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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Detailed Site Plan DSP-21045 

Departure of Parking and Loading Standards DPLS-22022 
Type II Tree Conservation Plan TCPII-077-04-03 
The Cassidy 

 
The Urban Design staff has reviewed the detailed site plan for the subject property and 

presents the following evaluation and findings leading to a recommendation of APPROVAL with 
conditions, as described in the Recommendation section of this report. 
 
 
EVALUATION CRITERIA 

 
The property is within the Residential, Multifamily-20 (RMF-20) Zone. This application, 

however, is being reviewed and evaluated in accordance with the prior Prince George’s County 
Zoning Ordinance, as permitted by Section 27-1903(c) of the Zoning Ordinance, which allows for 
development proposals of any type to utilize the prior Zoning Ordinance for development of a 
property. The detailed site plan was reviewed and evaluated for conformance with the following 
criteria: 
 
a. The requirements of the Prince George’s County Zoning Ordinance for the Multifamily 

Medium Density Residential (R-18) Zone 
 
b. The requirements of Preliminary Plan of Subdivision 4-03084 
 
c. The requirements of the 2010 Prince George’s County Landscape Manual 
 
d. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance 
 
e. The requirements of the Prince George’s County Tree Canopy Coverage Ordinance 
 
f. Referral comments 
 
 
FINDINGS 

 
Based upon the analysis of the subject application, the Urban Design staff recommends the 

following findings: 
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1. Request: This detailed site plan (DSP) requests the development of 175 multifamily 
dwelling units within 3 buildings.  

 
2. Development Data Summary: 

 
 EXISTING PROPOSED 
Zone(s) RMF-20 (Prior R-18) RMF-20 (Prior R-18) 
Use(s) Vacant Residential 
Total Gross Acreage 13.14 13.14 
Total Gross Floor Area (GFA)  217,033 sq. ft. 

Building 1 - 91,940 sq. ft. 
Building 2 - 75,307 sq. ft. 
Building 3 - 49,786 sq. ft. 

 
Parking Spaces 
 

Use NUMBER OF 
SPACES 

REQUIRED 

NUMBER OF  
SPACES  

PROVIDED 
Multifamily residential  
2.0 spaces per unit plus  
0.5 per bedroom in excess of  
one per unit  
(175 units: 55 one bedroom,  
79 two bedroom, 41 three bedroom) 

431 263 

Handicap-accessible spaces  9 8  
(2 van accessible) 

Total 431 263 
(DPLS requested) 

 
Loading Spaces 
 
 Required Provided 

1.0 per 100–300 dwelling units 1 1 
Total  1 1 

 
3. Location: The subject site is located approximately 70 feet east of the intersection of 

Ronald Road and Karen Boulevard in Planning Area 75A and Council District 6. The site is 
zoned Residential, Multifamily-20 (RMF-20) and previously zoned Multifamily Medium 
Density Residential (R-18). 

 
4. Surrounding Uses: The proposed development is located northeast of the intersection of 

Ronald Road and Karen Boulevard. The property is zoned RMF-20 (formerly R-18) and is 
currently vacant and vegetated. The subject property abuts Karen Boulevard on the west. 
Across Karen Boulevard is a cluster of 24 townhouses in the Residential, 
Single-Family-Attached (RSF-A) Zone (formerly the Townhouse (R-T) Zone). Located to the 
south is a multifamily development known as the Capitol Courts Apartments in the RMF-20 
(formerly R-18) Zone. To the east of the site is John Bayne Elementary School, which is 
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zoned Residential, Single-Family-65 (formerly One-Family Detached Residential). To the 
north, the site abuts the Addison Woods townhouse development in the RSF-A (formerly 
R-T) Zone. Thus, the surrounding properties are predominantly a mix of multifamily and 
single-family, detached, residential buildings. 

 
5. Previous Approvals: The subject property is located on Tax Map 73 in Grids D-3 and E-3 

and consists of one parcel known as Parcel A, recorded among the Prince George’s County 
Land Records in Plat Book PM 220 at page 93, titled “Parcel A, Village at Lincolnshire” dated 
July 27, 2007. The property consists of 13.144 acres and is located within the RMF-20 Zone 
and Military Installation Overlay (MIO) Zone for height. The property is subject to 
Preliminary Plan of Subdivision (PPS) 4-03084, which was approved by the Prince George’s 
County Planning Board on January 8, 2004 (PGCPB Resolution No. 04-03). PPS 4-03084 
approved 24 lots and 3 parcels for development of 24 townhouses and 262 multifamily 
units. The 24 townhouses have been developed with DSP-04012, which was approved by 
the Prince George’s County District Council on February 28, 2005. DSP-05001 was approved 
by the Planning Board on December 14, 2006, for development of 156 multifamily dwelling 
units under PGCPB Resolution No. 06-263 for Lincolnshire, Phase II. The prior development 
did not proceed and DSP-05001 expired on December 31, 2021. The development has an 
approved Stormwater Management (SWM) Concept Plan, 40921-2021-00. 

 
6. Design Features: The proposed application is for development of 175 multifamily units 

within 3 buildings. Each building will be 4 stories and approximately 51 feet tall at its 
highest elevation. The site will be accessed from a single entrance along Karen Boulevard. 
Building 1 will contain a total of 77 dwelling units, Building 2 will contain a total of 
63 dwelling units, and Building 3 will contain a total of 35 dwelling units. The clubhouse will 
be 3,596 square feet and located within Building 3. A total of 263 surface parking spaces are 
provided and the site will have 1 loading space. A companion Departure from Parking and 
Loading Standards (DPLS-22002) has been filed in conjunction with this DSP to allow for 
the reduction in 168 parking spaces. SWM facilities will be provided on-site near the 
entrance and adjacent to Karen Boulevard. 
 

 
Figure 1: Site Plan 
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Signage 
The site proposes one freestanding sign located at the entrance of the site along Karen 
Boulevard. The proposed sign will be 6 feet tall and 8 feet wide. The sign will contain a gray 
brick base and pier with gray asphalt framing and black dimensional metal lettering that 
will read “The Cassidy.” 
 
Lighting 
Pole-mounted lighting is proposed throughout the parking lot, and building-mounted lights 
are provided at all doors. A photometric plan was submitted with this application and 
reflects adequate lighting throughout the site with minimal spillover onto adjacent 
neighboring properties. Staff recommends approval of the lighting, as proposed. 
 
Architecture 
The proposed buildings will consist of a combination of white and light gray facing brick 
with white cast stone. The building will have vertical siding and trim boards. Each building 
will be approximately 51 feet high from the tallest elevation and will contain a shingled 
roof.  

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

for compliance with the requirements of the R-18 Zone of the prior Prince George’s County 
Zoning Ordinance:  
 
a. The subject application is in conformance with the requirements of Section 27-441 

of the Zoning Ordinance, as multifamily residential uses are permitted in the 
R-18 Zone. 

 
b. The DSP conforms with Section 27-442, Regulations for Residential Zones, of the 

Zoning Ordinance.  
 
c. The DSP is in conformance with the applicable site design guidelines contained in 

Section 27-445 of the Zoning Ordinance.  
 
d. Military Installation Overlay Zone: The project is also located within the 

M-I-O Zone. Under this zoning, the applicant must meet the requirement for height. 
The site is required to meet the applicable requirements for properties located in 
Transitional Surface (7:1). The proposed height of Buildings 1, 2, and 3 varies from 
front to rear elevations, but is 51 feet tall at its highest point and meets the height 
requirement. 

 
8. Departure from Parking and Loading Standards DPLS-22002: The applicant is 

proposing a departure from Section 27-568(a) of the Zoning Ordinance, for a reduction of 
168 parking spaces to allow 263 spaces as required by the new Zoning Ordinance. The 
applicant is requesting to utilize the 1.5 ratio parking space requirement that is outlined in 
the current Zoning Ordinance, which would require only 263 parking spaces. A parking 
analysis was conducted that supports that the proposed 263 spaces would provide 
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adequate parking. The required findings for the Planning Board to grant the departure in 
Section 27-588(b)(7) of the Zoning Ordinance, are as follows: 
 
(A) In order for the Planning Board to grant the departure, it shall make the 

following findings: 
 
(i) The purposes of this Part (Section 27-550) will be served by the 

applicant’s request; 
 
The applicant cites guidance from the Institute of Traffic Engineers (ITE) 
Parking Generation Manual, 5th Edition in determining parking demand for 
the site. In evaluating parking requirements for multifamily projects, the ITE 
uses both the number of dwelling units and the number of bedrooms to 
determine parking adequacy. In evaluating the number of total units, the 
peak period demand for parking from Monday to Friday would result in 
226 parking spaces and 214 on Saturdays. The applicant also evaluated the 
number of bedrooms, which resulted in 256 parking spaces from Monday to 
Friday and 259 on Saturdays. In providing sufficient off-street parking, there 
will be no need for any residents or visitors to use the public street to meet 
the parking demands. In addition to providing adequate parking, the 
property is within 1.1 miles of the Addison Road Metro Station and there are 
two bus stops within easy walking distance. The property is well served by 
public transit, which further reduces the need for parking. Thus, the 
purposes are satisfied by substantial evidence demonstrating that the 
number of spaces provided is sufficient to serve the parking needs of all 
buildings and uses proposed, therefore relieving congestion on the public 
streets abutting the property. Staff finds the applicant’s request will serve 
the purposes of Section 27-550(e). 

 
(ii) The departure is the minimum necessary, given the specific 

circumstances of the request; 
 
The applicant is seeking a reduction of 168 parking spaces to provide a total 
of 263 spaces. The applicant has conducted a parking analysis that 
demonstrated that the peak parking demand is 226 parking spaces Monday 
to Friday and 214 spaces on Saturdays. The parking analysis determined 
that the peak parking demand will be supported with the applicant’s 
proposal of 263 parking spaces. The analysis provided that the parking 
needs of the proposed project range from a minimum of 226 spaces to a 
maximum of 259 parking spaces. The development proposes 263 spaces, 
which exceed the maximum demand according to the analysis. 
Transportation Planning Staff has reviewed and is in support of the 
departure. The parking provided is the amount necessary to serve the needs 
of the proposed uses and the departure requested is the minimum necessary 
given the specific circumstances of the request. 

 
(iii) The departure is necessary in order to alleviate circumstances which 

are special to the subject use, given its nature at this location, or 
alleviate circumstances which are prevalent in older areas of the 
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County which were predominantly developed prior to 
November 29, 1949; 
 
The property contains environmental features that include extreme 
topography, which limits the ability to provide a larger number of parking 
spaces. In addition, stormwater retention occupies a substantial area of the 
site. As such, the specific circumstances of the subject site prevent additional 
parking from being provided, and a departure from the required parking is 
needed. It is the intention of the applicant to provide adequate parking for 
the site. This request is not premised on the need to alleviate circumstances 
which are prevalent in older areas of the County. The proposed project is 
new development and adequate parking will be provided based on the 
parking analysis.  
 

(iv) All methods for calculating the number of spaces required (Division 2, 
Subdivision 3, and Division 3, Subdivision 3, of this Part) have either 
been used or found to be impractical; and 
 
Based on the parking analysis, a reduction in spaces to serve the 
development is supported, and the ITE Parking Generation Manual has been 
used to factor in the number of dwelling units and the number of bedrooms 
to determine the parking demand. The parking and access to that parking is 
very proximate. The proposed reduction in spaces to serve the development 
is supported, and all methods of calculating the number of spaces have been 
used on the subject site. 

 
(v) Parking and loading needs of adjacent residential areas will not be 

infringed upon if the departure is granted. 
 
The site is surrounded by a mix of multifamily and single-family detached 
residential buildings. Each of the surrounding multifamily and townhouse 
developments provides off-street parking to serve the use. The parking 
analysis indicates that the site will meet the demand with on-site parking 
and will not infringe on adjacent properties. There will be no adjacent 
residential areas or other developments nearby that will be impacted by the 
proposed reduction in parking associated with this application, since the 
proposed amount of parking has been determined to be adequate parking 
for the use.  

 
9. Preliminary Plan of Subdivision 4-03084: On January 8, 2004, the Planning Board 

approved PPS 4-03084, with 15 conditions (PGCPB Resolution No. 04-03). The relevant 
conditions are discussed, as follows: 
 
2. Prior to the issuance of building permits, the applicant, his heirs, successors 

and/or assignees shall demonstrate that a homeowners association has been 
established and that the common areas have been conveyed to the 
homeowners association.  
 
Final Plat PM 220-93, Note 4 states that a homeowners association (HOA), 
“Lincolnshire Homeowners Association, Inc.” has been established for this property. 
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Also, Note 5 indicates that Parcel A shall be conveyed to the HOA, prior to building 
permits. However, the submitted statement of justification states that Parcel A will 
be maintained by the owner of the multifamily project and therefore an HOA is not 
required to be established for Parcel A. The plat of correction should remove Note 5 
following the approval of this DSP and prior to issuance of the building permit. 

