 

(b) In addition to the above required findings, in a Chesapeake Bay Critical Overlay 
Zone, a Special Exception shall not be granted: 
 
(1) Where the existing lot coverage in the CBCA exceeds that allowed by this 

Subtitle, or 
 

(2) Where granting the Special Exception would result in a net increase in the 
existing lot coverage in the CBCA.

RESPONSE: The Applicant notes that the subject site is not located within the Chesapeake Bay 
Critical Zone; therefore, the above two standards do not apply. 

Section 27-328.01 – Setbacks.

All setbacks shall be measured from the boundary line of the land for which the Special Exception 
is requested or approved, regardless of whether this boundary line is a lot, property, street, or other 
line. This Section applies to all setback requirements of this Subtitle which are specifically 
applicable to the Special Exception use. 
 
RESPONSE: The Applicant notes that the proposed development complies with the setback 
measurement requirements of the underlying prior R-R Zone and Section 27-364, regarding the use 
specific standards for nursing or care homes as shown on the provided SE site plan. 
 
Section 27-328.02 – Landscaping, buffering, and screening. 

(a) All landscaping required for a Special Exception shall be approved at the same time 
the Special Exception is approved. A Special Exception shall comply with the 
Landscape Manual through the approval of a landscape plan. The District Council 
may require additional landscaping, screening, or buffering if it determines that the 
amount required by the Landscape Manual is insufficient to adequately protect 
adjacent uses. 

(b) Amendments to landscaping, buffering, and screening required in a Special 
Exception shall be made in accordance with Section 27-325. 

RESPONSE: The Applicant notes that the subject site complies with the applicable standards of 
the Landscape Manual as demonstrated on the provided landscape plan. 
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Section 27-364. – Hospital; nursing or care home; eleemosynary or philanthropic institution.

(a) A hospital, eleemosynary or philanthropic institution, or nursing or care home may 
be permitted, subject to the following:

 
(6) Nursing or care home in all other zones where this use is permitted by 

Special Exception, where eleven (11) or more persons are cared for:  

(A) Total Area – 1/2 acre, plus 1,000 contiguous square feet for each 
person cared for above 10; 
 

RESPONSE: The Applicant notes that the subject site complies with the total area standard, 
which for a facility with 162 beds is a minimum of approximately 3.90 acres. This standard is then 
met as the subject site includes approximately 8.34 acres as demonstrated on the provided SE site 
plan.  

(B) Street Frontage – 150 feet; 

RESPONSE: The Applicant notes that the subject site complies with this standard and has 
approximately 750 linear feet of frontage on MD 212 and approximately 290 linear feet of frontage 
on Pleasant Acres Drive. This street frontage then exceeds the minimum 150-foot requirement as 
demonstrated on the provided SE site plan. 

(C) Setback – 25 feet from all boundary lines of the special exception. 

RESPONSE: The Applicant notes that the subject site complies with this standard as the proposed 
building addition is setback 25 feet from all boundary lines of the special exception as demonstrated 
on the provided SE site plan. 

Section 27-428. – R-R Zone (Rural Residential) 

(a) Purposes:

(1) The purposes of the R-R Zone are:
 

(A) To provide for and encourage variation in the size, shape, and width 
of one-family detached residential subdivision lots, in order to better 
utilize the natural terrain;

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

(C) To encourage the preservation of trees and open spaces; and 
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(D) To prevent soil erosion and stream valley flooding. 

RESPONSE: The Property meets the purposes of the prior R-R Zone as defined above. The 
proposed building expansion of the existing nursing or care home facility will provide increased 
housing opportunities for elderly residents in the County and provide additional local, on-site, skilled 
nursing jobs. The nursing or care home facility use has been in existence on this Property since the 
approval of the original SE application in 1961, expanding over the years to meet the needs of elderly 
residents in the County. This use has consistently been found to be in harmony with the surrounding 
single-family detached residential development and meets the goals, policies, and strategies of the 
Master Plan as discussed herein. The location of the proposed building expansion was chosen in the 
southwest portion of the Property to allow for the preservation of the sensitive environmental features 
of the Paint Branch stream valley in the northern area of the site, which encourages the preservation 
of trees and open spaces. This preservation with the addition of new stormwater management facilities 
will then aid in the prevention of soil erosion and stream valley flooding. Compliance with the 
applicable regulations of the Zoning Ordinance and the Landscape Manual are shown on the provided 
SE site plan and landscape plan. 
 

(b) Uses. 
 

(1) The uses allowed in the R-R Zone are as provided in the Table of Uses 
(Division 3 of this Part). 

 
RESPONSE: The Applicant notes that nursing or care home use presently exists on-site via an 
approved SE, with the latest revision being ROSP-SE-4197-03. This proposed SE application request 
is to allow the site to continue operating as a nursing or care home facility and permit the construction 
of a new building addition. This proposed building addition shall include 36 skilled nursing beds 
(bringing the facility total to 162 beds), additional parking, and associated site/stormwater 
management features. The nursing or care home use remains permitted by special exception in the R-
R Zone at the time of the filing of this application and is being pursued under the prior Zoning 
Ordinance, with appropriate justification provided herein. 

(c) Regulation 

(1) Additional regulations concerning the location, size, and other provisions 
for all buildings and structures in the R-R 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. 

RESPONSE: The Applicant acknowledges the regulations of the prior R-R Zone as referenced 
above. The appropriate regulations, except as modified by Section 27-364 regarding the special 
exception standards for nursing or care facilities, are demonstrated on the provided SE site plan and 
landscape plans, included with the submittal of this SE application. 
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VIII. Conclusion

This special exception application meets all requirements for approval set forth in the prior 
Zoning Ordinance as discussed herein.  As such, the Applicant respectfully requests that the 
appropriate approval authority approve Special Exception SE-24003. 

Thank you in advance for your consideration of this Application.  If you have any questions 
or comments, please do not hesitate to contact the undersigned. 

Respectfully Submitted,

       
      Robert J. Antonetti, Jr. 

Cc:  Hillhaven SNF Realty, LLC 
 Philip Rhodes, P.E. 

Vipul Talwar, RA, LEED AP BD+C

RJA/ats
N:\Sterling Care Hillhaven\SE-24003 - (3210 Powder Mill Road)\Revised Plans Submission - 06-10-2025\A-SOJ-SE-24003 (v.7).docx
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March 3, 2025
 
Christian Meoli 
Planner II, Environmental Planning Section 
Countywide Planning Division 
Maryland-National Capital Park and Planning Commission 
1616 McCormick Drive 
Largo, MD  
 
Via E-mail: Christian.Meoli@ppd.mncppc.org 
 
 
RE:  Primary Management Area Statement of Justification 
   
 
Dear Mr. Meoli: 
 
AMT is preparing the environmental permitting for Hillhaven SNF Realty, LLC, (the “Applicant”) the owner 
of Sterling Care Hillhaven, a nursing or care home located at 3210 Powder Mill Road, Adelphi, MD 20783 
(the "Property”).  It is located just west of the intersection of Powder Mill Road (MD 212) and Pleasant 
Acres Drive and is in the current Residential, Rural (RR) Zone. The existing nursing or care home operation 
consists of a 126-bed facility contained within an approximately 92,754 square foot building that was 
developed pursuant to Special Exception SE-4197 (approved on or about January 21, 1997). This property 
is shown as Lot 1, Lot 2, Parcel 23, Parcel 24, and Parcel 108, on Prince George’s County Tax Map 5287 
Grid H5-H6. The Applicant is seeking Special Exception approval for the proposed improvements to the 
site and is required to obtain permission for two instances where impacts to the Primary Management 
Area (PMA) are occurring.  As part of the County Landscape Manual, it is required to provide buffer 
planting between the Property and a residential neighbor.  The area with which the buffer planting is 
situated is within the PMA.  Also, as part of the design, a stormwater facility is being proposed and it will 
require the outfall to be constructed and discharge overflow rainwater within the PMA.  Approval of the 
impacts to the PMA to increase buffer planting and increase on-site stormwater treatment would allow 
the Subject Property to meet Prince George’s County Code. 
 
The work included in the Special Exception package includes a proposed building addition that will include 
36 skilled nursing beds (bringing the facility total to 162 beds), additional parking, and associated 
site/stormwater management features.  
 
Primary Management Area on Site 
 
The Subject Property contains 2.57 AC (112,058 SF) of Primary Management Area (PMA) as defined by 
Subtitle 24 of the Subdivision Regulations of Prince George’s County. The entirety of the PMA is located 
on Lot 2 and is largely forested. The north-eastern edge of the PMA contains developed land for existing 
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utilities that support the existing building (see Impact Exhibit 2). Located within this developed area is an 
existing stormwater management facility. This facility was shown on a previously approved plans, TCP-
II/98/96 and ROSP-4197-03.

Proposed plans would impact 1,301 SF (0.03 AC) of PMA in the south-eastern portion of the PMA (see 
Impact Exhibit 1). To increase the sanitary and sewer capacity for the newly proposed building, a new 
SSWR pipe connecting to an existing storm structure. This connection would affect 655 SF. To treat the 
increase in impervious surface caused by the construction of the proposed building, a bio retention facility 
has been located to the north of the existing building on site, as shown in the exhibit. The design of the 
facility has an overflow drain that is connected to a pipe that will use gravity to convey excess water away 
from the facility during large volume storms.  To maintain positive drainage while causing minimal impact 
to surrounding specimen trees, the proposed outfall was located at a downhill location within the PMA 
and impacts a small amount of forest.  The proposed impacts for the outfall itself would affect 82 SF of 
the PMA. As a result of the forest clearing that would be needed to install the outfall, 327 SF of buffer 
planting is also required. This buffer planting will keep the property in compliance with section 4.7 of the 
2010 Prince George’s County Landscape Manual, for Buffering Incompatible Uses. The proposed buffer 
planting buffers the Nursing or Care Use of the site to the single-family residential property southwest of 
the site, creating a type B landscape yard comprised of a 6’ opaque fence, 1 Nyssa sylvatica, 2 Cercis 
canadensis, 9 Aronia meloncarpa ‘Iroquois Beauty’, 1 Callicarpa americana, 6 Clethra alnifolia, 5 
Hydrangea quercifolia ‘Snow Queen’, and 6 Viburnum dentatatum ‘Blue Muffin’. The addition of the 
outfall for a proposed bioretention facility and the buffer planting help to treat stormwater as well as 
increase screening and biodiversity on site.

It would create undue hardships if the Applicant were not allowed to impact the PMA for the construction 
of the stormwater management outfall.  The site design has been extensively studied for the location of 
the building, parking, and associated stormwater management facilities.  If the outfall design were to be 
redesigned at this stage of the project, it would possibly require a major redesign of the building, parking, 
and associated stormwater management facilities.

Thank you in advance for your consideration of this Statement of Justification. If you have any questions 
or comments, please do not hesitate to contact the undersigned.

Sincerely,
A. Morton Thomas and Associates, Inc.

Andrea Stirton, RLA
Project Manager | Landscape Architect
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Statement of Justification for  
Adjustment to Regulated Stream Buffer Afforestation Requirements 

 
Sterling Care Hillhaven 

DESCRIPTION OFLOCATION OF SUBJECT PROPERTY 

Hillhaven SNF Realty, LLC (the “Applicant”) submits this Statement of Justification in conjunction with the 
application for SE-24003, the Sterling Care Hillhaven project.  The site (the “Property”) is located in the 
Developing Tier of Prince George’s County, southwest of the intersection of Cherry Hill Road and Powder 
Mill Road in Adelphi, Maryland.  It consists of approximately 8.34-acres of rural residential zoned land 
(RR).  The Property is identified as five existing parcels (Lot 1, Lot 2, Parcel 23, Parcel 24, and Parcel 108).  
The property is located within Environmental Strategy Area 2 of Plan 2035.  The proposed use of the 
Property is to remain unchanged – a nursing or care facility. 
 
The Property is located directly along Powder Mill Road and the adjoining uses are residential on the 
northeast, southeast, and the majority of the southwest sides.  The remainder of the southwest side is 
bordered by a church and the northwest is bordered by government/institutional property.  There is a 
total of 2.57 acres of Primary Management Area (PMA) and includes 2.71 acres of regulated stream buffer 
(RSB; 664.27 linear feet of stream), of which 0.2 acres is unforested.  There is an 100-year floodplain that 
covers 0.67 acres of the site.  An approved Natural Resources Inventory Plan (NRI-073-2024-001) identifies 
17 specimen trees located on the property. 
 
GENERAL DESCRIPTION OF PRPOSED USE AND REQUEST 
 
The Property currently serves as a nursing or care facility and the proposed use does not intend to change 
this.  The Applicant is proposing increasing the number of beds from 126 to a total of 162. 

In conjunction with the SE and PPS, the Applicant requests adjustment to the requirements of Section 25-
112(c)(1)(C) of Subtitle 25: Trees and Vegetation – Division 2: Woodland and Wildlife Habitat Conservation 
Ordinance, which requires all properties that are subject to Division 2 to afforest/reforest all unforested 
Regulated Stream Buffers after fulfilling all woodland conservation planting requirements. 

DESCRIPTION OF EXISTING REGULATED STREAMS AND REGULATED STREAM BUFFERS ON SITE 

The Property contains a total of 664.27 linear feet of Regulated Streams and 2.71 acres of RSB.  A total of 
0.2 acres or 7.4% of RSB is currently unforested. 

DESCRIPTION OF APPLICABLE CODE 

Section 25-121(c)(1)(C) of the Prince George’s County Code requires that all properties that are subject to 
the requirements of Subtitle 25: Trees and Vegetation – Division 2: Woodland and Wildlife Habitat 
Conservation Ordinance conform to the following: 
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(C) After meeting the requirements in this section, all remaining unforested riparian buffers onsite 
shall be afforested and reforested unless the applicant demonstrates that planting in the 
riparian buffer: 

 
i. Would be in conflict with allowable uses as established for riparian buffer in Subtitle 32 

and the Technical Manual; 
 

ii. Is located on public property and conflicts with the mission and established stewardship 
practices of the park; or 

 
iii. Is not suitable for the establishment and retention of required planting material, in which 

case substitute environmental protection measures as defined by the State of Maryland 
Department of Natural Resources and the Maryland State Forest Conservation Technical 
Manual may be implemented. 

 
As described in detail below, the special exception and preliminary plan applications preserves regulated 
environmental features in a natural state to the fullest extent possible and following satisfaction of the 
woodland conservation planting requirements.  Any unforeste4d portions of the RSB were 
afforested/reforested to the greatest extent practicable and thus, is in conformance with Section 25-
112(c)(1)(C) and the permitted development types listed in Section 32-205(b). 
 
REQUEST FOR ADJUSTMENT TO §25-112(c)(1)(C) 
 
As noted in the above section, the special exception and preliminary plan applications are required to 
afforest/reforest all unforested RSB after fulfilling all woodland conservation planting requirements per 
Section 25-112(c)(1)(C) of Subtitle Trees and Vegetation – Division 2: Woodland and Wildlife Habitat 
Conservation Ordinance unless the applicant provides justification that fully reforesting the unforested 
RSB is not entirely possible. 
 
As noted in the description of existing regulated streams and regulated stream buffers on site, the 
Property contains 664.27 linear feet of Regulated Stream and 2.71 acres of RSB.  A total of 0.2 acres or 
7.4% of RSB is currently unforested.  This 0.2 acres of RSB is unable to be afforested/reforested by the 
applicant per Section 25-121(c)(1)(C)(iii): 
 

(C) After meeting the requirements in this section, all remaining unforested riparian buffers onsite 
shall be afforested and reforested unless the applicant demonstrates that planting in the 
riparian buffer: 

 
iii. Is not suitable for the establishment and retention of required planting material, in which 

case substitute environmental protection measures as defined by the State of Maryland 
Department of Natural Resources and the Maryland State Forest Conservation Technical 
Manual may be implemented. 
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The Woodland Conservation is being met through the preservation of onsite woodland retention.  The 
existing woodland on site is 2.04 acres outside of the floodplain and 0.67 within the floodplain for a total 
of 2.71 acres of forest.  The woodland conservation requirement is 1.56 acres, and we are preserving 2.01 
acres of woodland outside of the floodplain and 0.67 acres within the floodplain.  The 0.2 acres of 
unforested riparian buffer have several existing utilities and stormwater management facilities within it 
and, in order to maintain access to these utilities in case of maintenance or replacement, reforestation is 
not practical. 