 
4. The final plat shall reflect a conservation easement by bearings and distances. 

The conservation easement shall contain the expanded stream buffer, 
excluding those areas where variation requests have been approved, and be 
reviewed by the Environmental Planning Section prior to certification. The 
following note shall be placed on the plat: 
 
“Conservation easements described on this plat are areas where the 
installation of structures and roads and the removal of vegetation are 
prohibited without prior written consent from the M-NCPPC Planning Director 
or designee. The removal of hazardous trees, limbs, branches, or trunks is 
allowed.”  
 
PM 220-93 does not show the conservation easement and the above-referenced 
note is not reflected on the plat. The Type II tree conservation plan (TCPII) does not 
depict an area of conservation located on Parcel A. The Environmental Planning 
Section has reviewed this and recommends approval with conditions. 

 
5. Review of the DSP shall include the review of the proposed stormwater 

management facilities for views and landscaping. The pond at the entrance of 
the subdivision shall be designed as an amenity to the community.  
 
The applicant submitted a copy of an approved SWM Plan 40921-2021-00 with the 
subject DSP, which shows three SWM ponds located along the front of the property. 
The SWM concept plan, landscape plan, and the DSP show a 10-foot-wide 
maintenance path around the three proposed SWM ponds, along with benches, as 
amenities to serve the community. The PPS designated a proposed Parcel B, 
contemplating that a SWM facility would be constructed on it and that it may be 
conveyed to an HOA, subject to an easement to the benefit of the County. Since that 
time, new SWM requirements were adopted. The proposed DSP includes SWM 
facilities which are now designed and will be constructed, in accordance with the 
Environmental Planning Section requirements set forth in Subtitle 32. These 
facilities are located at the entrance point and will be maintained in a manner to 
serve as an amenity and provide green space to benefit residents.  

 
6. The applicant, his heirs, successors and or assignees shall provide standard 

sidewalks along both sides of internal streets unless modified by the 
Department of Public Works and Transportation.  
 
The DSP shows standard sidewalks along both sides of internal streets. The 
Transportation Planning Section has reviewed this and stated that the condition of 
approval related to transportation has been addressed. 

 
7. In accordance with Section 24-135(b) of the Subdivision Regulations, the 

applicant shall be providing private on-site recreational facilities. Facilities 
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shall be provided in accordance with the Parks and Recreational Facilities 
Guidelines on Parcel A for the townhouses and on Parcel C for the multifamily 
dwelling units.  

 
8. The applicant, his heirs, successors and/or assignees shall submit three 

original Recreational Facilities Agreements (RFA) to DRD for approval prior to 
the submission of final plats, for construction of recreational facilities on 
homeowners land. Upon approval by DRD, the RFA shall be recorded among 
the county land records.  

 
9. The applicant, his heirs, successors and/or assignees shall submit a 

performance bond, letter of credit, or other suitable financial guarantee prior 
to building permits for the construction of recreational facilities on 
homeowners land. 
 
A recreational facilities agreement (RFA) pursuant to Conditions 7 and 8 was 
recorded in Liber 28011 at folio 201, subsequent to prior DSP-05001, approved for 
Parcel A. The recorded RFA will need to be amended and the proposed recreational 
facilities bonded, in accordance with Condition 9, prior to building permit approval, 
to reflect the new proposal for on-site recreational facilities with this DSP. The list of 
proposed recreational facilities includes lounges in each of the multifamily 
buildings, a community building, outdoor patios with site amenities, an open play 
area, and a hiker/biker trail. The proposed recreational facilities have been 
reviewed and a condition has been added to establish triggers for construction of 
those facilities.  

 
11. Development of this site shall be in accordance with the approved Stormwater 

Management Concept Plan # 20523-2003-00.  
 
The applicant submitted an approved SWM Concept Plan 40921-2021-00 and letter 
with this subject DSP. The DSP shows the layout of the proposed buildings in 
conformance with the approved SWM concept plan.  

 
14. A Type II tree conservation shall be approved at the time of DSP.  

 
The applicant submitted a TCPII with the subject application. The Environmental 
Planning Section has reviewed this and recommends approval with conditions. 

 
15. Development of this subdivision shall be in compliance with the approved 

Type I Tree Conservation Plan (TCPI/58/03). The following note shall be 
placed on the Final Plat of Subdivision:  
 
“Development is subject to restriction shown on the approved Type I Tree 
Conservation Plan (TCPI/58/03), or as modified by the Type II Tree 
Conservation Plan, and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland Conservation/Tree Preservation Policy and 
Subtitle 25.”  
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The DSP reflects development in general compliance with the approved Type I tree 
conservation plan. PM 220-93 reflects the above-referenced note. 

 
10. 2010 Prince George’s County Landscape Manual: The application is subject to the 

requirements of Section 4.1 Residential Requirements; Section 4.2, Landscape Strips Along 
Streets; Section 4.3, Parking Lot Requirements; and Section 4.9, Sustainable Landscaping 
Requirements, of the 2010 Prince George’s County Landscape Manual. The landscape plan 
provided with the subject DSP contains the required schedules demonstrating conformance 
to these requirements. 

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

project is subject to the current regulations of Subtitle 25 (Woodland and Wildlife Habitat 
Conservation Ordinance) and Subtitle 27 (Zoning Ordinance). A Type I Tree Conservation 
Plan (TCPI-058-03) was approved with the PPS application for Phase I, which included the 
Lincolnshire and Cassidy sites. TCPII-077-04-01 was submitted with the prior DSP-05001 
approval for Phase I. TCPII-077-04-02 was a stand-alone TCPII to modify the dwelling units 
to the two-over-two style. TCPII-077-04-03 was submitted with this DSP-21045 for Phase 
II, now identified as The Cassidy.  
 
The TCPII for this site was phased with the majority of the required woodland conservation 
left for Phase II and this DSP. This 13.14-acre property contains no floodplain and has a 
total of 11.20 acres of woodlands. Phase I provided 1.28 acres of woodland conservation 
that will count towards the 7.73-acre requirement for Phase II. The subject site proposes to 
clear 9.88 acres of existing woodland. The woodland conservation worksheet shows the 
project meeting the 7.73-acre woodland conservation requirement with 1.32 acres on-site 
preservation, 2.24 acres of afforestation, and 2.89 acres of woodland preservation off-site. 
An update to the Phase II Reforestation Planting Schedules to reflect 1,000 seedlings per 
acre will be required. If larger plant material is proposed, then one seedling is equivalent to 
every 0.5-inch caliper. Each planting area shall be proposed with a minimum of five species. 

 
12. Prince George’s County Tree Canopy Coverage Ordinance: The DSP is subject to the 

requirements of the Prince George’s County Tree Canopy Coverage Ordinance. 
Section 25-128 of the Prince George’s County Code requires a minimum percentage of tree 
canopy coverage on projects that propose more than 5,000 square feet of disturbance. The 
subject DSP provides the required schedule demonstrating conformance to these 
requirements through new plantings on the subject property. 

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

divisions. The referral comments are summarized, as follows, and are incorporated herein 
by reference: 
 
a. Subdivision—In a memorandum dated August 15, 2022 (Vatandoost to Butler), the 

Subdivision Section noted that the DSP has been found to be in substantial 
conformance with the approved PPS. Technical conditions have been conditioned 
herein. 

 
b. Transportation—In a memorandum dated August 12, 2022 (Ryan to Butler), the 

Transportation Planning Section determined that this plan is acceptable with 
conditions that are included herein. 
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c. Environmental Planning—In a memorandum dated August 18, 2022 (Kirchhof to 
Butler), the Environmental Planning Section provided a discussion of various 
environmental issues and recommended approval of TCPII-077-04-03, with 
conditions included herein.  

 
d. Historic—In a memorandum dated June 24, 2022 (Smith to Butler), it was noted 

that the subject property does not contain and is not adjacent to any designated 
Prince George’s County historic sites or resources. 

 
e. Permits—In a memorandum dated August 15, 2022 (Jacobs to Butler), it was noted 

that the plan was acceptable. 
 
f. Community Planning—In a memorandum dated August 15, 2022 (White to 

Butler), it was noted that pursuant to Part 3, Division 9, Subdivision 3 of the prior 
Zoning Ordinance, master plan conformance is not required for this application. 

 
g. Prince George’s County Department of Parks and Recreation—In a 

memorandum dated July 30, 2022 (Thompson to Butler), it was noted that the 
mandatory dedication requirements per Sections 24-134 and 24-135(b) of the 
Prince George’s County Subdivision Regulations are met by the provision of on-site 
private recreational facilities. 

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

Enforcement (DPIE)—In an email dated July 25, 2022 (Giles to Butler), DPIE 
provided standard comments on the subject DSP, which will be addressed through 
their own separate permitting process. 

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

conditioned, represents a reasonable alternative for satisfying the site design guidelines of 
Subtitle 27, Part 3, Division 9, of the County Code, without requiring unreasonable cost and 
without detracting substantially from the utility of the proposed development for its 
intended use. 

 
15. Per Section 27-285(b)(4) of the prior Zoning Ordinance, which became effective on 

September 1, 2010, a required finding for approval of a DSP is as follows: 
 
The Planning Board may approve a Detailed Site Plan if it finds that the regulated 
environmental features have been preserved and/or restored in a natural state to the 
fullest extent possible. 
 
Based on the level of design information submitted with this application, the regulated 
environmental features on the subject property have been preserved and/or restored to the 
fullest extent possible. No impacts to regulated environmental features are proposed with 
this DSP. 
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RECOMMENDATION 
 
Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the 
Planning Board adopt the findings of this report and APPROVE Detailed Site Plan DSP-21045, 
Departure of Parking and Loading Standards DPLS-22002, and Type II Conservation Plan 
TCPII-077-04-03, for The Cassidy, subject to the following conditions: 
 
1. Prior to signature approval, the detailed site plan (DSP) shall be revised to replace the plat 

reference for the subject property on all sheets of the DSP listed as Plat Book 231 plat no. 67 
with Plat Book PM 220 plat no. 93. 

 
2. Prior to approval of any building permit, the applicant and the applicant’s heirs, successors, 

and/or assignees shall submit a plat of correction to correct the property’s boundary 
bearings and distances and remove Note 5 of the existing Plat Book PM 220-93. 

 
3. The applicant, and the applicant’s heirs, successors, and/or assignees shall submit three 

original executed private recreational facilities agreements (RFAs) to the Development 
Review Division (DRD) of the Prince George’s County Planning Department for construction 
of on-site recreational facilities, for approval prior to a submission of a plat of correction. 
Upon approval by DRD, the RFA shall be recorded among the Prince George’s County Land 
Records and the Liber and folio of the RFA shall be noted on the final plat prior to 
recordation. 

 
4. Prior to approval of any building permits, the applicant, and the applicant’s heirs, 

successors, and/or assignees shall submit to the Development Review Division (DRD) of the 
Prince George’s County Planning Department a performance bond, letter of credit, or other 
suitable financial guarantee for construction of recreational facilities, in an amount to be 
determined by DRD. 

 
5. Provide the addition of a soft surface path/connection at the northeastern property 

boundary between the subject property and the Prince George’s County Board of Education 
property (Walker Mill Middle School) to provide access to the school’s outdoor recreational 
facilities. 

 
6. Coordinate with staff to establish triggers for construction of the recreation facilities. 
 
Prior to certification of the detailed site plan, the TCPII shall be revised as follows:  
 
7. The woodland conservation worksheet shall be revised as follows:  

 
a. Revise Line 6 to show Type II Tree Conservation Plan TCPII-077-04 for the TCPII 

number and indicate “3” for the revision number.  
 
b. Add Type I Tree Conservation Plan TCPI-058-03 as the TCP1 number on Line 8.  
 
c. Revise Line 17 to indicate Detailed Site Plan DSP-21045 for Phase II.  
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d. Revise Line 18 to show that Detailed Site Plan DSP-05001 is associated with 
TCPII-077-04 Revision 1, and DSP-21045 is associated with TCPII-077-04 
revision 3. 

 
e. Correct Line 1 to show that under the prior Zoning Ordinance this site is zoned 

Multifamily Medium Density Residential.  
 
8. Update the Phase II Reforestation Planting Schedules to reflect 1,000 seedlings per acre. If 

larger plant material is proposed, then one seedling is equivalent to every 0.5-inch caliper. 
Each planting area shall be proposed with a minimum of five species. The general notes 
shall be revised, as follows:  
 
a. Revise General Note 6 to indicate that the site is developed under the prior 

Multifamily Medium Density Residential Zone. 
 
b. Combine General Notes 18 and 19 into one note, as shown in the 2018 

Environmental Technical Manual. 
 
c. Revise the Post Development Notes to follow the structural formatting, as shown in 

the 2018 Environmental Technical Manual. 
 
d. Have the worksheet and plans signed by the qualified professional who prepared 

them. 
 
e. Provide the general notes for the preservation of existing woodlands, as shown in 

the 2018 Environmental Technical Manual. 
 
f. Provide the detail graphic for the permanent tree protection fence. Revise the 

approval block to the Development Review Division standard. 
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1.0 INTRODUCTION/OVERVIEW 
 
 The applicant for this Detailed Site Plan is KCG SSP Capitol 

Heights GP, LLC (“Applicant”).  The Applicant is a joint venture 

between Streetscape Partners and KCG Development, LLC.  

Streetscape Partners is a real estate development and investment 

firm focused on the residential and mixed-use sectors in the 

Washington, DC metropolitan area. KCG Development was founded in 

2015 and has quickly amassed a portfolio of over 2,200 

multifamily dwelling units.  KCG Development brings experience in 

the development of affordable housing projects.  These two 

experienced firms have teamed up to construct a high quality but 

affordable multifamily project to be known as The Cassidy.  The 

project will be located in Capitol Heights.   

 The Cassidy will be the second project in Prince George’s 

County which is the product of this partnership.  A 150-unit 

multifamily age-restricted project known as Hill House was just 

approved in the Traditions at Beechfield Planned Retirement 

Community in Bowie.  Prince George’s County recently approved CR-

83-2021 to approve the terms of a Payment in Lieu of Taxes 

agreement to support this project.   

 The Applicant is excited to bring this high quality, 

affordable multifamily project designed to provide housing to the 

“missing middle” of Prince George’s County residents—including 
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public school teachers, police officers, social workers, dental 

hygienists, and other critical members of the County workforce.   

2.0  SUBJECT PROPERTY 

 The property forming the subject matter of this application 

is a 13.14-acre parcel of land designated as Parcel “A”, Villages 

at Lincolnshire, as per plat thereof recorded among the Land 

Records of Prince George’s County, Maryland in Plat Book PM 220 

at Plat No. 93 (the “Subject Property”).  A copy of the Final 

Plat of Subdivision is marked Exhibit “A” and attached hereto.  

This plat was recorded in December, 2007.  The Subject Property 

was also the subject of a plat of condominium related to a prior 

development proposal, discussed below. The condominium plat will 

be abandoned as part of the proposed development 

 The Subject Property is located on the east side of Karen 

Boulevard in Capitol Heights.  It is located approximately 70 

feet north of the intersection of Ronald Road and Karen 

Boulevard.  The Subject Property is zoned RMF-20 (formerly R-18) 

and is currently vacant and vegetated.  The Subject Property is 

abutted on the west by Karen Boulevard.  Across Karen Boulevard 

is a cluster of 24 townhouses in the RSF-A (formerly R-T) zone.  

The property on which these townhouses are developed was part of 

a larger tract of land with the Subject Property subdivided 

pursuant to Preliminary Plan of Subdivision 4-03084.  To the 

south is a multifamily development known as the Capitol Courts 
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Apartments in the RMF-20 (formerly R-18) zone.  To the east is 

John Bayne Elementary School under the ownership of the Board of 

Education, which is zoned RSF-65 (formerly R-55).  To the north, 

the Subject Property abuts the Addison Woods townhouse 

development in the RSF-A (formerly R-T zone). Thus, the 

surrounding properties are predominantly a mix of multifamily and 

single family detached homes. 

3.0 JUSTIFICATION FOR FILING APPICATION PURSUANT TO OLD 
ZONING ORDINANCE 

 

 The Zoning Ordinance which went into effect on April 1, 2022 

permits applications to be filed pursuant to the provisions of 

the prior Zoning Ordinance.  The Applicant submits this 

application pursuant to the provisions of the prior Zoning 

Ordinance.  Section 27-1904(b) requires that a of Justification 

Statement be included with any application filed under the 

provisions of the prior Zoning Ordinance.  In satisfaction of 

this requirement, the Applicant would submit that this 

application has been under design and preparation for several 

months with the intent of filing prior to the implementation of 

the current Zoning Ordinance.  Due to delays in pre-application 

review outside the control of the Applicant, the application was 

not accepted prior to that date.  Due to time constraints, the 

Applicant is not able to now redesign the site to conform with 

the requirements of the current Zoning Ordinance. 
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 In addition to the above consideration, there are several 

provisions of the current Zoning Ordinance which would require a 

redesign of the Detailed Site Plan and may prevent the 

application from being approved as currently designed.  For 

example, Section 27-6903(b)(1) requires that at least one 

secondary point of vehicular access to or from a site be provided 

for developments with 20 or more dwelling units “if feasible.”.    

Due to site topography, only one point of vehicular access is 

provided.  While the Applicant believes that the topography 

prevents a second access, such a requirement could severely 

impact the project. 

 Section 27-6903(b)(1) requires that for multifamily 

buildings, no more than 50 percent of off-street parking may be 

located between a building and the street unless the parking bays 

are screened from view from the street by another building.  The 

Subject Property is topographically challenged, and the buildings 

area set back toward the rear of the site with parking between 

the buildings and Karen Boulevard.  Although largely screened by 

the topography, they are not screened by another building.   

 Section 27-6903(c)(2) requires that multifamily developments 

with more than one building shall be configured so that primary 

building entrance are oriented towards external streets.  In this 

instance, the buildings are angled as needed to work with the 

site topography and are not directly oriented toward Karen 
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Boulevard.  It is not clear that this provision allows site 

topography to be taken into account when designing a multiple 

building development such as that proposed for the Subject 

Property. 

 Section 27-6903(d) states that the maximum length of any 

multifamily building in the RMF-20 Zone is 250 linear feet, 

regardless of the number of units.  There are three buildings 

proposed and two of the three exceed 250 linear feet.  Breaking 

the buildings up into smaller structures would require 5 

buildings instead of three, and the site topography would not 

allow this to be done without a substantial loss of units. 

 The above constitute a summary of the reasons why the 

Applicant elected not to stop the application process and attempt 

to redesign the site at this stage in the process. 

4.0 DEVELOPMENT HISTORY OF PROPERTY 

 The Subject Property is zoned RMF-20/M-I-O (formerly R-18/M-

I-O).  As noted above this application if filed under the 

provisions of the former Zoning Ordinance and all further 

references contained herein shall refer to the provisions of the 

prior Ordinance.  Only the far eastern portion of the Subject 

Property is impacted by the Military Installation Overlay Zone, 

and only with regard to height.  The height of the buildings 

conforms to the MIO regulations.   The Subject Property was the 

subject of Preliminary Plan 4-03084, which was adopted on January 
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29, 2004 as PGCPB Resolution No. 04-03. The preliminary plan 

included two tracts of land, the Subject Property and the land on 

the west side of Karen Boulevard in the R-T zone.  That land was 

the subject of Detailed Site Plan DSP-04012 and is developed. The 

Subject Property was the subject of Detailed Site Plan DSP-05001, 

which was approved on December 14, 2006 pursuant to Planning 

Board Resolution PGCPB No. 06-263.  Filed as companion cases to 

the Detailed Site Plan were Parking and Loading Spaces DPLS-320 

and Departure from Design Standards DDS-568.  The DPLS and DDS 

applications were approved concurrent with the Detailed Site Plan 

pursuant to PGCPB No. 06-263, while DDS-568 was approved pursuant 

to Resolution PGCPB No. 06-265.  

 The development proposed pursuant to DSP-0501 consisted of 

156 dwelling units.  The type of unit proposed was similar to a 

two-over-two unit, but the architecture created a shared entry 

for four units in order to qualify as a multifamily unit.  It was 

determined that a traditional two-over-two unit did not qualify 

as a multifamily dwelling and therefore, did not qualify for the 

12-dwelling unit per acre base density permitted for multifamily 

units in the R-18 zone.  Thus, the architecture was designed to 

qualify as a multifamily dwelling unit to allow for greater 

density.  Ultimately the prior development approval did not 

proceed and DSP-05001 expired as of December 31, 2021.  
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5.0  DEVELOPMENT PROPOSAL 

 The proposed development consists of a traditional four-

story multifamily building served by elevators.  As such, the 

permitted density is 20 dwelling units per acre. Thus, a total 

262 multifamily dwelling units are permitted.  The Applicant is 

proposing 175 dwelling units.  The property exhibits substantial 

topography, rising over 40 feet in elevation from its western 

boundary with Karen Boulevard to its eastern boundary with the 

elementary school.  The project has been designed to accommodate 

the topography by proposing three buildings.  The layout of the 

project is depicted on the rendered site plan below:   

 

Building 1 contains a total of 77 dwelling units, Building 2 

contains a total of 63 dwelling units and Building 3 contains a 
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total of 35 dwelling units. In addition, a clubhouse containing 

up to 3,500 square feet of indoor amenity space is proposed for 

use by the residents.  A total of 263 surface parking spaces are 

provided to serve the development.  As depicted on the site plan, 

a single entrance to the project is provided from Karen 

Boulevard.  Stormwater management facilities will be provided on 

the low side of the site adjacent to Karen Boulevard.  These 

facilities will be landscaped to provide a green open space as 

one enters the site.  The parking is located to serve the 

buildings.  All of the parking is provided in the front of the 

buildings, and pedestrian connections are provided to allow easy 

access to the front of the buildings.   

 The proposed development will include 55 one-bedroom units, 

79 two-bedroom units and 41 three-bedroom units.  Pursuant to 

Section 27-568, a total of 431 parking spaces would typically be 

required to serve the development.  As noted above, the applicant 

is proposing 263 parking spaces.  A companion Departure from 

Parking and Loading Standards (DPLS-22002) has been filed in 

conjunction with this Detailed Site Plan to allow for the 

reduction in parking.     

 The proposed architecture uses high quality materials and is 

very attractive, as can be seen on the rendering below:   
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The building will be predominantly white with black trim and a 

black roof.  Gray brick is also utilized on the base and on 

vertical elements to add visual interest.  White vertical board 

and batten siding and smooth cementitious panels provide variety 

and texture to the materials.  Gables and dormers define the 

building sections, which are stepped back to break up the 

horizontal façade.  As referenced above, a community building 

will be provided for use by the residents and it will also 

function as the leasing office. Within the community building 

will be a community room with kitchenette, a fitness center, a 

conference room, a mail room and a laundry room.  The rear of the 

community building will feature a concrete patio with a pergola, 

game/picnic table and bike racks.  In addition to the community 

building, an unprogrammed open space will also be provided on 

site for the residents to enjoy. The goal of the applicant is to 

DSP-21945 & DPLS-22002_Backup   11 of 165



provide an affordable community that meets the needs of the 

residents and provides first class amenities expected in modern 

multifamily projects.  

6.0  CONFORMANCE WITH CONDITIONS OF PRELIMINARY  
  PLAN 4-03084 
  

 Preliminary Plan of Subdivision 4-03084 was approved January 

29, 2004 pursuant to Prince George’s County Planning Board 

Resolution PGCPB No. 04-03, subject to 15 conditions.  The 

property included in the Preliminary Plan included 18.73 acres 

and included land on both the east and west sides of Karen 

Boulevard, which had been previously dedicated.  The 4.11 acres 

of the property on the west side of Karen Boulevard was zoned R-T 

and approved for the development of 24 townhouses.  The 13.17 

acres on the east side of Karen Boulevard, which is the property 

included in this DSP, was proposed for the development of 262 

multifamily dwellings.  The preliminary plan of subdivision 

depicts the 24 townhouse lots and three parcels.  Parcel A 

included the common area associated with the townhouses on the 

east side of Karen Boulevard.  Parcel B and Parcel C were located 

on the west side of Karen Boulevard, with Parcel B being depicted 

as the site of a stormwater management pond and Parcel C being 

the remainder of the property intended for development. Several 

of the conditions are relevant to the proposed development and 

will be addressed below. 
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1. Prior to signature approval of the preliminary plan of    
subdivision the plan shall be revised as follows: 

 
a. Revise General Note 16 to reflect that the mandatory 

dedication of parkland requirement is being met by 
private on-site recreational facilities. 

 
b. To provide reference to the approved Stormwater 

Management Concept Plan, # 20523-2003-00. 
 

COMMENT:  Private recreational facilities are provided to satisfy 

the requirement for mandatory dedication through the provision of 

a community building.  An estimate of the cost of these 

facilities is provided to demonstrate that the facilities 

provided exceed the required expenditure.  A revised Stormwater 

Concept Plan has been approved for the site, referenced as SDCP-

409221-2021-00. 