Due to the presence of existing stormwater management facilities and existing utilities (exhibit attached), 
the Applicant respectfully requests adjustments to the requirements of Section 25-121(c)(1)(C). 
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March 31, 2025

MEMORANDUM

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

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

VIA: Frederick Stachura, JD, Supervisor, Neighborhood Revitalization Section, 
Community Planning Division

FROM: John Parks, Planner II, Neighborhood Revitalization Section, Community 
Planning Division

SUBJECT: SE-24003 Hillhaven Assisted Living and Rehabilitation Center

FINDINGS 
The Community Planning Division finds that, pursuant to Section 27-317(a)(3) of the prior 
zoning ordinance, this applicant to allow the continued operation of a nursing or care home 
facility and permit the construction of 23,375-square foot building addition with 36 nursing 
beds, additional parking, and associated site improvements will not substantially impair the 
integrity of the 2010 Approved Subregion 1 Master Plan (master plan). In addition, the expanded 
operations and resident capacity will not substantially change the character of the existing 
neighborhood.  

BACKGROUND 

Application Type: Special Exception

Planning Area: 61 

Community: Fairland-Beltsville & Vicinity 

Applicable Zoning Ordinance: Prior Zoning Ordinance 

Location: 3210 Powder Mill Road, Adelphi, MD, 20783, located 2,640 feet southwest of the 
intersection of Cherry Hill Road and Powder Mill Road. 

Size: 8.34 acres 

Existing Uses: Nursing or care home facility 

Future Land Use: Low-Density Residential  
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Proposal: Requesting approval of a Special Exception application using the prior Zoning 
Ordinance to allow the site to continue operation as a nursing or care home facility and permit 
the construction of a 23,745-square foot building addition with 36 nursing beds, additional 
parking, and associated site/stormwater management features. With the proposed additional 
resident capacity, the total number of beds will be 162.  

Zoning: Residential, Rural (RR) Zone 

Prior Zoning: Rural-Residential (R-R) Zone 

GENERAL PLAN, MASTER PLAN 

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

 

Master Plan: The 2010 Approved Subregion 1 Master Plan (master plan) recommends a Low-
Density Residential land use on the subject property (Map 13, Approved Future Land Use for 
Subregion 1, p. 160). The master plan does not provide a definition for Low Density Residential 
land uses. The 2014 Approved General Plan (Plan 2035) describes Low 
Density Primarily 
single-family detached dwellings.  Categories, 
p.100). The proposed use conforms with the recommended land use.

Pursuant to 27-317(a), Required Findings, of the prior Zoning Ordinance, the requested Special 
Exception must not substantially impair the integrity of any validly approved Mater Plan or 
Functional Master Plan, or, in absence of a master Plan, the General Plan. Community Planning 
staff finds that approval of the Special Exception pertaining to the continued care home facility 
use on the property and the increased intensity of this land use will not impair the integrity of 
the Master Plan or Functional Master Plan, or, in absence of a Master Plan, the General Plan. 
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this commercial drive and the connection to the adjacent residential road. The 
Transportation Planning Section will determine if the applicant has provided both 
justification and mitigation strategies for this demand. 

Environmental Infrastructure Policy 2: Restore and enhance water quality in areas that have 
been degraded and preserve water quality in areas not degraded. Reduce the area of 
impervious surfaces during redevelopment projects.  

Where development proposals contain extensive areas of impervious surfaces (e.g.,
parking lots, pavement, buildings), use innovative methods or technologies, such as
porous pavement and concrete, turf blocks, water detention facilities, and the placement
of stormwater retention facilities, to allow water to infiltrate. p. 41).

Analysis: Staff  the importance of environmentally conscious 
building practices, which should be utilized alongside the proposed addition. The applicant has 
identified areas where retention ponds and other centralized stormwater facilities will be located. 
The applicant should endeavor to implement master plan recommendations regarding innovative 
stormwater runoff materials. The applicant is encouraged to work with the Department of 
Permiting Inspections and Enforcement (DPIE) to evaluate methods of introducing or 
incorporating these features and materials into stormwater concepts. 

Aviation/MIOZ: This application is not within the Military Installation Overlay Zone and is not 
subject to the requirements for height as outlined in 27-548.54.  

SMA/Zoning: The 2010 Approved Subregion 1 Master Plan and Sectional Map Amendment 
retained the subject property into the R-R (Rural Residential) Zone.  

On November 29, 2021, the District Council approved CR-136-2021, the Countywide Map 
Amendment (CMA) which reclassified the subject property from the Rural Residential (R-R) 
Zone to the Residential Rural (RR) Zone, effective April 1, 2022.  

MASTER PLAN SUBSTANTIAL IMPAIRMENT ISSUES 

None 

Cc: Long-Range Agenda Notebook 

Analysis: The applicant is proposing the build-out of a new driveway with a curb cut and 
entrance along Powder Mill Road. The driveway extends past the existing Single-Family 
structure and the applicant states this driveway would be used for on-site staff overflow 
parking and commercial loading/unloading. The applicant did not include this additional 
demand within a Traffic Impact Study or other evaluations of the impact of increased use of 

Balance the pace of development with the ability of the private sector to provide
transportation and public facilities, (p. 13)
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May 8, 2025

MEMORANDUM

TO:  Evan King, Development Review Division

FROM: Benjamin Patrick, Transportation Planning Section, Countywide Planning Division

VIA:   Noelle Smith, AICP, Transportation Planning Section, Countywide Planning Division 
  
  Crystal Saunders Hancock, Transportation Planning Section, Countywide Planning 

Division

SUBJECT: SE-24003: Hillhaven Assisted Living

Prior Conditions of Approval
The site is governed by the prior approved Special Exception (SE)-3505, SE-4197 and subsequent 
revisions. However, there are no conditions related to this application. 

Master Plan Compliance  
This application is subject to 2009 Approved Countywide Master Plan of Transportation (MPOT) and 
the 2010 Approved Subregion 1 Master Plan and Sectional Map Amendment. 

Right-of-Way (ROW)

Powder Mill Road (MD 212) (C-107); 80-foot ROW

Comment: Both master plans identify the 80-foot ROW and is accurately shown on the plan sheets. 
The areas of dedication shall be consistent with the approved preliminary plan of subdivision. 

Pedestrian and Bike Facilities 

Powder Mill Road (MD 212): Bicycle Lane  

Comment: Staff recommend a bicycle lane and signage be provided along the property frontage of 
MD 212 to meet the intent of the MPOT.   

Recommendations, Policies, and Goals  
The MPOT includes the following recommendations:

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. 

Benjamin BHP
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Comment: A sidewalk is proposed for the segment of the property frontage of MD 212 to serve the 
access points and connect to the building entrance along the easternmost access driveway. Due to 
the topographical issues, the sidewalk along the entire frontage is not feasible.  Per correspondence 
from State Highway Administration (SHA), the sidewalk identified on the plan sheets is practical 
and the only route to meet ADA compliance. Staff also recommend a bicycle lane and signage be 
provided along MD 212. ROW along MD 212 is under the jurisdiction of SHA. Any improvements 
within the ROW of MD 212 are subject to further review will require SHA access permit approval.
 

Policy 4: Develop bicycle-friendly roadways in conformance with the latest standards 
and guidelines, including the 1999 AASHTO Guide for the Development of Bicycle 
Facilities. 

 
Comment: Staff recommend a bicycle lane and signage be provided along the property frontage of 
MD 212 unless modified by the permitting agency. 
 
The 2010 Approved Subregion 1 Master Plan and Sectional Map Amendment recommends the 
following policies: 
 

Policy 2: Provide sidewalks and trail connections within existing communities to 
improve pedestrian safety, allow for safe routes to schools, and provide for increased 
nonmotorized connectivity between neighborhoods.  

 
Comment: A sidewalk is proposed along a portion of the property frontage along MD 212. The 
site’s frontage along MD 212 also includes an existing bus stop, to which the proposed sidewalk will 
create new connections to the adjacent property. Crosswalks are also proposed crossing all 
vehicular access points. 
 
 
Transportation Planning Review: 
Zoning Ordinance Compliance 
Section 27-317 of the Prince George’s County Zoning Ordinance (Ordinance) details the required 
findings for a special exception. For the purposes of transportation review, Section 27-317 (a) (3) is 
copied and analyzed below: 
 

(a) A special exception may be permitted if:  
  
(3) The proposed use will not substantially impair the integrity of any validly 
approved Master Plan or Functional Master Plan, or, in the absence of a Master 
Plan or Functional Master Plan, the General Plan.  

 
(4) The proposed use will not adversely affect the health, safety, or welfare of 
residents or workers in the area; 
 

 
Comment: The requirement for the special exception is not a true test of adequacy. The site will be 
subject to a preliminary plan of subdivision (PPS). During that process, the development proposal 
will be tested for transportation adequacy. 
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The applicant submitted a traffic analysis for the subject application; the table below summarizes 
trip generation in each peak-hour that will be used in reviewing traffic for the site. 
 

Trip Generation Summary: SE-24003 Hillhaven Assisted Living

Land Use 
Use 

Quantity Metric

AM Peak Hour PM Peak Hour

In Out Tot In Out Tot

Nursing Home (Beds, 
ITE-620)

100 Beds 11 4 15 5 10 15

Assisted Living (ITE-
254)

62 Beds 7 4 11 6 9 15 

Total Trips 26 30

Increase in Trips 3 4

The proposal to expand the existing facility from 126 beds to 162 beds will result in a net increase 
of 3 AM and 4 PM peak hour trips. The applicant performed traffic counts and provided an analysis 
for the traffic impacts at the site access points and the intersection of Powder Mill Road and Cherry 
Hill. The results show that all intersections will operate within the adequacy standards. 
 
Based on the results of the traffic analysis staff finds that the access points and study intersection 
will operate acceptably now and, in the future, regardless of the expansion of the existing facility. 
The current proposal will not adversely affect the health, safety, or welfare of residents or workers 
in the area. 
 
The site is currently developed with pedestrian and ADA accessible pathways from the parking area 
to the building entrances. Staff recommend frontage improvements for ADA-compliant sidewalks 
and bicycle lanes, subject to the approval of SHA.  
 
Access driveways and drive aisles meet the minimum requirement of 22 feet wide. SHA requires the 
commercial access driveways along MD 212 to meet the minimum 25-foot width, which is reflected 
on the plan. The easternmost driveway connects Pleasant Acres Drive to MD 212 and can support 
two-way vehicular traffic. A sidewalk and crosswalk provide a direct pedestrian route along this 
driveway to the building entrance. 
 
Staff find that the proposed plan with the recommended facilities does not impair the ability to 
make transportation-related recommendations that are supported by an approved Master Plan or 
Functional Master Plan. 
 
Conclusion: 
Based on the findings presented above, staff conclude that the vehicular, pedestrian, and bicycle 
access and circulation for this plan are acceptable, consistent with the site design guidelines 
pursuant to Section 27, and meet the findings for pedestrian and bicycle transportation purposes if 

  
  

1. At the time of preliminary plan, the applicant and the applicant’s heirs, successors, 
and/or assigns shall show these facilities as part of the plan:  
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a. A standard bicycle lane along the property frontage of MD 212
unless modified by the operating agency with written 
correspondence.  

b. A minimum five-foot-wide ADA-compliant sidewalk along the 
frontage of MD 212  where feasible, unless modified by the 
operating agency with written correspondence. 
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Countywide Planning Division              
Prince George’s County Planning Department       301-952-3650 
 

April 4, 2025 
 
MEMORANDUM 

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

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

FROM:  Christian Meoli, Planner II, Environmental Planning Section, CWPD  CM 
 
SUBJECT: Hillhaven Assisted Living & Rehabilitation Center:                                                     

SE-24003 and TCP2-007-2025 
 

The Environmental Planning Section (EPS) has reviewed the above-referenced special exception 
(SE) application, accepted on February 28, 2025. Comments were provided in a Subdivision and 
Development Review Committee (SDRC) meeting on March 14, 2025. Revised plans were received 
on March 28, 2025. The EPS finds the application in conformance with Sections 27-317(a)(3), 27-
317(a)(7), 27-296(c)(1)(J), 27-296(c)(1)(K), and 24-131 and recommends approval of SE-24003 
and TCP2-007-2025 based on the findings and conditions listed at the end of this memorandum. 
 
BACKGROUND 
The EPS has reviewed this site previously with the review of the following applications:   
 

Development
Review Case  

Associated  
TCP(s)  

Authority Status Action Date Resolution 
Number

SE-4197 TCPI-050-95 Zoning Hearing 
Examiner

Approved 01/21/1997 N/A

N/A TCPII-098-96 Staff Approved 01-06-1997 N/A
ROSP-4197-01 N/A Planning Board Approved 10/01/1998 PGCPB No. 

98-258 
ROSP-4197-02 N/A Planning Board Dormant 09/29/2000 N/A
ROSP-4197-03 N/A Planning 

Director 
Approved 04/26/2017 N/A

ROSP-4197-04 N/A N/A Withdrawn 04/26/2024 N/A
NRI-073-2024 N/A Staff Approved 08/15/2024 N/A
NRI-073-2024-
01 

N/A Staff Approved 11/21/2024 N/A

SE-24003 TCP2-007-2025 Planning Board Pending Pending Pending 

PROPOSED ACTIVITY 
The current application is a SE for the development of an addition to an existing nursing and care 
facility for skilled nursing and associated site improvements.  
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APPLICABLE ENVIRONMENTAL REGULATIONS  
The project is subject to 2024 Woodland Conservation Ordinance (2024 WCO) and the 
environmental regulations contained in Subtitle 25 and prior Subtitles 24 and 27 because this is an 
expansion in use that incorporates new land area into the development.   
 
SITE DESCRIPTION 
The subject properties are a total of 8.34 acres and are located on the west side of Powder Mill 
Road, approximately 200 feet south if its intersection with Pleasant Acres Drive. The site is 
currently developed with an existing nursing and care facility with associated parking and site 
improvements. Parcels 108 and 24 both contain a single-family detached dwelling. The current 
zoning for this site is Residential, Rural (RR); however, the applicant has opted to apply the zoning 
standards to this application that were in effect prior to April 1, 2022, for the Rural Residential (R-
R) Zone. Regulated environmental features (REF) are present on-site in the form of stream buffers 
from an on-site stream and associated floodplain. According to the Sensitive Species Project Review 
Area map received from the Maryland Department of Natural Resources Natural Heritage Program 
and provided on PGAtlas, the site is within a Sensitive Species Review Area and the applicant was 
provided with protective measures for aquatic habitats supporting potential rare, threatened and 
endangered species.  
 
REVIEW OF PREVIOUSLY APPROVED CONDITIONS 
 
Review of Special Exception SE-4197 
The Zoning Hearing Examiner’s decision of SE-4197 became final and effective on January 21, 1997, 
for a nursing home on 6.8 acres of property. The approval conditions, which are environmental in 
nature, are shown in bold and are addressed below: 
 

1. In order to prevent further impairment of water quality within the unnamed 
tributary to Paint Branch, all attempts should be made to incorporate some kind of 
water quality structure in the rear of the site, upslope of the stream buffer. The 
stormwater concept plan shall be submitted to the Natural Resources Division prior 
to Grading Permit issuance. Water quality structures added to the site pursuant to 
this condition are contemplated by this decision and by themselves are not 
amendments to the approved site plan.  

 
Condition 1 was addressed with the issuance of the grading permit and construction of the 
existing facility.  

 
Review of Revision to Site Plan ROSP-4197-01 
The ROSP-4197-01 was approved by the Planning Board on October 1, 1998 (PGCPB Resolution No. 
98-258) for the redesign of the parking lot approved with SE-4197, reconfiguration of loading 
areas, and the increase in the total gross floor area. There are no conditions of approval which are 
environmental in nature. 
 
Review of Revision to Site Plan ROSP-4197-02 
The ROSP-4197-02 was submitted for a variety of site plan revisions, but there is no indication that 
this application was approved and thus is considered dormant.  
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Review of Revision to Site Plan ROSP-4197-03 
The ROSP-4197-03 was approved by the Planning Director on April 26, 2017, for a 400-square foot 
addition to the west side of the existing nursing home facility with no conditions of approval.  
 
Review of Revision to Site Plan ROSP-4197-04 
The ROSP-4197-04 was submitted for an addition to the existing nursing and care facility, but was 
withdrawn by the applicant as of April 26, 2024.  
 
MASTER PLAN CONFORMANCE 
In conformance with Section 27-317(a)(3) of the prior zoning regulations, the SE shall not 
substantially impair the integrity of any applicable master plans.  
 
PLAN PRINCE GEORGE’S 2035 APPROVED GENERAL PLAN (2014) 
The site is located within the Environmental Strategy Area 2 of the Regulated Environmental 
Protection Areas Map as designated by Plan Prince George’s 2035 Approved General Plan (Plan 
2035), and within the Established Communities of the General Plan Growth Policy of Plan 2035. 
This project is not within the boundaries of a transit-oriented center as identified in Plan 2035.  
 