3. Prior to the issuance of building permits, the applicant, 
his heirs, successors and/or assignees shall convey to the 
homeowners association (HOA) Parcels A, B and C. Land to be 
conveyed shall be subject to the following: 

 
a. Conveyance shall take place prior to the issuance of 

building permits. 
 
b. A copy of unrecorded, special warranty deed for the 

property to be conveyed shall be submitted to the 
Subdivision Section of the Development Review Division 
(DRD), Upper Marlboro, along with the final plat. 

 
c. All waste matter of any kind shall be removed from the 

property prior to conveyance, and all disturbed areas 
shall have a full stand of grass or other vegetation 
upon completion of any phase, section or the entire 
project. 

 
d. The conveyed land shall not suffer the disposition of 

construction materials, soil filling, discarded plant 
materials, refuse or similar waste matter. 
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e. Any disturbance of land to be conveyed to a homeowners 
association shall be in accordance with an approved 
detailed site plan or shall require the written consent 
of DRD. This shall include, but not be limited to, the 
location of sediment control measures; tree removal, 
temporary or permanent stormwater management 
facilities, utility placement and stormdrain outfalls. 
If such proposals are approved, a written agreement and 
financial guarantee shall be required to warrant 
restoration, repair or improvements, required by the 
approval process. 

 
f. Stormdrain outfalls shall be designed to avoid adverse 

impacts on land to be conveyed to a homeowners 
association. The location and design of drainage 
outfalls that adversely impact property to be conveyed 
shall be reviewed and approved by DRD prior to the 
issuance of grading or building permits. 

 
g. Temporary or permanent use of land to be conveyed to a 

homeowners association for stormwater management shall 
be approved by DRD. 

 
h. Stormdrain outfalls shall be designed to avoid adverse 

impacts on adjacent land owned by or to be conveyed to 
The Maryland-National Capital Park and Planning 
Commission (M-NCPPC). If the outfalls require drainage 
improvements on land to be conveyed to or owned by M-
NCPPC, the Department of Parks and Recreation (DPR) 
shall review and approve the location and design of 
these facilities. DPR may require a performance bond 
and easement agreement prior to issuance of grading 
permits. 
 

i. There shall be no disturbance of any adjacent land that 
is owned by M-NCPPC, without the review and approval of 
DPR.  

 
j. The Planning Board or its designee shall be satisfied 

that there are adequate provisions to assure retention 
and future maintenance of the property to be conveyed. 

 

COMMENT: As noted above, Parcel A constituted the open space 

associated with the townhouse parcel on the east side of Karen 

Boulevard and this parcel was conveyed to the HOA at the time 

this property was developed.  Parcel B was contemplated as a 
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potential stormwater management facility and Parcel C was the 

remaining development parcel.  Had the land on the west side of 

Karen Boulevard been developed such that common area parcels were 

created, this condition would be applicable.  However, the 

property was proposed for multifamily development and platted as 

a single lot at the time of Final Plat with no common area 

parcels created.  The proposed development is also for 

multifamily development which will not require common area 

parcels.  While stormwater management will be provided, the 

facility will be subject to an easement with Prince George’s 

County and be maintained by the owner of the multifamily project.  

As a result, this condition is not applicable to the Proposed 

development on the Subject Property. 

 5. Review of the DSP shall include the review of the 
proposed stormwater management facilities for views and 
landscaping. The pond at the entrance of the 
subdivision shall be designed as an amenity to the 
community. 

 

COMMENT:  Originally, the Preliminary Plan designated a proposed 

Parcel B, contemplating that a stormwater management facility 

would be constructed on it and that it may be conveyed to an HOA 

subject to an easement to the benefit of the County.  Since that 

time, new stormwater management requirements were adopted.  The 

proposed DSP includes stormwater management facilities which are 

now designed and will be constructed in accordance with the ESD 
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requirements set forth in Subtitle 32.  However, these facilities 

will not be placed in a separate parcel and the land will 

continue to be owned by the Applicant.  Due to the prominent 

location of these facilities along Karen Boulevard and at the 

entrance to the project, it is important to the Applicant that 

they be landscaped and maintained in such a manner as to be an 

amenity to the community.  They will serve to provide green space 

and will be maintained to ensure that they function as designed 

for the benefit of the residents. Additionally, the engineered 

maintenance paths around the facilities will serve as a robust 

network of walking paths for residents to enjoy, thus augmenting 

the utility of the stormwater management facilities to provide 

additional amenity space. 

 7. In accordance with Section 24-135(b) of the Subdivision 
Regulations, the applicant shall be providing private 
on-site recreational facilities. Facilities shall be 
provided in accordance with the Parks and Recreational 
Facilities Guidelines on Parcel A for the townhouses 
and on Parcel C for the multifamily dwelling units. 

 
 8.  The applicant, his heirs, successors and/or assignees 

shall submit three original Recreational Facilities 
Agreements (RFA) to DRD for approval prior to the 
submission of final plats, for construction of 
recreational facilities on homeowners land. Upon 
approval by DRD, the RFA shall be recorded among the 
county land records. 

 

COMMENT: The Applicant is providing private on-site recreational 

facilities as required by Condition 7 which will be evaluated as 

part of this application.  A Recreational Facilities Agreement 

DSP-21945 & DPLS-22002_Backup   16 of 165



dated May 29, 2007 was recorded among the Land Records of Prince 

George’s County at Liber 28011 folio 201.  A copy of this 

document is attached hereto as Exhibit “B”.  This document was 

recorded prior to the final plat.  For the Subject Property, the 

Recreational Facilities Agreement says that the Developer shall 

construct the recreational facilities in accordance with approved 

plan Lincolnshire Phase II DSP-05001.  An amendment to the 

Recreational Facilities Agreement will be required to reflect the 

recreational facilities approved pursuant to DSP-21045.    

 Additional history regarding the provision of recreational 

facilities within the Subject Property may be helpful.  As noted 

above, Condition 7 of the Preliminary Plan required that the 

private on-site recreational facilities be provided in accordance 

with Section 24-135(b).  At the time the Detailed Site Plan for 

the Subject Property was filed, the Detailed Site Plan for the 

townhouse component of the development had already been approved 

and was subject to the same condition.  In Finding 8 of Prince 

George’s County Planning Board Resolution No. 06-263, the 

Planning Board notes that the District Council had not required 

private recreational facilities but instead has provided the 

applicant the option to pay a fee in lieu of recreational 

facilities.  In DSP-05001 for the Subject Property, while a trail 

and gazebo were proposed, the Applicant indicated a desire to pay 
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a fee in lieu of any additional recreational facilities.  The 

Planning Board found: 

“It appears that the applicant is trying to fulfill the 
condition above with the provision of a fee-in-lieu, based 
on the District Council’s previous action in the review and 
approval of Phase I of the project, approved under DSP-
04012. This proposal by the applicant does not conform to 
the approved preliminary plan, therefore, staff recommends 
that the plans be revised prior to signature approval to 
include a tot-lot, a preteen lot, and a one-half 
multipurpose court.” 

 

As a result of this finding, the Planning Board adopted condition 

2(c), which required the Detailed Site Plan to be revised prior 

to certificate approval “to include a tot-lot, a preteen lot, and 

a one-half multipurpose court” in addition to the trail and 

gazebo shown on the plan.  Notwithstanding this condition, the 

Detailed Site Plan was reviewed and ultimately approved by the 

District Council.   In the District Council’s Notice of Final 

Decision dated April 23, 3007, it approved the Detailed Site Plan 

with revised conditions.  A copy of the Notice of Final Decision 

is attached hereto as Exhibit “C”.  Condition 2(g) imposed by the 

District Council stated “the recreational facilities including 

the tot-lot, the pre-teen lot, and the half multipurpose court 

shall be removed from the plans.  In lieu of these facilities, 

Condition 4 required that the applicant pay $113,000 to the 

Development of Parks and Recreation to construct facilities in a 

park in the vicinity of the Addison Road and Wilburn Drive.  For 
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this reason, the only recreational facilities shown on the 

certified Detailed Site Plan and referenced in the Recreational 

Facilities Agreement are the trail and gazebo referenced above.   

12. Prior to the issuance of any building permits within 
the subject property, the applicant shall conduct a 
traffic signal warrant study at the intersection of 
Walker Mill Road and Karen Boulevard. The applicant 
should utilize a new 12-hour count, and should analyze 
signal warrants under total future traffic as well as 
existing traffic at the direction of DPW&T. If a signal 
is deemed warranted by DPW&T at that time, the 
applicant shall bond the signal prior to the release of 
any building permits within the subject property, and 
install it at a time when directed by DPW&T. The 
applicant will be responsible for any additional 
pavement markings and signage at this location as 
determined by DPW&T. 

 
13. Prior to the issuance of any building permits within 

the subject property, the following road improvements 
shall (a) have full financial assurances, (b) have been 
permitted for construction, and (c) have an agreed-upon 
timetable for construction with the SHA and/or DPW&T: 

 
a. The applicant shall extend the southbound left 

turn lane on Addison Road at Ronald Road based on 
DPW&T recommendations and guidelines to increase 
stacking distance a minimum of 175 feet. In 
addition, an acceleration lane shall be 
constructed along northbound Addison Road at 
Ronald Road. Any modifications to the traffic 
signal, new pavement markings, or signage will be 
the responsibility of the applicant. 

 
b. At the intersection of Walker Mill Road and 

Addison Road, the applicant will modify the 
westbound approach of Walker Mill Road from one 
left turn lane and one right turn lane to one left 
turn lane and one shared left/right turn lane. 
This may require minor widening and reconstruction 
at the intersection. 
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c. At the intersection of MD 214 and Addison Road, 
the applicant shall construct a free-flow, 
northbound, right-turn lane on Addison Road to 
eastbound MD 214 or construct an exclusive 
eastbound right turn lane on MD 214 to southbound 
Addison Road. 
 

d. At the time of final plat approval, the applicant 
shall construct Karen Boulevard to connect with 
the existing portion of Karen Boulevard to the 
north at Walker Mill Middle School. These 
improvements shall include any signal, signage, 
and pavement marking modifications and additions 
to be determined by SHA and/or DPW. 

 

COMMENT: Conditions 12 and 13 set forth several road 

improvements which were required to be addressed prior to the 

issuance of any building permits.  As stated above, the 

preliminary plan of subdivision included 24 townhouses on the 

west side of Karen Boulevard which have now been constructed and 

are occupied.  The Applicant has been in contact with both the 

Department of Permitting, Inspections and Enforcement (“DPIE”) 

and with the Permit Review Division of the Maryland-National 

Capital Park and Planning Commission and has gathered information 

which demonstrates that these conditions have been satisfied.  

Attached hereto are two emails.  The first email, dated July 15, 

2021 from Thomas Haller, attorney for the Applicant, to Dawit 

Abraham and Mary Giles with DPIE, addresses each of the 

conditions, including evidence of conformance thereto. The second 

email, dated July 17, 2021, is a response from Mr. Abraham 
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indicating that the roam improvements appear to have been 

addressed, except for Condition 13(d).  A copy of these emails, 

with attachments, is attached hereto as Exhibit “D”.  In summary, 

each of the conditions has been addressed as follows: 

• Condition 12:  The traffic signal at Walker Mill Road and 
Karen Boulevard has been installed and is operational; 
 

• Condition 13(a): the Applicant paid a fee in lieu to DPIE, 
as confirmed in a memorandum from Russell Carroll dated 
December 12, 2008; 
 

• Condition 13(b): The Applicant paid a fee in lieu for 
construction of these improvements as confirmed in the 
December 12, 2008 memorandum from Russell Carroll.  Further, 
it is noted that the County has approved and funded a CIP 
project to reconstruct this intersection which also includes 
the required improvements; 
 

• Condition 13(c):The Applicant paid a fee  in lieu for the 
construction of these improvements as confirmed in the 
memorandum from Russell Carroll dated December 12, 2008; 
 

• Condition 13(d):  Karen Boulevard was constructed but was 
closed to traffic until recently.  Mr. Abraham notes that 
this still needs to be addressed.  Subsequent to that email, 
the road was completed by the Department of Public Works and 
Transportation to allow for access to the Walker Mill Middle 
School property.  The Applicant will work with DPIE to 
determine whether any additional work related to this 
roadway segment is required during the street construction 
permit process. 

 
Based upon the above, the proposed Detailed Site Plan either 

conforms with the applicable condition of the Preliminary Plan of 

Subdivision or such conformance will be addressed through the 

processing of this application. 
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7.0  ZONING ORDINANCE SITE PLAN CRITERIA 

 Pursuant to Section 27-436(e)(1) of the Zoning Ordinance, “a 

Detailed Site Plan shall be approved for all attached and 

multifamily dwellings, including any associated community 

building or recreational facilities” in the R-18 Zone.  This 

Detailed Site Plan is submitted in conformance with this 

requirement.    

8.0  DETAILED SITE PLAN REQUIREMENTS 

 The general purposes of a Detailed Site Plan are set forth 

in Section 27-281 et. seq. of the Zoning Ordinance. 

8.1  Section 27-281 – General Purposes of  
  Detailed Site Plans 
  

 Section 27-281(b)(1) of the Zoning Ordinance sets forth the 

General Purposes of a detailed site plan.  These are: 

 (A) To provide for development in accordance with the 
principles for the orderly, planned, efficient and 
economical development contained in the General Plan, 
Master Plan, or other approved plan. 

  

 The Applicant’s proposed use is in conformance with the 

Master Plan Plan and SMA.  The Subject Property is located in an 

area where multifamily development is the predominant use.  The 

existing multifamily development abutting the Subject Property 

and across Karen Boulevard are more than 40 years old.  The 

proposed development will provide new multifamily dwellings 
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consistent with modern projects in the Washington Metropolitan 

area.   

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

 
The purposes of the R-18 Zone are set forth in Section 27-436 of 

the Zoning Ordinance.  This section provides as follow: 

(a) Purposes. 