APPROVED SUBREGION 1 MASTER PLAN AND SECTIONAL MAP AMENDMENT (2010) 
In the Subregion 1 Master Plan and Sectional Map Amendment, the Environmental Infrastructure 
Section contains goals, policies, and strategies. The text in BOLD is the text from the master plan, 
and the plain text provides comments on the plan’s conformance. 
 
Policy 1: Protect, preserve and enhance the identified green infrastructure network within 
the Subregion 1 plan area.  
 
Strategies 

 Preserve or restore regulated areas designated in the plan’s green 
infrastructure network or through the development review process during 
the review of land development proposals. 

 
The proposal directs the new development towards the front of the site in Evaluation Areas, away 
from Regulated Areas. Impacts to the primary management area (PMA) are proposed for 
stormwater which are addressed in this memorandum. This application proposes a very minor 
amount of woodland clearing, 0.03 acre, for the installation of a stormwater outfall. As a result of 
this application, almost the entirety of the Regulated Areas of the on-site green infrastructure 
network will be preserved. The applicant has proposed to exceed their woodland conservation 
requirements and preserve the entirety of the woodland on-site, excluding the 0.03 acre of 
woodland cleared and woodland in the floodplain. In accordance with Section 24-130(b)(5) all 
areas within the PMA outside of approved impacts, shall be placed into a protected conservation 
easement. All woodland conservation will be protected through a woodland and wildlife habitat 
conservation easement in accordance with Section 25-122(d). 
 
Policy 2: Restore and enhance water quality in areas that have been degraded and preserve 
water quality in areas not degraded.  
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Strategies 
 Address existing flooding concerns in conformance with the County Code on 

all new development and redevelopment.  
 

The approved stormwater management concept plan demonstrates control for both managing the 
stormwater generated from rainfall on-site and for managing the stormwater. 

 
 Use Low-Impact Development (LID) stormwater management techniques such 

as green roofs, rain gardens, innovative stormwater outfalls, underground 
stormwater management, bioretention with appropriate soil mixtures, green 
streets, cisterns, rain barrels, grass swales, and stream restoration to the 
fullest extent possible during the development review process.  

 
The approved stormwater management concept plan shows the use of micro bioretention. The new 
facility will treat new stormwater volume as well as untreated stormwater volume from existing 
site features. 
 
Policy 3: Implement the State Storm Water Management Act of 2007 in Subregion I as of the 
adoption of this plan to enhance water quality and control flooding in the Anacostia and 
Patuxent River watersheds.    
 
The site is within the Anacostia River watershed. The approved stormwater management concept 
plan shows the use of micro bioretention. The new facility will treat new stormwater volume as 
well as untreated stormwater volume from existing site features. 
 
Policy 4: Implement more environmentally sensitive building techniques and reduce overall 
energy consumption.   
 
The use of green building techniques and energy conservation techniques should be used as 
appropriate and will be evaluated by the Development Review Division.  
 
Policy 5: Reduce light pollution and intrusion, especially into the Rural Tier and 
environmentally sensitive areas. 
  
Minimization of light pollution should be encouraged adjacent to the existing stream and the use of 
full cut optics is encouraged in these areas.  
 
Policy 6: Reduce air pollution by placing a high priority on transportation demand 
management (TDM) projects and programs.  
  
Any proposed TDM will be evaluated by the Transportation Planning Section.  
 
Policy 7: Reduce adverse noise impacts to meet State of Maryland noise standards.  
  
Noise standards will be evaluated by the Development Review Division.  
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CONFORMANCE WITH THE GREEN INFRASTRUCTURE PLAN 
The site contains Regulated and Evaluation Areas of the 2017 Green Infrastructure Plan. The 
mapped Green Infrastructure network on this site contains Regulated and Evaluation Areas.  
 
The following policies and strategies are applicable to the subject application. The text in bold is 
the text from the master plan and the plain text provides comments on plan conformance. 
 
POLICY 1: Preserve, enhance, and restore the green infrastructure network and its ecological 
functions while supporting the desired development pattern of Plan 2035. 
 
Strategies 
1.1 Ensure that areas of connectivity and ecological functions are maintained, restored 
and/or established by: 

a. Using the designated green infrastructure network as a guide to decision-making and 
using it as an amenity in the site design and development review processes. 
b. Protecting plant, fish, and wildlife habitats and maximizing the retention and/or 
restoration of the ecological potential of the landscape by prioritizing healthy, 
connected ecosystems for conservation. 
c. Protecting existing resources when constructing stormwater management features 
and when providing mitigation for impacts. 
d. Recognizing the ecosystem services provided by diverse land uses, such as 
woodlands, wetlands, meadows, urban forests, farms and grasslands within the green 
infrastructure network and work toward maintaining or restoring connections between 
these landscapes. 

1.2 Ensure that Sensitive Species Project Review Areas and Special Conservation Areas 
(SCAs), and the critical ecological systems supporting them, are preserved, enhanced, 
connected, restored, and protected. 

a. Identify critical ecological systems and ensure they are preserved and/or protected 
during the site design and development review processes. 
b. Prioritize use of public funds to preserve, enhance, connect, restore, and protect 
critical ecological systems. 

 
The proposal directs the new development towards the front of the site in Evaluation Areas, away 
from Regulated Areas. In a letter dated April 10, 2024, the Maryland Department of Natural 
Resources Natural Heritage Program determined that the site is located within a Sensitive Species 
Protection Review Area. The site is not within a Special Conservation Area. This proposal is for a 
very minor amount of woodland clearing and impact to Regulated Areas for the installation of a 
stormwater outfall. As a result of this application, almost the entirety of the Regulated Areas of the 
on-site green infrastructure network will be preserved. The applicant has proposed to exceed their 
woodland conservation requirements and preserve the entirety of the woodland on-site, excluding 
the 0.03 acre of woodland cleared and areas of wooded floodplain.   
 
POLICY 2: Support implementation of the 2017 GI Plan throughout the planning process.  
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2.4 Identify Network Gaps when reviewing land development applications and 
determine the best method to bridge the gap: preservation of existing forests, 
vegetation, and/or landscape features, and/ or planting of a new corridor with 
reforestation, landscaping and/or street trees.  

2.5 Continue to require mitigation during the development review process for impacts to 
regulated environmental features, with preference given to locations on-site, within 
the same watershed as the development creating the impact, and within the green 
infrastructure network.  

2.6 Strategically locate off-site mitigation to restore, enhance and/or protect the green 
infrastructure network and protect existing resources while providing mitigation.  

The site does not contain Network Gaps. In accordance with this master plan policy and strategies, 
Subtitles 24-130(b)(5), 27-317(a)(7), and 25-121(b), on-site woodland preservation is proposed 
which will improve the green infrastructure network. Almost the entirety of the Regulated Areas of 
the on-site green infrastructure network will be preserved. The applicant has proposed to exceed 
their woodland conservation requirements and preserve the entirety of the woodland on-site, 
excluding the 0.03 acre of woodland cleared and areas of wooded floodplain.   
 
POLICY 3: Ensure public expenditures for staffing, programs, and infrastructure support the 
implementation of the 2017 GI Plan.  
3.3 Design transportation systems to minimize fragmentation and maintain the 

ecological functioning of the green infrastructure network.  
a. Provide wildlife and water-based fauna with safe passage under or across roads, 

sidewalks, and trails as appropriate. Consider the use of arched or bottomless 
culverts or bridges when existing structures are replaced, or new roads are 
constructed.  
 

No new culverts, bridges, or roads are proposed.  
 
POLICY 4: Provide the necessary tools for implementation of the 2017 GI Plan.  
4.2 Continue to require the placement of conservation easements over areas of regulated 

environmental features, preserved or planted forests, appropriate portions of land 
contributing to Special Conservation Areas, and other lands containing sensitive 
features.  

 
The applicant has proposed to exceed their woodland conservation requirements and preserve the 
entirety of the woodland on-site, excluding the 0.03 acre of woodland cleared and woodland in the 
floodplain. In accordance with this master plan policy, Subtitles 24-130(b)(5), 27-317(a)(7), and 
25-121(b), all areas within the PMA outside of approved impacts, shall be placed into a protected 
conservation easement, while all woodland preservation will be protected through a woodland and 
wildlife habitat conservation easement in accordance with Section 25-122(d). 
 