(1) The purposes of the R-18 Zone are:  

(A) To make available suitable sites for multifamily 
developments of low and moderate density and building 
bulk;  

COMMENT:  The proposed development clearly conforms to the 

purposes of the R-18 zone.  One of the purposes is to make 

available sites for multifamily developments of low to moderate 

density and bulk.  The proposed Detailed Site Plan includes three 

multifamily buildings, four stories in height, at a density of 

13.32 dwelling units per acre, less than the 20 units per acre 

permitted in the R-18 zone. 

(B) To provide for this type of development at locations 
recommended in a Master Plan, or at other locations 
which are found suitable by the District Council;  

COMMENT:  The Subject Property has been zoned R-18 for many years 

and this zoning was reaffirmed through the adoption of the 

Subregion 4 Master Plan and Sectional Map Amendment.  Thus, the 

Subject Property has been recommended for multifamily development 

in the applicable Mater Plan.  
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(C) To provide for this type of development at locations in 
the immediate vicinity of the moderate-sized commercial 
centers of the County; and  

COMMENT:  The Subject Property has located approximately one mile 

from the Addison Road Metro Station and is in close proximity to 

the commercial area located at the intersection of Addison Road 

and Walker Mill Road.  The Subject Property is surrounded by 

other multifamily developments and continues to be a suitable 

location for multifamily development. 

(D) To permit the development of moderately tall 
multifamily buildings, provided they are surrounded by 
sufficient open space in order to prevent detrimental 
effects on the use or development of other properties 
in the general vicinity.  

COMMENT:  The Detailed Site Plan proposes the construction of 

four (4) story multifamily buildings, each of which will be 

served by an elevator. As can be seen from the rendering, the 

property will be surrounded by a sufficient open space network 

and will have no detrimental effect on the use or development of 

other properties in the general vicinity.  

(2) To simplify review procedures for residential, 
commercial, and mixed residential and commercial 
development in established communities; 

 
 The review procedures in the M-U-I Zone as augmented by the 

Development District Standards in the DDOZ establish development 

guidelines.  The applicant’s proposed use predominantly satisfies 

the Development District Standards for the Subject Property which 

is located in the Established Communities. 
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(3) To encourage innovation in the planning and design of 
infill development. 

 
 As has been described above, the Subject Property drops 

topographically between its eastern property line and Karen 

Boulevard.  The proposed development has been strategically 

designed to work with the slope to provide an attractive 

development which will contribute aesthetically to the larger 

community.   

(4) To allow flexibility in the process of reviewing infill 
development; 

 
 The proposed development is a true infill development, in 

that all abutting properties are already developed and utilized.  

The site plan process provides the flexibility to design a site 

which is compatible with the surrounding development.   

 (5) To promote smart growth principles by encouraging 
efficient use of land and public facilities and 
services; 

 
 The development of the Subject Property constitutes infill 

development since it is the only undeveloped land in an area 

surrounded by existing improved properties.  The property is also 

within a mile of the Addison Road Metro Station and within an 

area with existing public facilities.  Not only does it abut the 

John Bayne Elementary School, the northeast corner of the Subject 

Property also abuts the rebuilt Walker Mill Middle School.  This 

property is well served by public facilities and services.   
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(6) To create community environments enhanced by a mix of 
residential, commercial, recreational, open space, 
employment, and institutional uses; and 

 
 The proposed development conforms with the vision and 

recommendations of the Master Plan by placing multifamily 

development in close proximity to existing commercial uses and 

public facilities.  This project will enhance the overall 

community fabric. 

(7) To permit redevelopment, particularly in areas 
requiring revitalization, of property owned by a 
municipality or the Prince George’s County 
Redevelopment Authority. 

 
 This purpose is inapplicable as the Subject Property is not 

owned by a governmental entity. 

 (C) To provide for development in accordance with the site 
design guidelines established in this Division; and  
  

 This project will be developed in accord with regulations 

applicable to multifamily development in the R-18 zone and the 

site design guidelines set forth in Section 27-285 and Section 

27-274, which are addressed in greater detail below.   

 (D) To provide approval procedures that are easy to 
understand and consistent for all types of Detailed Site Plans. 
  

 The approval procedures are clearly spelled out in the 

Zoning Ordinance.  The review procedures regarding the approval 

of detailed site plans are also clearly set forth in the Zoning 

Ordinance.  Detailed site plans are approved by the Prince 
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George’s County Planning Board pursuant to Section 27-285 of the 

Zoning Ordinance. 

8.2  SECTION 27-285(b)–DETAILED SITE PLANS 

 Section 27-285(b) of the Zoning Ordinance provides specific 

criteria which must be met and satisfied in order for a detailed 

site plan to be approved.  The Zoning Ordinance, in Section 27-

285(b), sets forth the specific requirements applicable to the 

approval of a detailed site plan.  A point-by-point analysis of 

how this application complies with the criteria contained in 

Section 27-285(b) follows: 

Required findings: 

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

 
 As can be seen from a review of the site plan package filed 

with this application, the multifamily residential building 

satisfies the site design guidelines and the regulations 

applicable to the R-18 zone.  The building architecture is 

attractively designed, and construction materials are of the 

highest quality.  The parking provided will serve the needs of 

the residents and landscaping is also provided to create an 

attractive view from the street and surrounding properties.  

Ample amenities are provided on site for the future residents.  
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The site design guidelines are set forth is Sections 27-283 

and 27-274 of the Zoning Ordinance.  Section 27-283 applies to 

Detailed Site Plans, and states that the site design guidelines 

are the same as those required for a Conceptual Site Plan, which 

are contained in Section 27-274.    However, the guidelines shall 

only be used in keeping with the character and purpose of the 

proposed type of development.   

The Site Design Guidelines address General Matters, Parking, 

Loading and Circulation, Lighting, Views, Green Area, Site and 

Streetscape Amenities, Grading, Service Areas, Public Spaces, 

Architecture and Townhouses.  Those that are relevant are 

addressed below. 

 Section 27-274(a)(1) General.  The proposed plan should 

promote the purposes of the Conceptual Site Plan.  The purposes 

of Conceptual Site Plans are listed in Section 27-272.  The 

General Purposes include providing for development in accordance 

with the Master Plan and helping fulfill the purposes of the zone 

in which the land is located.  As noted above, the proposed 

development is proposed for multifamily residential development 

in the Master Plan and the Detailed Site Plan demonstrates 

conformance with this land use recommendation.  

 The Specific Purposes are set forth in Section 27-274 are 

addressed below.   
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 Section 27-274(a)(2) Parking, Loading and circulation.  

General guidance is given regarding the location of parking and 

loading facilities.  Surface parking lots should be located and 

designed to provide safe and efficient vehicular and pedestrian 

circulation within the site, while minimizing the visual impact 

of cars.  The proposed residential buildings are being oriented 

such that they are well set back from Karen Boulevard with the 

parking located in the central part of the site.   Due to the 

site topography, the parking will be substantially screened from 

the road.   The parking is located as near as possible to the 

uses they serve, which is important in rental housing.  The 

pedestrian circulation on site is safe and efficient.  The 

residents will have easy access to their units, with parking 

being provided in close proximity, while the recreational 

facilities are located to be easily accessed by all the 

residents. 

 The one required loading space is located in close proximity 

to the community building and will not be visible from the 

street.  The loading space is clearly marked. 

 Pedestrian circulation on site is safe, efficient and 

convenient for both pedestrians and drivers. 

 Section 27-274(a)(3) Lighting.  A photometric plan is 

included with the DSP and ensures that the lighting provided will 
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illuminate important on-site elements, such as the entrances, 

recreational areas and pedestrian pathways. 

 Section 27-274(a)(4) Views.  The guidelines encourage 

creating scenic views from public areas.  Given the site 

topography, the proposed buildings are located on a hill well set 

back from the public right of way.  The stormwater management 

facilities required to serve the development will be designed, 

landscaped and maintained to be a visual asset to the community 

and will enhance the views from the public areas. 

 Section 27-274(a)(5) Green Area.  Ample green area will be 

provided on site and will be accentuated by elements such as 

landscaping and recreational facilities.  Street furniture is 

included with the DSP.  Over 60% of the Subject Property will 

retained as green area in accordance with the requirements of the 

R-18 zone. 

 Section 27-274(a)(6) Site and streetscape amenities.  Site 

and streetscape amenities are addressed in DSP.  The recreational 

amenities provided on site will be easily accessible to the 

residents. Bike racks will be provided at the community building. 

 Section 27-274(a)(7) Grading.  The Detailed Site Plan was 

designed to work with the existing topography on the site to the 

extent possible.  Upon completion of the development, areas will 

be reforested, landscaped and planted to enhance the views of the 

residents.  
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 Section 27-274(a)(8) Service areas.  The service areas are 

located such that they are located out of sight of Karen 

Boulevard and are located convenient to all of the buildings they 

will serve.  The trash dumpsters will be adequately screened with 

concrete block walls and attractive landscaping.    

 Section 27-274(a)(9) Public spaces.  The main public space 

associated with the development will be the community building 

which will provide the primary recreational amenities for the 

community.  This clubhouse will be accessible to all of the 

residents and will have both indoor space and outdoor space for 

the residents to gather and recreate.     

 Section 27-274(a)(10) Architecture.  As discussed in detail 

above, the architecture of the proposed multifamily buildings is 

attractive and includes a mixture of materials.  The buildings 

are designed with multiple stepbacks so that there is not a flat 

front or rear façade.   

 Section 27-274(a)(11) Townhouses and three family dwellings. 

This consideration is inapplicable to the proposed DSP as there 

are no townhouses or three family dwellings  

(2) The Planning Board shall also find that the Detailed Site 
Plan is in general conformance with the approved Conceptual 
Site Plan (if one was required). 

 
 This provision is inapplicable. 

(3) The Planning Board may approve a Detailed Site Plan for 
Infrastructure if it finds that the plan satisfies the site 
design guidelines as contained in Section 27-274, prevents 
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offsite property damage, and prevents environmental 
degradation to safeguard the public’s health, safety, 
welfare, and economic well-being for grading, reforestation, 
woodland conservation, drainage, erosion, and pollution 
discharge. 

 
 This provision is inapplicable.  

(4) The Planning Board may approve a Detailed Site Plan if it 
finds that the regulated environmental features have been 
preserved and/or restored in a natural state to the fullest 
extent possible in accordance with the requirement of 
Subtitle 24-130(b)(5). 

 
 The property was approved pursuant to Preliminary Plan 4-

03084 and environmental impacts were evaluated at that time.  A 

new Natural Resources Inventory has been submitted referenced as 

NRI-192-2021.  The updated NRI confirms that no regulated 

environmental features exist on site and thus, no impacts to 

regulated environmental features are proposed in conjunction with 

this Detailed Site Plan.  A Site Development Concept Plan has 

also been filed (SDCP409221-2021-00).  All applicable 

environmental regulations will be addressed as part of the 

development of this project. 

9.0 CONCLUSION 

 As described above, the applicant submits that the proposed 

Detailed Site Plan for The Cassidy satisfies all of the approval 

criteria for detailed site plans as set forth in Sections 27-281 

and 27-285 of the Zoning Ordinance.  In addition, the proposed 

detailed site plan conforms with all of the applicable condition 

of the preliminary plan of subdivision.  For these reasons, the 
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Applicant requests that this Detailed Site Plan be approved as 

submitted.     

      Respectfully submitted, 

       
      _________________________________ 
      Thomas H. Haller 
      GIBBS AND HALLER 
      1300 Caraway Court, Suite 102 
      Largo, Maryland  20774 
      (301) 306-0033 
 
S:\Streetscape Partners/ DSP Justification Statement.wpd 
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EXHIBIT "A"

OWNER'S DEDICATION 
WE, PDC LINCOLNSHIRE, INC., OWNERS OF THE PROPERlY SHOWN AND DESCRIBED HEREON IN THE SURVEYOR'S 

CERTIFICATE, HEREBY ADOPT THIS PLAT OF SUBDMSION, ESTABLISH THE MINIMUM BUILDING RESTRICTION LINES. FURTHER 
WE GRANT TO THE PUBLIC UTILITIES, AND THEIR SUCCESSORS AND ASSIGNS, A TEN (10) FOOT WIDE "PUBLIC UTIUlY 
EASEMENT" (PUE) SHOWN HEREON, WITH THE TERMS ANO PROVISIONS OF AND SUBJECT TO "DECLARATIONS OF TERMS AND 
PROVISIONS OF PUBLIC UTILilY EASEMENTS" RECORDED AMONG THE LAND RECORDS OF PRINCE GEORGE'S COUNTY, 
MARYLAND, IN UBER 3703 AT FOLIO 748. FURTHER WE GRANT TO THE WASHINGTON SUBURBAN SANITARY COMMISSION 
(W.S.S.C.) SUCH EXCLUSIVE RIGHTS AS NECESSARY FOR THE CONSTRUCTION, RECONSTRUCTION, OPERATION, MAINTENANCE 
AND REPAIR OF SANITARY SEWERS ANDOR WATER MAINS AND APPURTENANCES WITHIN THE WATER ANOOR SEWER 
RIGHTS OF WAY/EASEMENTS AS SHOWN HEREON, SUBJECT TO AND TOGETHER WITH THE CONDITIONS IN A RIGHT OF WAY 
DOCUMENT FROM THE GRANTOR(S} THEIR SUCCESSORS OR ASSIGNS TO THE W.S.S.C. AND TO BE RECORDED HEREAFTER. 
FURTHER WE CERTIFY THAT PROPERlY MARKERS WILL BE PLACED BY A MARYLAND REGISTERED SURVEYOR IN ACCORDANCE 
WITH SECTION 24-120(b)(6)(F)( i I) OF THE PRINCE GEORGE'S COUNTY CODE. 