POLICY 5: Improve water quality through stream restoration, stormwater management, 
water resource protection, and strategic conservation of natural lands.  
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5.8 Limit the placement of stormwater structures within the boundaries of regulated 
environmental features and their buffers to outfall pipes or other features that cannot 
be located elsewhere.  

 
In accordance with this master plan policy, Subtitles 24-130(b)(5), 27-317(a)(7), the application 
limits impact to the REF. State regulations require that developments treat stormwater on the 
subject property and outfall the water safely to a wetland or stream system without creating 
erosion. The approved stormwater concept plan shows the use of four planter boxes, three micro-
bioretention, and one filterra stormwater management facility.   
  
5.9 Prioritize the preservation and replanting of vegetation along streams and wetlands 

to create and expand forested stream buffers to improve water quality.  
 
The majority of the wooded stream buffer will be preserved. The applicant has submitted a 
statement of justification (SOJ) for not reforesting a total of 0.2 acres of unforested stream buffer 
and EPS staff is in agreement that the areas of unforested stream buffer are not suitable for the 
establishment of new planting material as these areas have existing utilities and stormwater 
management facilities.  
 
POLICY 7: Preserve, enhance, connect, restore, and preserve forest and tree canopy 
coverage.  
 
General Strategies for Increasing Forest and Tree Canopy Coverage  
7.1  Continue to maximize on-site woodland conservation and limit the use of off-site 

banking and the use of fee-in-lieu. 
 
In accordance with this master plan policy, Subtitles 24-132, 27-317(a)(7), and 25-121(b), the 
woodland conservation requirement will be fully met on-site through woodland preservation. This 
use of off-site banking or fee-in-lieu is not requested.  
 
7.2 Protect, restore, and require the use of native plants. Prioritize the use of species with 

higher ecological values and plant species that are adaptable to climate change.  
 
Retention of existing woodlands and planting of native species on-site is required by both the 2018 
Environmental Technical Manual (ETM) and the Prince George’s County Landscape Manual. 
 
7.4 Ensure that trees that are preserved or planted are provided appropriate soils and 

adequate canopy and root space to continue growth and reach maturity. Where 
appropriate, ensure that soil treatments and/ or amendments are used.  

 
Retention of existing woodlands and planting of native species on-site is required by the Landscape 
Manual, with both counting toward the tree canopy coverage requirement for the development. In 
accordance with this master plan policy, Subtitles 24-132(a), 27-317(a), and Subtitle 25 Division 3, 
woodland conservation and tree canopy coverage requirements are proposed to be met with 2.01 
acres of on-site woodland preservation.  
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Forest Canopy Strategies  
7.12 Discourage the creation of new forest edges by requiring edge treatments such as the 

planting of shade trees in areas where new forest edges are proposed to reduce the 
growth of invasive plants.  

This application proposes 0.03 acre of woodland clearing for the installation of a stormwater 
management outfall. The edge will be planted with landscape plantings in accordance with 
Landscape Manual buffer requirements.  

7.13 Continue to prioritize the protection and maintenance of connected, closed canopy 
forests during the development review process, especially in areas where FIDS 
habitat is present or within Sensitive Species Project Review Areas.  

 
This site does not contain the potential for forest interior dwelling species (FIDS). In a letter dated 
April 10, 2024, the Maryland Department of Natural Resources Natural Heritage Program 
determined that the site is located within a Sensitive Species Protection Review Area. In accordance 
with Section 24-130(b)(5) all areas within the PMA outside of approved impacts, shall be placed 
into a protected conservation easement. All woodland preservation will be protected through a 
woodland and wildlife habitat conservation easement in accordance with Section 25-122(d). 
 
7.18 Ensure that new, more compact developments contain an appropriate percentage of 

green and open spaces that serve multiple functions such as reducing urban 
temperatures, providing open space, and stormwater management.  

 
The applicant proposes clearing 0.03 acre of woodland for installation of a stormwater 
management installation near the northwest corner of the existing care facility building. The total 
woodland conservation requirement for this project is 1.56 acres, which is proposed to be met and 
exceed with the preservation of all remaining 2.01 acres of woodland outside of the floodplain. 
 
ENVIRONMENTAL REVIEW 
 
Natural Resources Inventory 
Section 27-296(c)(1)(J) requires an approved natural resource inventory (NRI) plan with special 
exemption (SE) applications. The NRI-073-2024 was approved on August 15, 2024, but it was 
determined that the environmental feature calculations had an error. A revision, NRI-073-2024-01, 
was approved on November 21, 2024, to correct the calculations. The on-site REF are in the rear of 
the site and include a stream, stream buffer, floodplain, and steep slopes. There are 18 specimen 
trees on-site. An additional tree, T17 was field surveyed and listed in the specimen tree table due to 
its double trunk; however, post-field work analysis concluded that this tree is 26 inches diameter at 
breast height (DBH) and does not meet the qualification of a specimen tree. The site contains 0.67 
acre of floodplain and 2.71 acres of woodland. In a letter dated April 10, 2024, the Maryland 
Department of Natural Resources Natural Heritage Program determined that the site is located 
within a Sensitive Species Protection Review Area.  
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The provisions of Prince George’s County Council Bill CB-022-2024 came into effect July 1, 2024, 
and established a minimum stream buffer of 100 feet for properties outside of a transit-oriented 
center. The NRI-073-2024-01 depicts the 100-foot stream buffer in accordance with CB-022-2024; 
however, this project is submitted under the provisions of the prior Zoning Ordinance and is not 
subject to CB-022-2024. EPS staff communicated to the applicant that the NRI should depict the 
100-foot buffer to avoid a revision to the plan, but the accompanying TCP2 would be subject to a 
75-foot stream buffer. The SE and TCP2 show all the required information correctly in conformance 
with the NRI, apart from the prior 75-foot stream buffer. No revisions are required for conformance 
with the NRI. 
 
Woodland Conservation 
This property is subject to the provisions of the 2024 Prince George’s County Woodland and 
Wildlife Habitat Conservation Ordinance (2024 WCO) because the application was accepted after 
June 30, 2024. Pursuant to Section 25-119(a)(2)(C) of the 2024 WCO, a Type 2 tree conservation 
plan (TCP2) was submitted for review with this SE since the SE plan will be used for grading and 
permitting. The minimum woodland conservation threshold for the prior R-R Zone is 20 percent of 
the net tract area or 1.53 acres.  
 
During the NRI review, the Maryland Department of Natural Resources Natural Heritage Program 
provided the applicant with protective measures for aquatic habitats supporting potential rare, 
threatened and endangered species. The draft TCP2 is in accordance with Recommendation 1(a) to 
address stormwater management runoff through methods such as bioretention and 
Recommendation 2(a) to minimize clearing and retain forest. The applicant proposes clearing 0.03 
acre for the installation of a stormwater management outfall near the northwest corner of the 
existing care facility building. The total woodland conservation requirement for this project is 1.56 
acres, which is proposed to be met and exceed with the preservation of all remaining 2.01 acres of 
woodland outside of the floodplain.  
 
Per Section 25-121(c)(1)(C) of the 2024 WCO after meeting all other requirements, all remaining 
unforested riparian buffers on-site shall be afforested and reforested or provide a statement of 
justification (SOJ) justifying the reasons for not meeting this requirement. The applicant has 
submitted an SOJ for not reforesting a total of 0.2 acre of unforested stream buffer and EPS staff is 
in agreement that the areas of unforested stream buffer are not suitable for the establishment of 
new planting material as these areas have existing utilities and stormwater management facilities.  
 
Two specimen trees are proposed to be removed with this application. The applicant will be 
required to either replace the specimen trees with a total of 18 inches of DBH or a fee-in-lieu of 
$250 per inch diameter of replacement requirement. The specimen tree worksheet proposes a 
replacement that well exceeds the requirement (a total of 124 trees) and appears to be a 
typographical error. All specimen tree mitigation planting must be separate from any other planting 
requirements, such as for Landscape Manual requirements. At time of certification, the TCP2 shall 
be revised to identify locations of proposed specimen tree replacement planting per the Subtitle 25-
119(d)(7)(A) tree removal worksheet. 
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Specimen Trees 
Specimen trees are required to be protected under Section 24-4301 of the Environmental 
Standards of the Subdivision Regulations.  
 
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.” The code, however, is not inflexible.  
 
The authorizing legislation of Prince George’s County’s WCO is the Maryland Forest Conservation 
Act, which is codified under Title 5, Subtitle 16 of the Natural Resources Article of the Maryland 
Code. Section 5-1611 of the Natural Resources Article requires the local jurisdiction to provide 
procedures for granting variances to the local forest conservation program. The variance criteria in 
Prince George’s County’s 2024 WCO are set forth in Section 25-119(d). Section 25-119(d)(6) 
clarifies that variances granted under Subtitle 25 are not considered zoning variances. 
 
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 from Section 25-122(b)(1)(G) is 
required. Applicants can request a variance from the provisions of Division 2 of Subtitle 25 (the 
2024 WCO), provided all of the required findings in Section 25-119(d) can be met. An application 
for a variance must be accompanied by a statement of justification (SOJ) stating the reasons for the 
request and how the request meets each of the required findings. A Subtitle 25 variance application 
and a SOJ in support of the variance were submitted with this application. This variance requests 
the removal of T2 and T18. Pursuant to the 2024 WCO, Section 25-119(d)(7), the removal of 
specimen trees are subject to replacement requirements if the variance is approved. 
 

Specimen 
Tree No.

Common 
Name

Scientific 
Name

DBH 
(Inches)

Condition 
Rating 

Condition 
Comments

Disposition

T2 American 
sycamore 

Platanus 
occidentalis 

38 Average English ivy, 
broken 
limbs 

To be 
removed 

T18 Silver 
maple 

Acer 
saccharinum 

34 Average Broken 
branches, 
English ivy, 
wisteria 
surrounding 
plant 

To be 
removed 

Note: T19 is a willow oak which is a species with medium to good tolerance and is proposed to have 
19.5 percent critical root zone (CRZ) impact. T19 is proposed to be retained and is not requested 
for removal. An additional tree, T17, was surveyed and listed on the specimen tree table due to its 
double trunk; however, post field work analysis concluded that this tree is less than 30 inches in 
DBH and does not meet the qualification of a specimen tree and is not evaluated here.  
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Evaluation 
Section 25-119(d) contains six required findings [text in bold below] to be made before a variance 
from the 2024 WCO can be granted. An evaluation of this variance request with respect to the 
required findings is provided below. 

(A)  Special conditions peculiar to the property have caused the unwarranted hardship 

In relation to other properties in the area, special conditions peculiar to the subject property would 
cause an unwarranted hardship if the applicant were required to retain the specimen trees. Those 
“special conditions” relate to the specimen trees themselves, such as their size, condition, species, 
and on-site location. 

The SOJ indicates that the expansion of the existing facility is limited due to the location of steep 
slopes and REF in the rear of the property, leaving limited areas for additional development at the 
front of the site when considering requirements for parking and stormwater management. Due to 
the limited developable space, two specimen trees are proposed to be removed due to impacts to 
their CRZ exceeding 30 percent.  

T2 is an American sycamore which is a species with medium construction tolerance and is 
proposed to have 46 percent of CRZ impact. T2 is located along the eastern property boundary of 
the site and is already impacted due to an existing driveaway. This existing access point is required 
to be widened due to fire access regulations for access of emergency vehicles. This access point was 
requested to be relocated southerly from its current location to comply with the buffering 
requirements of the Landscape Manual which requires screening for incompatible uses adjacent to 
residential areas. Due to these requirements, the driveway improvements will require the removal 
of T2.  
 
T18 is a Silver maple species with poor construction tolerance that is limited by physical injury and 
root zone impacts and is proposed to have 80 percent of CRZ impact. The tree is located along the 
site’s frontage away from REF in the preferred area of development and is proposed to be impacted 
by the building addition and associate parking  
 
Alternative designs such as expansion of development in the rear property would also require 
removal of specimen trees and additional impacts to REF. Under this proposal, the majority of the 
specimen trees are retained in the rear of the lot and are proposed to be included in areas of 
woodland preservation. If the site were to be majorly reconstructed, it would constitute hardship as 
it would require the relocation of existing residents in the existing assisted living facility.  To save 
these trees and limit the impacts to the CRZs would cause the applicant an unwarranted hardship.  
 
B)  Enforcement of these rules will deprive the applicant of rights commonly enjoyed by 
others in similar areas 
 
Enforcement of the requirement that all specimen trees be preserved, along with an appropriate  
percentage of their CRZ, would deprive the applicant of rights commonly enjoyed by others in 
similar areas with comparable zoning.  
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All variance applications for the removal of specimen trees are evaluated in accordance with the 
requirements of 2024 WCO as codified in Subtitle 25 and in the 2018 Environmental Technical 
Manual (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.  

When other development proposals encounter trees in a similar condition and in a similar location 
on a site, the same considerations were provided during the review of the required variance 
application. 

(C)  Granting the variance will not confer on the applicant a special privilege that would 
be denied to other applicants 

Not granting the variance would prevent the project from being developed in a functional and 
efficient manner like other developments of similar size and use. This is not a special privilege that 
would be denied to other applicants. When other properties contained specimen trees of this 
species in a similar condition and location on a site, the same considerations were 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 existing site conditions or circumstances, including the location of the specimen trees, are not 
the result of actions by the applicant. The removal of the specimen trees would be the result of the 
construction site improvements, including stormwater management and parking facilities. The 
request to remove the trees is solely based on the location on the site, the species, and the condition 
of the trees with respect to the location of the improvements.  

(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 
under 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 
 
Granting this variance request will not violate State water quality standards nor cause measurable 
degradation in water quality. Requirements regarding stormwater management (SWM) will be 
reviewed and approved by the Department of Permitting, Inspections and Enforcement. Erosion 
and sediment control requirements are reviewed and approved by the Prince George’s County Soil 
Conservation District. Both SWM and sediment and erosion control requirements are to be met in 
conformance with State and local laws to ensure that the quality of water leaving the site meets the 
State’s standards. State standards are set to ensure that no degradation occurs. 
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Recommendation of Variance Request 
The required findings of Section 25-119(d) of the 2024 WCO have been adequately addressed for 
the removal of two specimen trees, identified as T2 and T18 on the TCP2. Staff recommend that the 
Planning Board approve the requested variance for the removal of two specimen trees for the 
construction an addition to an existing nursing and care facility with associated site improvements, 
as shown on TCP2-007-2025.  
 
Regulated Environmental Features (REF) 
Section 27-285(b)(5) of the Zoning Ordinance states that the Planning Board may approve a SE if it 
finds that the regulated environmental features have been preserved and/or restored in a natural 
state to the fullest extent possible in accordance with the requirement Section 24-130(b)(5) of the 
Subdivision Ordinance. The on-site REF includes streams, 100-year floodplain, associated buffers, 
and steep slopes.  
 
Section 24-130(b)(5) of the Subdivision Ordinance states: “Where a property is located outside the 
Chesapeake Bay Critical Areas Overlay Zones the preliminary plan and all plans associated with the 
subject application shall demonstrate the preservation and/or restoration of regulated 
environmental features in a natural state to the fullest extent possible consistent with the guidance 
provided by the Environmental Technical Manual established by Subtitle 25. Any lot with an impact 
shall demonstrate sufficient net lot area where a net lot area is required pursuant to Subtitle 27, for 
the reasonable development of the lot outside the regulated feature. All regulated environmental 
features shall be placed in a conservation easement and depicted on the final plat.” 
 
Impact 1 – 0.03 acre (1,301 square feet) 
This impact is for the colocation of a proposed stormwater management outfall and utility line. The 
impact is proposed at the place of least impact and is considered necessary. 237 square feet of this 
impact is temporary for site access. Staff is in support if Impact 1 as proposed and shown on the 
approved stormwater management plan.  
 
Impact 2 – 270 square feet 
This impact is for an existing stormwater management facility that was constructed with TCPII-
098-96. This feature is shown on the approved stormwater management plan, and it is proposed to 
remain. Relocating this existing feature outside of the PMA would require additional impacts to the 
PMA to remove the feature and would result in increased stormwater management requirements. 
Staff is in support of Impact 2 as proposed and shown on the approved stormwater management 
plan. 
 
Conclusion 
Two PMA impacts are proposed with this application. Both impacts are associated with the site’s 
stormwater management and are considered necessary impacts.  
 
Stormwater Management 
In accordance with Section 27-317(a)(5) and (7), an approved Concept Plan (#43689-2024-
SDC/P00880-2024-SDC) was submitted with the revised material, which shows the use of micro-
bioretention, planter box, and filterra. This stormwater management plan was approved on 
November 26, 2024, and expires on November 26, 2027.  
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Only the proposed outfalls and utility connections impact the PMA. 