THERE ARE NO SUITS, ACTIONS AT LAW, LEASES, LIENS, MORTGAGES, TRUSTS, EASEMENTS, OR RIGHTS-OF-WAY AFFECTING THE 
PROPERlY INCLUDED IN THIS PLAT OF SUBDIVISION, EXCEPT FOR A CERTAIN DEED OF TRUST RECORDED AMONG THE AFORESAID 
LAND RECORDS IN UBER 17104, FOLIO 602 AND ALL THE PARTIES OF INTEREST THERETO HAVE HEREON INDICATED THEIR 
ASSENT TO THIS PLAT OF SUBDIVISION. 

SURVEYOR'S CERTIFICATE 
I HEREBY CERTIFY THAT THE PLAN SHOWN HEREON IS CORRECT, THAT IT IS A 
SUBDIVISION OF PART OF THE LANDS CONVEYED BY LINCOLNSHIRE ASSOCIATES 
LTD TO PDC LINCOLNSHIRE, INC. BY DEED DATED FEBRUARY 4, 2004 AND 
RECORDED AMONG THE LAND RECORDS OF PRINCE GEORGES COUNlY IN 
UBER 19062 AT FOLIO 242, AND IS A RESUBDIVISION OF PART OF LOT 1 AS SHOWN 
ON A PLAT OF SUBDIVISION ENTITLED ' LOTS 1, 2 ANO 3, WALKER MILL 
TOWNE" AS RECORDED AMONG THE AFORESAID LAND RECORDS IN PLAT BOOK 
WWW56 AS PLAT NO. 7; THAT THERE IS NO STREET DEDICATION BY THS PLAT 
AND THE TOTAL PLAT AREA INCLUDED IN THIS PLAT OF RESUBDIVISION AS NOW 
SURVEYED IS 572,552 SQUARE FEET OR 13.1440 ACRES OF LAND. 

GERALD L BENNETT 
PROFESSIONAL LAND SURVEYOR 
MARYLAND REGISTRATION NO. 10743 

ADDISON WOODS HOMEOWNERS ASSOCIATION 
PARCEL B 

BOARD OF EDUCATION 
PARCEL 424 

L, 4459 F, 432 / 

MARYLAND NATIONAL PARK AND PLANNING CO, 
PARCEL C 

L. 7447 F. 441 

"FILliD ·""- fit. 
LOTS 1 THROUGH 24, PARCEL A 

LINCOLNSHIRE 
PB REP 213 P 13 

CURVE TABLE 

I 
I 

NO. RAD ARC TAN DELTA 
CHORD CHORD 

BEARING DISTANCE 
I 910.00 783.48 417.88 49'19'47' NOS• 43' 40'E 

FOR PUBLIC WATER & SEWER ONLY 

759.50' 

I 
I 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
PRINCE GEORGE'S COUNTY PLANNING BOARD 

M.N.C.P. & P.C RECORD FILE NO. 

907,27 

N 439,152.00 
E I, 343, 769.30 

DEPARTMENT OF 
ENVIRONMENT AL RESOURCES 

L, 2607 f, 446 

592.34' N88° 21 '04'E ----------

PARGEL A 
512,552 SG. FT. 

OR 
13.1440 AG. +/-

S57° 53'41'W 
39.97' 

NI 5 • 48'35'W 
50.00' 

ss9•19•1a•w 
56.45' 

WALKER MILL TOWNE 
LINCOLNSHIRE ASSOC. LTD 

PART OF LOT 1 
L, 13753 F. 26 

S64°15'13'W 
29.88' 

PRINCE GEORGE'S COUNTY, MARYLAND 

PRELIMINARY PLAN: 

4-03084 

D3 

R-18 
202SEOG 

/soARD OF EDUCATION 
,' PARCEL A 

L, 3493 F, 713 

N 439 924.31 
E 1,344,450.38 

BQARD OF EDUCATION 
L, 2607 F, 446 

N75 • 33'171W 
66.72' 

NOTES 

1J 
4Y 

SIT ,-m::::~~:Gf:~ ..... :""" vo 

&TATIOH 

VICINITY MAP 
SCALE: 1'=2000' 

1. DEVELOPMENT IS SUBJECT TO RESTRICTIONS SHOWN ON THE APPROVED TYPE II TREE 
CONSERVATION PLAN (TCPll/77,-04--01), OR AS MODIFIED BY THE TYPE II TREE 
CONSERVATION PLAN, AND PRECLUDES ANY DISTURBANCE OR INSTALLATION OF ANY STRUCTURE 
WITHIN SPECIFIC AREAS. FAILURE TO COMPLY WILL MEAN A VIOLATION OF AN APPROVED TREE 
CONSERVATION PLAN ANO WILL MAKE THE OWNER SUBJECT TO MITIGATION UNDER THE WOODLAND 
CONSERVATION ORDINANCE. THIS PROPERlY IS SUBJECT TO THE NOTIFICATION PROVISIONS 
OF CB-60-2005. COPIES. OF ALL APPROVED TREE CONSERVATION PLANS FOR THE SUBJECT PROPERlY 
ARE AVAILABLE IN THE OFFICES OF THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION, 
PRINCE GEORGE'S COUNTY PLANNING DEPARTMENT, ENVIRONMENTAL PLANNING SECTION, 4TH FLOOR, 
COUNlY ADMINISTRATION BUILDING, 14741 GOVENOR ODEN BOWIE DRIVE, UPPER MARLBORO, MARYLAND 

2. DEVELOPMENT OF THIS SUBDIVISION SHALL BE IN ACCORDANCE WITH APPROVED STORMWATER 
MANAGEMENT CONCEPT PLAN, #20523--2003--02. 

3. PRIOR TO THE ISSUANCE OF ANY BUILDING PERMITS, TRANSPORTATION CONDITIONS SPECIFIED IN 
THE PGCPB RESOLUTION NO. 04---03, SHALL BE SATISFIED. 

4. THIS PLAT IS SUBJECT TO DECLARATION OF COVENANTS AND RESTRICTIONS FOR THE LINCOLNSHIRE 
HOMEOWNER'$ ASSOCIATION, INC .. 

5. PRIOR TO THE ISSUANCE OF BUILDING PERMITS, THE APPLICANT, HIS SUCCESSORS ANDOR ASSIGNS SHALL 
CONVEY PARCEL A TO THE HOMEOWNER'$ ASSOCIATION. 

6. DEVELOPMENT OF THIS PROPERTY MUST CONFORM TO THE DETAILED SITE PLAN, DSP--OS001, WHICH WAS 
APPROVED BY THE PRINCE GEORGE'S·· COUNlY DISTRICT COUNCIL ON AfM. l;,, 'lJ/011 Cl\ AS ANEHt;s) B( /If( 
SUBSEQUENT REVISION THERE TO. 

7. THIS PLAT IS SUBJECT TO A RECREATIONAL FACILITIES AGREEMENT RECORDED IN UBER 2&:lt AT FOLIO 1iJf. 

8. #PROV.AL OF 'THIS ~T lS PUOlCATliO UPON PUel.\C WATfR .Al'ID SEW!:R ~lNG 
AVAILA&LE ~R 10 CONS1'RJCTION. 

-
N 439 233,30 
E 1,344,867.35 

"- ssa· 54's1•w 
~ 40.00' 

S63• 54'02'W 
50.00' 

PARCEL A 

VILLAGES AT LINCOLNSHIRE 
SEAT PLEASANT ELECTION DISTRICT NUMBER 18 

PRINCE GEORGE'S COUNTY, MARYLAND 
DATE: FEBRUARY, 2007 SCALE: 11 = 100' 

ex 15el50 CRABBS 6RANCH V"lAY,SUITE 200 
ROCKVILLE,MARYLANV 20f>55-2622 
901-411-0200 FAX :IOl-(l1!;1-0lb(l 

engineering 

M,/1500"lC!/5URVEY /PLA T5/PH2/PLA T.5HT 

-
~ --= 
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EXHIBIT "B"r 
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<( 
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2 8 0 I I 201 

Private Recreation Facilities Agreement 
Lincolnshire Phase II 

THIS AGREEMENT made this J q day of d)a~ , 2007 
by and between The Maryland-National Capital Park and Planning Coission (hereinafter the 
Commission), a public body corporate, and PDC Lincolnshire Inc., (hereinafter the Developer), 
with its principal office located 5840 Banneker Road Suite 110, Columbia, MD 21044. 

WHEREAS, the Commission is a public body corporate, created by the State of 
Maryland and authorized by Article 28 of the Annotated Code of Maryland, to maintain and 
operate a park system within the Metropolitan District; and 

WHEREAS, the Commission has delegated authority over the operation of parks and 
recreation in Prince George's County to the Prince George's County Planning Board (hereinafter 
the Planning Board); and 

La.JI-
~~ WHEREAS, the Planning Board is charged by Article 28 of the Annotated Code of 
LL.. ~aryland, with the authority to approve subdivision plats for recordation in the designated 
0 tWctions of the Maryland-Washington Regional District located in Prince George's County; and 
::c:::-
0:: =:-, 

C ::isr::' WHEREAS, Section 24-135 of the Subdivision Regulations of the Prince George's 
u ~county Code provides that, in conjunction with certain types of development, recreation facilities 

which equal or exceed the requirements for mandatory dedication may be provided by a 
subdivision applicant to satisfy the mandatory dedication requirement of the Subdivision 
Regulations; and 

WHEREAS, the Developer is the current owner of certain property which is the subject 
of Preliminary Plan 4-03084 and DSP-05001, as shown on a subdivision plat entitled 
Lincolnshire Phase II. Said parcel being the same land conveyed by deed to PDC Lincolnshire 
Inc., which is recorded in the Land Records of Prince George's County, Maryland, in Liber 
19062, folio 242. comprising approximately 13 .13 acres of land, being in the 18th Election 
District, Prince GeorgeDs County, Maryland; and 

Irf FD SURE t 
WHEREAS, the Developer has proposed to provide recreation facilities tcRie0RIH~IGtliEE 

requirements of mandatory dedication,· and TOTAL 
Re9t Pero 
fii i lj 

WHEREAS, the Commission has accepted the DeveloperDs proposal. JIJl\ 07~~-2007 

NOW, THEREFORE, in consideration of the acceptance by the Commission of the 
DeveloperDs offer to provide private recreation facilities in lieu of mandatory dedication, the 
mutual promises and obligations contained herein, and for other good and valuable consideration 
which is hereby acknowledged, the parties hereto have agreed to the following provisions: 

1 
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2 80 I I 202 
1. Recreation Facilities. The Developer shall construct on that portion of the property 
being subdivided, in accordance with approved plan Lincolnshire Phase II DSP-05001, the 
recreation facilities approved by the Planning Board as specified below: 

(a) The recreation facilities to be constructed by the Developer and the location of 
same are as follows: 

1 Asphalt Trail, 676 Linear Feet and 6 Feet Wide 
1 Gazebo, 20 Feet in diameter 

(b) Construction of the recreation facilities listed in sub-paragraph (a) above shall be 
completed as follows: 

Per Condition Number 5 of the District Council's Final Decision for DSP-05001 
Lincolnshire Phase II, dated April 23, 2007, or as otherwise amended by the 
Prince George's County Planning Board. 

2. Performance Bonds for Private Recreation Facilities. 

(a) To guarantee the prompt and satisfactory construction of the recreation facilities 
set forth in paragraph 1 above, the Developer, his heirs, successors and/or assigns, shall deliver to 
the Planning Department, prior to the application for any building permits, an irrevocable 
performance bond (i.e. surety bond, letter of credit or other suitable financial guarantee). The 
amount of the performance bond shall be determined by the Planning Department. The 
Developer shall request in writing from the Planning Department a determination as to the 
amount of the required performance bond not less that two weeks prior to filing an application 
for building permits. 

(b) The performance bond shall run to the benefit of the Commission and not be 
conditional. It is agreed by the parties hereto that the Commission shall use the performance 
bond if it finds that the Developer has failed to satisfactorily construct the recreation facilities as 
required by this Agreement, and in accordance with the plans filed with the Commission. The 
Commission=s decision as to the satisfaction of the construction or completion of the facilities 

shall be binding on all parties. All recreation facilities shall be constructed in accordance with 
the standards in the Parks and Recreation Facilities Guidelines, the manufacturer' s specifications 

and the guidelines in the latest edition of the Handbook for Public Playground Safety published 
by the Consumer Products Safety Commission, American Society of Testing and Materials 
(ASTM) standards, and the Americans with Disabilities Act (ADA). 

(c) In the event that the performance bond is used by the Commission for the failure 
to satisfactorily complete construction of any recreation facilities, the Commission shall not incur 

any liability for the construction or completion of said recreation facilities. 

( d) At such time that the Commission determines the recreation facilities have been 

2 
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2 80 I I 203 
completed, and the Developer has executed a Recreation Facility Certification, the performance 
bond or any remainder thereof shall be returned to the Developer. 

( e) If the construction of the recreation facilities specified in paragraph I, above, is 
not completed within five (5) years from the date the performance bond was issued, the 
Commission reserves the right to re-evaluate the amount of the performance bond and to require 
that the Developer post an additional bond amount. 

(f) Definition: For purposes of this Agreement, Performance Bond shall mean surety 
bond, letter of credit, escrow agreement or other suitable financial guarantee as determined by the 
Commission' s Office of the General Counsel. 

3. Non-discrimination. The Developer shall not discriminate against any employee or 
applicant for employment due to age, sex, race, creed, color, national origin or disability. 

4. Indemnification. The Developer shall indemnify and save harmless the Commission 
from and against all actions, liability, claims, suits, damages, cost or expense of any kind arising 
from the Developer' s negligence or failure to perform any of the obligations under the terms of 

this Agreement. 

5. Binding Covenant. The provisions of this Agreement shall be a covenant which runs 
with the lands and is binding on the Developer, his heirs, successors and/or assigns. In the event 
that the Developer assigns this RF A to more than one successor, the Commission reserves the 
right to require a new or amended RF A for each successor. 

6. Recordation. This Agreement shall be recorded in the Land Records of Prince George' s 

County prior to the acceptance of the above-referenced plat by the Development Review 
Division. All recording fees shall be paid by the Developer. The original recorded RF A shall be 
returned to the Development Review Division. The failure of the Developer to record this 
Agreement shall preclude the issuance of any building permits applied for in the above-named 
subdivision. 

7. Modification. Any substantial modification to this Agreement, as determined by the 
Commission, shall be permitted only upon the filing of a new preliminary plat or site plan by the 
Developer, approval by the Planning Board or its designee, and the recording of an Amended 
Recreation Facilities Agreement. 

8. Entire Agreement. This instrument contains the entire Agreement between the parties 
and shall not be modified except by written agreement signed by the parties and attached hereto. 

9. Severability. The invalidity or illegality of any provision of this Agreement shall not 
affect the remainder of this Agreement or any other provision contained herein. 

3 
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2 8 0 I J 204 
10. Applicable Law and Forum. This Agreement shall be interpreted and enforced in 
accordance with the laws of the State of Maryland. 

11. Waiver. The failure of the Commission to enforce any part of this Agreement shall not 
be deemed as a waiver thereof. 

12. Termination. This Agreement shall extend for twenty-five (25) years from the date of 
execution. All obligations of the Developer under this Agreement shall become due one ( 1) year 
prior to the expiration of this Agreement. 

13. Recitals. The Recitals are hereby incorporated in this Agreement. 

IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be properly 
executed on the day and year first written above. 

ATTEST: 

~ f.j~ey 0 Secretary-Treasurer 

STATE OF MARYLAND 
COUNTY OF :i3alnruore,... ss 

PDC LINCOLNSHIRE INC. 

Name: Michael A. Camock 
Title: President 

THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

I hereby certify that before me, the subscriber, a Notary Public in and for the State and 
County aforesaid, personally appeared Michael A. Camock, President who acknowledged that 
he/she is authorized to execute the above Agreement for the reasons and purposes stated therein. 

4 
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280 j j 2frh-1 I • 

STATEOFMARYLAND ~yY\lJre._, • · 

COUNTY OF PRR.r@ GEORGE'S: ss IJ..(\'ZJ;y-cii\'0~ 
r / Ac:·nl'l~ 

I hereby certify that before me, the subscriber, a No~ry Public in and for the State and 

County aforesaid, personally appeared R. Bruce ~/Executive Director, who 
acknowledged that jhe is authorized to execute the above Agreement for the reasons and 

purposes stated thefein. 

- ,_. My connnf-'siun expires: -5/ HICR 
,, 

-.... , ... -. 
~ .. CYNTHIA L. SENNETT 

NOTARY PUBLIC STATE OF MARYLAND 
My Commission Expires May 4, 2009 

Return To: Via Interoffice Mail 
Brenda Otto 
MNCPPC 
Development Review Division 
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EXHIBIT "C".. 

THE PRINCE GEORGEJS COUNTI' GOVERNMENT 
, . 

Oifir::t of tltt Cfttk of the C.Oundl 
(~1) 9,Sl -3600 

AptiJ 'lS, '1007 
M,f(CPP,O 

!,Cl. PWIJIING Dl!PJ\R'TMEHT 

RE: SP 05001 tiDO-oJ11.itir~. Ptw.o II 

NOTICE OJI Ft1JA.I .. DEC1SION 
0/1 'J'IIR IJISfRICT C0UNCJL-

Pursl.lilllt to the provi&ioot or ~lion 2'MM of lh<i Z01u1:"1~ Otdin.111co of Prine¢ 
□oorgc's Countr1 Mlrybnd. ft\4:ltltW'lg no<ic.e of d~f~on Q( ah!! Dh:tifot CotmdJ, 
}'Q U will find cncloocd hmwith a c.opy of tbe CQWJcil O~ sw.J.pg forth tf:Jc 

aotion taken by the DJatri~ C'MJ~II In thb case on ~ril 231 20QZ1 

t.,.-NCPr c 
IP ,(1., PL/tJII N IHG t) l!JP I\ R1i M C:tff 

AP~ l:~n•~~~ 
lt;(93 {l ,.,.,-y~d ~-PIIJA!l'IJ~F SIJJUIICB 

O'EVlil,OPMICN'I tl!C.'\'11.W DfVIOL'OK 

This is to c.erti(y rlt.ttoo Am:U ~ . 200? <hls tio.tlccand 11ttacil«I C."ouneJJ Order 
were m.ail~ p(){';CI.S,~ p~pa.id. to &ll pell(,fl$ of 1'CCOrd, 

ltl·NCPPC 
P,Q., P'l-ANhi l◄() 0£P.Adl'l'NINT 

(1.0/97) 

County•Adtnin,str;i.tioo Building .. tJppc:r 1',iru-lbon:>, Milr)'land 20772 
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' 
C$.$D No. SP-05001 

i 
Appll=.t: PDC Lin¢Dli1Sh~, UC 

' 001F COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 

1 
SITTJNO .A3 Tim PJSTIUC'J COUNCil. 

·' 

ORD~ APFJRMJNO PLANNlNO BOARD DI!CJSION, Wffl'I CONDfflONS 

n' JS Hniu:BY ORDERED, ~CUJ.t rc:v~w of the iU:lmlm$ua:I.IVfl =rd. tha.t the dit,:,ht!<m ot 
,t . . 
,p 

~ f'111111tlng li-Difif ip P0CPB No, 06-263 10' 11ppro,v,:1 wllh cooilltloos a d&m.iled si!lil plan tor 

coMtnlction of l.J6 multifamily dwetlfojt fl.I: condomini1Jm umts, (or a projtt:t tt1c[ured to a-s 
I 

Uncolnshl:re, Pbtse n. po proix:tty descrlb¢ij tLS lJ)J'lro>:iD~aicly 13.17 11.cm1 of ltmd hl l'.M .R..t 8 
I • 

ZoDC, in 1bc oortht,ut qul.dnint or lun,n B-Olllevard an.d Ronald Roll.d, Cq)itol Heighti, i~; 
I I , 

APPERMlm, fot 1M reasoos &tated by the PlllllflintJ Bo;ud. wl>OS& df(:l.slon is~ a.dop<.ed 
(, 

ll tb8 ilm:li~ ot fact and oon~JU&ioo.• of lt.W or u,c DWrlct Council in 1.bla (!M(I, 

lT IS Fe1p1mR ORDBRED, that the Phmnlng Boaro's doci,loo to approv-c Va:rillllee 
·• ' 

Apptlcatlon Nb~_fo-osoo11, AIT'l:R.MW, for the n:uons &bll-cd b:,- t1Jl!I Pllt!lll.lng Boan:!, wb0$0 

dcclBion ii hCR!b}l ~td u the findings of fa.et tmd e:onelwdoos of law of tho .Dhtriet CO\lt'lcU. 

A, A tarlioce from Secd011 27.-441 {b), footnote 76, is here-by APPROVED, to llllow 

!he mblitlrution d( ou11d1ed. elltlJOrtl for II pll.rlcing ffl\~\lro, 

B. A 'fui1111cc: from s«tlon 27,4"42 (g) ls hereby APPROVED, 10 allow th~ dis~ 

betw~ unattach'f'(I tqultirmruly dwelling, to be twt.1~ from 70 foet. co 31 fw. 
' I 

Affim\l!n~, (lr1ttie Planning Do;J.Jd'~ d!ie!J.lou ls subject to Che folh:iwfr1g oo:iditions: 

1. Priorlo oertific:ate approval of the de1.ai.ledJ.11eplan, TCPIU77J04.0! sli.all be.rcvisrons 
follows: 

a.. R1>vi10 tliO 1'CP ll to irn:li.mc ooth P11ue I and II. whkJ1 oonstiCl?le the $11llro tltti. 
. in C(Jffipllllr1'-e with the 11-pprovoo Typ('l I Tree Conse.rva.tion Plan TCP J/5&/03, 

I,' 
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' ' 
~. i '. ·. ~ ~emove frDm tho plm •.Prollmlnary, n<>' .npprovt,d,, oot for consltUCtloo. • 

' ' 
c .. ' 

'd_ I 

I I 

h, 

i, 

R6Vit.e Parcel "A" C<!m:ervatk111 Am to ~I GompUnricc wlth :rc~iffd tlnal pl111. 

ffljmillfl~ 1hei 1u.e 1;1f any woodlnnd r;oukt'V~~ 111u. ilia£ ii~ t)i.an 35 feet la 

width. 

RovJ&e tllc rcf01C511lroin OD Parcel A to roflc,;;t whal W.M approved on tho TCP L 
f ' 

Show~ ~ru;nmt of total <iJe:.&rinS on )?fuse [[ (cumubltivo ~ of net tne1 

mo CbMg,e41). 

· Mark all otla clia:n;gea aod adjustment$ in Lhl!I worbhc:ct ILS ~1,11md. 

Rovl$O ~ worbhcct aocordi;J'gly to address nn)' clltrn,tU mn 10 tmi-plhn. 

tlAvo the plan signed tnd dattd. b)' the qualified profcsslocual who~ the 

p]Mn. 

Prior to ccrtif:ioat:e, •pproval of lhc doiAiied idtc plan. the foUl)V,ing lnf'Ol1Dilco.n Jball be 

S(lbmirlcd or tt)ei pl111U ahllll be rcVi~ to provide: 

••• I 

b. 

d..', 

A copy of the approved etormwater matuJ,s1wot1t corK:ept plan OJJd ~ el:!all t>o 
1ubmitted. The- aconnwatcr m~t oonocpt p,l~ thBll n,fio,:;t ,bo aamc limill 

of disturl:iancc u tbo TCP II. 

A Ph.Di I mhcoki,J¢11J iriw:&-tlgeJ:iog "1lal.l be conducted e«ordlng to ?daryland 

Histm:lc. d Tr\ilt (Mlfl'). · guideli~; Stan .. _· tklrds and Gr.tuklinu /o-r ,1,rdt~ro,tlcal 

lm'Csn',ation.,- in MaryfaJTd · b'Br(!t iu!d Colo., l!)!;t,t), .i:oo tho 1'-'rlr:iC11 Ororge's 

C-ow!ty Pl.lnnbt& Blliltd · 'fkl#l'4Bfor Arduolo&iml, Rfl'idW (May 2005), ~ 

mpo,t pn:plinllioo .a~ld follow MHf guidclinu and tM Americtul Amif"'l)I or 

Socuty of Hmori ArchdOWf'Y style sulde. Atdleologi-c'1 i:«:avadons aha.LI be 

ipilOcd akmg ~ gul11r IS-mew or SO.toot gr:ld. aod probJ~s shooJd bo m1dod~ 
also to search for,oulble bur.Illa. Bxeava.tiDM sbouldi l>e cliaarly ldmtlf'POdi 01i 1 

. map to bo aubillitted a.e part of the :n:p::ict, 

The fl.rClj~ cfov1a011s sb11U be review to incl* IWO Mr)' bay winoow 
fe&ttb'll for each :increment of two muldJam.ily buil~nl', 

i '""'8 loading lip~ shall be relocated Co ii more .;XmVWl!;Tlt pl1!0C f<it uso by the 

Jmalckntt. 