Soils 
In accordance with Section 24-131, this application was reviewed for unsafe land restrictions. This 
application will use the prior Subdivision Regulations, and Section 24-131(a) states “The Planning 
Board shall restrict or prohibit the subdivision of land found to be unsafe for development. The 
restriction or prohibition may be due to natural conditions, such as, but not confined to, flooding, 
erosive stream action, high water table, unstable soils, or severe slopes, or to man-made conditions 
on the property, such as, but not confined to, unstable fills or slopes.” 

According to the U.S. Department of Agriculture (USDA) Natural Resource Conservation Service 
Web Soil Survey, soils present include Christina-Downer complex, Sassafras-Urban land complex, 
and Sassafras and Croom soils. A geotechnical report was included with this application which 
included a global stability investigation and analysis for the proposed retaining wall in accordance 
with Techno-Gram 002-2021 Retaining Wall requirements. There are no geotechnical concerns 
with this application.  
 
Erosion and Sediment Control 
Development shall comply with the requirements for sedimentation and erosion control in 
accordance with accordance with Subtitle 32, Division 2, Grading, Drainage and Erosion and 
Sedimentation Control, of the Prince George’s County Code. The County requires the approval of an 
Erosion and Sediment Control Plan. The TCP2 must reflect the ultimate limits of disturbance (LOD), 
not only for installation of permanent site infrastructure, but also for the installation of all 
temporary infrastructure, including erosion and sediment control measures. Prior to certification of 
the TCP2, a copy of the Erosion and Sediment Control Technical Plan must be submitted so that the 
ultimate LOD for the project can be verified and shown on the TCP2. 
 
SUMMARY OF RECOMMENDED FINDINGS AND CONDITIONS  
 
The EPS has completed the review of SE-24003 and TCP2-007-2025, and recommends approval, 
subject to the following findings and conditions: 
 
Recommended Findings 
 
1. The required findings of Section 25-119(d) have been adequately addressed for the removal 
of two specimen trees identified as T2 and T18.   
 
2. In conformance with Section 24-130(b)(5) of the prior Subdivision Regulations, based on 
the level of design information currently available, the limits of disturbance shown on the Type 2 
tree conservation plan, and the Impact exhibits provided, the regulated environmental features 
(REF) on the subject property have been preserved and/or restored to the fullest extent possible. 
Staff find that the primary management area (PMA) Impacts 1 and 2 are necessary for construction 
and are reasonable for the orderly and efficient redevelopment of the subject property.  
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Recommended Conditions:  

1. Prior to certification of the special exception, revise the Type 2 tree conservation plan to 
identify the location of proposed specimen tree replacement planting per the Subtitle 25-
119(d)(7)(A) tree removal worksheet.  

2. In accordance with Section 25-122(d), prior to the 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 submission 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 certification of the Type 2 tree conservation plan, a copy of the draft Erosion and 
Sediment Control Technical Plan must be submitted so that the ultimate limits of 
disturbance for the project can be verified and shown on the Type 2 tree conservation plan. 
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Countywide Planning Division 301-952-3680
Historic Preservation Section

April 21, 2025

MEMORANDUM

TO: Evan King, Zoning Section, Development Review Division

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

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

SUBJECT: SE-24003 Hillhaven Assisted Living and Rehabilitation Center

The subject property comprises 8.34 acres and is located on the west side of Powder Mill Road,
approximately 200 feet south of its intersection with Pleasant Acres Drive. The subject property 
was zoned Rural Residential(R-R), per the prior Zoning Ordinance, and is located within the 2010 
Approved Subregion 1 Master Plan area. The subject application proposes an addition to an existing 
nursing and care facility containing 36 skilled nursing beds, additional parking, and associated 
improvements.

Parcel 23 is adjacent to the Gallant House (Historic Site 61-013) located at 3124 Powder Mill Road. 
Gallant House is a multipart frame, gable-roof house with a two-and-one-half-story antebellum 
main block and twentieth-century additions. The house was built in the mid-nineteenth century and 
rebuilt in the 1920s. The nucleus of the structure was used as a dwelling for Owen Carroll, who 
operated a nearby mill. The 1920s reconstruction incorporated Craftsman-style decorative details. 

The 2010 Approved Subregion 1 Master Plan contains goals and policies related to historic 
preservation (pages 101-142). One strategy of Policy: Preserve and Maintain Natural Environment
regarding the Calverton Living Area is to establish and maintain the historic Powder Mill and Gallant 
House sites, as well as the Paint Branch Stream and valley as a gateway/wooded area (page 117).

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. 

The two-story south elevation of the proposed addition facing the historic site will be clad mostly in 
brick, with some cementitious siding panels. The subject site does not adjoin the Gallant House 
Historic Site; therefore, a landscape buffer is not required to separate the uses. However, a 4.7-1
landscape buffer will be provided between the subject property and the existing single-family 
detached dwelling on Parcel 22, at 3202 Powder Mill Road. The elevation closest to the Gallant 
House will have a 50-foot building setback with a 20-foot-deep landscape yard. 
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SE-24003 Hillhaven Assisted Living and Rehabilitation Center
April 21, 2025 

 
The elevation closest to the Gallant House will be buffered with plantings including Redbud, Black 
Gum, Dwarf Southern Magnolias, American Hollys, and Canadian Service Berry.  The proposed 
buffer will soften the impact on the Gallant House Historic Site.  
 

, adjacent to the Gallant 
House Historic Site, includes a single, wall-mounted, full-cutoff LED light. The illuminance levels 
along the portion of the property adjacent to the Historic Site range from 0.0 to 0.1 foot-candles, 
with an average of 0.021 foot-candles along the property line. The proposed lighting should 
minimize the spillover of light onto the Gallant House Historic Site. 
 
Historic Preservation staff recommends the approval of SE-24003, Hillhaven Assisted Living and 
Rehabilitation Center, with no conditions. 
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April 4, 2025 

MEMORANDUM 

TO: Evan King, Planner II, Zoning Section 

FROM: Mara Greenwell, Planning Technician III, Permit Review Section 

SUBJECT: SE-24003 Hillhaven Assisted Living & Rehabilitation Center     

1. Provide parking space dimensions on the site plan.

2. Provide drive aisle widths and arrows on the site plan.

3. Provide the building dimensions, height width and square footage on the building.

4. Provide proposed building setbacks on the site plan.

5. The Permit Review Section offers no additional comments at this time on this development
application.
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MEMORANDUM

April 4, 2025  

TO:  Evan King, Urban Design Section 
Development Review Division, M-NCPPC

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

Re: Hillhaven Assisted Living & Rehabilitation Center
SE-24003 

  
CR:  Powder Mill Rd (MDSHA)
  Pleasant Acres Dr (County)

This memorandum is in response to the SE-24003 Hillhaven Assisted Living & 
Rehabilitation Center referral.  The Department of Permitting, Inspections and Enforcement 
(DPIE) offers the following:

- The proposed development is located on the west side of Powder Mill Road.  Approximately 
200 feet south of its intersection with Pleasant Acres Drive. 

- The development consists of adding an addition to an existing nursing and care facility, 
additional parking & associated site improvements. 

- SE-24003 is consistent with the Site Development Concept 43689-2024-SDC, approved on 
November 26, 2024 

- DPIE has no objections to SE-24003 

DPIE Site Road Traffic Comments:   

In the fine grading permitting stage, the applicant shall provide ultimate ROW frontage 
improvements along Pleasant Acres Drive. Improvements include, but are not limited to, 
right-of-way dedication, 5-foot sidewalks, grass buffer, ADA-compliant pedestrian ramps 
with detectable warning surfaces (DWS), street trees, and LED streetlights.

There is a state-maintained roadway fronting this site along Powder Mill Road (MD 212). 
As such, we defer all other comments on this roadway to MDOT- SHA.
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DPIE Water and Sewer Comments: 

No Comments. 

DPIE Floodplain Comments: 

 FPS 850148 governs. Floodplain easement is required at the time of technical stage.
 

- DPIE has no objection to SE-24003 

If you have any questions or require additional information, please contact Mr. Koji Harada, 
P.E., the District Engineer for the area, at (301) 636.2060. 

cc: Koji Harada, P.E., District Engineer, S/RPRD, DPIE 
Hillhaven SNF Realty LLC, 3210 Powder Mill Road Adelphi, MD 20783 
AMT Engineering, 700 King Farm BLVD, Suite 300, Rockville, MD 20850 
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