2 
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3. 

' ' jl' 
t. \. 111(1 lffilbi~ elevatloru ,hJill be rcvlwid to imUcate that rill ftoot eltiva.ttoos 

· ; tlfld end Willis of the lmilclin,ga ahtll 'll6 100 pc1~11t brir.k ot stone, 

y. ,1• A photomwic llghlitiS pltm sbflll be ,ubmlatd 1o delOO<nstnue a minimwn of 1.25 

• · 1 toot C8ttdltis 11.kitiB all ~ and prddng ate:1111, ThD llght fl-lltum 1h.U be 1 \)'pl! 

\ thaL wUl be ttcoopt,hle 10 the utility wmpllll)' far p~ of m,,mtenanr;o. 

' ~- 1.., Tho rccrcn.r.iOOJII ~lllt!es. iaeh.Mii~g me. tot-lot. the pri>!Affl lot, and the hill 

·•. m,ultipwpose coi.nt lhall be J1!qllovcd from. tb~ pbns. 

' f l A iotal of 42 vlsltor 1ptiec.t shall be provided. 

IJ'lie p1W lh.U be rcvisod prior~ •IFiamrt ~firov.al u follow,.; 

•· h]O(m th(, lc,ur-pli::i: tliat WRi raloca.tcd 10 the oottthweat oomor of tho sito, 

, , o4lactmt 10 lho demi-foot:-hl;b rfitain.lng wail, as $hown in ~hll:Jit 1. 

I \ 
~. Tho blrild!ng ~ IIMJ.Jmnt to I.hi:. play am ,hall be rotated 90 de~ IIO ·lb& 

', front.I orun.111 wm faco the froou of adjacent ll'ftlts. Addhional gucat pt:ldr1g 

·'. · . lh:all be provldod m. U"te rear of the u11it1. 

c. The plU'la aha:ll illOOfJ)(l~ the d,c.Wla and 1~Acatlcxn of the mailW'tg wdls 

and a1wl be reviewed f(lt' appropdltil, de.rip and a.:wthbtlcs by the 

Urt>an Del.I go Sc,,:tion.. 

4. · l'rior tQ Iha. r,pprovtil ot tho finlll plat. the. ,ppfk:llllt sh.all provi~ ovidctiC(I of 1 

coouibutioo to lbc M,NCPPC Dcpartm~~t of Padcf; and Re(;tltl&don in 1M llllOUllit of 

$113,000.00, for imp,rove:tnettt&ldc:~opmcnc of a pad in t)ll(f vicinity of Addlaoo Road 

F1 Wilbwn Drive, 
'j 

S. 'Plior to llx!i l'tlllllll-li of tho 78tli building pcnn.ic for the project. !ht (rail and I.ho g,a.ubo 

•fbrill be ccirutnttW! 

On1c~ thi, 2Jrd day of April, 2007, by tho following vote: 
I 

Co\!rt::il M,:mbm Pun, Demoge. Utirrln,gton, Knotts, OI~ 111d 'l~ 

Opposed: 

Abscm: C.(IUnc-11 l,,bmhMI Bxum. Blond afld Campos 

\ 
I 

I I, 

i 
3 
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EXHIBIT "D"

Tom Haller 

From: 

Sent: 
To: 

Cc: 

Abraham, Dawit A. <daabraham@co.pg.md.us> 
Thursday, July 15, 2021 1:49 PM 
Tom Haller 

Subject: 
Giles, Mary C.; Ben Bulloch; Erica Meissner; De Guzman, Reynaldo S. 
Re: Lincolnshire Development; Karen Boulevard; Capitol Heights 

Tom, 
It appears that you have covered all conditions that are germane to this development site and we will review and 
confirm your assessment and if necessary we will meet. 
We will have to go thru all items but I know that condition 13d was not satisfied as the road connection work was done 
by the previous owner/developer without approved plans and permit(s). The work was not acceptable and the section 
still remains closed to traffic. 
Thank you. 

Sent from my iPhone 

On Jul 15, 2021, at 12:56 PM, Tom Haller <thaller@gibbshaller.com> wrote: 

CAUTION: This email originated from an external email domain which carries the additional risk that it may be a 
phishing email and/or contain malware. 

Dawit and Mary, 

I represent Streetscape Partners regarding a property they are proposing to purchase, which is located 
on Karen Boulevard in Capitol Heights. The property is zoned R-18 and my client desires to construct 
156 multifamily dwelling units on the property. As part of their due diligence in evaluating property, we 
are aware that the property is subject to an approved preliminary plan of subdivision referenced as 4-
03084. That subdivision was approved for the construction of 24 townhouses to be constructed on the 
west side of Karen Boulevard and 262 multifamily dwelling units on the east side of Karen Boulevard. A 
copy of the Resolution approving the preliminary plan is attached. The property was platted in 
accordance with the approved preliminary plan and the 24 townhouse lots have been constructed. A 
copy of the two plats of subdivision for the project are also attached. The project is known as 
Lincolnshire. The property proposed for development by Streetscape Partners is referenced as Parcel A 
on Plat Book 220 Plat No. 93 (the "Subject Property"). 

The preliminary plan was approved subject to the requirement that certain road improvements be 
constructed prior to issuance of any building permits. Those road improvements are described in 
Conditions 12 and 13 of the Preliminary Plan and the plats contain a note requiring that these conditions 
be satisfied prior to the issuance of any building permits. Since the townhouse component of this 
development are constructed, we assume that these conditions have been satisfied. What t riggered this 
request is the knowledge that some of the required improvements have not yet been constructed. The 
purpose of this email is to confirm that these Conditions 12 and 13 have been satisfied (based on the 
information below and attached) and that no additional road improvements or payments of fee-in-lieu 
are required to obtain permits in conjunction with the development of the Subject Property. 

1 
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To assist in your review, set forth below is a summary of the conditions and a comment (in red) 
summarizing the current status. In addition, I have contacted the Information Division of MNCPPC to 
ask that they review the permit comments which allowed the permits for the townhouses to be 
released. The information they provided is also attached. It appears from this information that the 
applicant at the time the permits were issued agreed to, and paid, a fee in lieu of some of the 
improvement. Based upon our research, the status of the road improvements is as follows: 

Condition 12 requires installation of traffic signal at Walker Mill and Karen Blvd if 
warranted. A traffic signal was installed at this location in the 2012-2013 timeframe 
therefore this condition has been satisfied. 

Condition 13a requires the extension of the following improvements at Addison Road 
and Ronald Road. 

1) A southbound left turn lane with a minimum of 175' of stacking distance. 
2) An acceleration lane along northbound Addison Road from Ronald Road. 
3) Modifications of signal as needed. 

This improvement has not been constructed based upon a field survey. However, a fee 
in lieu was agreed to for these improvements as noted in the attached Lincolnshire 
Improvement Info provided by MNCPPC and, per the memo from Russell Carroll dated 
December 12, 2008, the DPW& T hold on the permits were released. 

Condition 13b requires improvement at Walker Mill Rd & Addison Road to widen 
westbound Walker Mill from one left turn lane and one right turn lane to provide one 
left turn lane and one shared left/right lane. The County has an approved/funded CIP to 
improve th is intersection, and they will be widening Walker Mill to provide a double left 
turn lane and one right turn lane, therefore this condit ion is satisfied. In addition, the 
Lincolnshire Improvement Info provided by MNCPPC indicates that a fee in lieu was 
agreed to for this intersection improvement and, per the memo from Russell Carroll 
dated December 12, 2008, the DPW&T hold on the permits were released. 

Condition 13c requires improvements at MD 214 & Addison Road to be EITHER a 
northbound free flow right from Addison to MD 214, OR an eastbound right turn from 
MD 214 onto Addison. This has not been completed. However, a fee in lieu was agreed 
to cover these improvements as reflected in the Lincolnshire Improvement Info 
provided by MNCPPC and, per the memo from Russell Carroll dated December 12, 2008, 
the DPW&T hold on the permits were released .. 

Condition 13d requires the construction/connection of Karen Blvd. This roadway 
connection has been constructed but is currently closed to traffic. I have attached an 
aerial photo. It is our understanding that this condition has also been satisfied. We 
understand that this section of Karen Boulevard extends along the frontage of the 
property and OPIE will evaluate whether any deficiencies exist along the property 
frontage. If you are aware of any existing deficiencies with this road section which w ill 
need to be addressed in conjunction with the development of the Subject Property, 
please let us know. 

Based upon the above, it is our understanding that all off site improvements required by Conditions 12 
and 13 of Preliminary Plan 4-03084 have been satisfied. 

We are happy to meet with you regarding this request. Thank you for your time and attention to this 
matter. 

2 

DSP-21945 & DPLS-22002_Backup   45 of 165



Tom 

<image00 l .png> 

Thomas H. Haller 
1300 Caraway Court, Suite 102 
Largo, MD 20774 
(301)306-0033 

<PPS Resolution 4-03084.pdf> 
<Parcel A (Plat Book 220 Plat 93).pdf> 
<PB 213 Plat 13 (Townhouses).pdf> 
<Lincolnshire Traffic Improvement lnfo.pdf> 
<Aerial of Karen Boulevard.pdf> 

This E-mail and any of its attachments may contain Prince George's County Government or Prince George's County 7th 
Judicial Circuit Court proprietary information or Protected Health Information, which is privileged and confidential. This 
E-mail is intended solely for the use of the individual or entity to which it is addressed. If you are not the intended 
recipient of this E-mail, you are hereby notified that any dissemination, distribution, copying, or action taken in relation 
to the contents of and attachments to this E-mail is strictly prohibited by federal law and may expose you to civil and/or 
criminal penalties. If you have received this E-mail in error, please notify the sender immediately and permanently 
delete the original and any copy of this E-mail and any printout. 
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PGCPB No. 04-03 File No. 4-03084 

RESOLUTION 

WHEREAS, Lincolnshire Assoc., Ltd., is the owner of a 18.69-acre parcel of land known as 
Lincolnshire (Lot 2 and part of Lot I), plat book WWW56@7, Tax Map 73, Grid D-3, said property being 
in the 19th Election District of Prince George's County, Maryland, and being zoned R-T and R-18; and 

WHEREAS, on august 18, 2003, PDC Lincolnshire, LLC, filed an application for approval of a 
Preliminary Subdivision Plan (Staff Exhibit #1) for 24 lots and 3 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Subdivision Plan, also 
known as Preliminary Plan 4-03084 for Lincolnshire was presented to the Prince George's County 
Planning Board of The Maryland-National Capital Park and Planning Commission by the staff of the 
Commission on January 8, 2004, for its review and action in accordance with Article 28, Section 7-116, 
Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24, Prince 
George's County Code; and 

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission 
recommended APPROVAL of the application with conditions; and 

WHEREAS, on January 8, 2004, the Prince George's County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince 
George's County Code, the Prince George's County Planning Board APPROVED the Type I Tree 
Conservation Plan (TCPI/58/03), and further APPROVED Preliminary Plan of Subdivision 4-03084, 
Lincolnshire, for Lots 1-24 and Parcels A-C, with the following conditions: 

I. Prior to signature approval of the preliminary plan of subdivision the plan shall be revised as 
follows: 

a. Revise General Note 16 to reflect that the mandatory dedication of parkland requirement 
is being met by private on-site recreational facilities. 

b. To provide reference to the approved Storm water Management Concept Plan, # 
20523-2003-00. 

2. Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
demonstrate that a homeowners association has been established and that the common areas have 
been conveyed to the homeowners association. 

3. Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
convey to the homeowners association (HOA) Parcels A, B and C. Land to be conveyed shall be 
subject to the following: 
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PGCPB No. 04-03 
File No. 4-03084 
Page 2 

a. Conveyance shall take place prior to the issuance of building pennits. 

b. A copy of unrecorded, special warranty deed for the property to be conveyed shall be 
submitted to the Subdivision Section of the Development Review Division (ORD), Upper 
Marlboro, along with the final plat. 

c. All waste matter of any kind shall be removed from the property prior to conveyance, and 
all disturbed areas shall have a full stand of grass or other vegetation upon completion of 
any phase, section or the entire project. 

d. The conveyed land shall not suffer the disposition of construction materials, soil filling, 
discarded plant materials, refuse or similar waste matter. 

e. Any disturbance of land to be conveyed to a homeowners association shall be in 
accordance with an approved detailed site plan or shall require the written consent of 
ORD. This shall include, but not be limited to, the location of sediment control 
measures; tree removal, temporary or permanent storm water management facilities, 
utility placement and stormdrain outfalls. If such proposals are approved, a written 
agreement and financial guarantee shall be required to warrant restoration, repair or 
improvements, required by the approval process. 

f. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to 
a homeowners association. The location and design of drainage outfalls that adversely 
impact property to be conveyed shall be reviewed and approved by DRD prior to the 
issuance of grading or building pennits. 

g. Temporary or pennanent use of land to be conveyed to a homeowners association for 
stonnwater management shall be approved by DRD. 

h. Stormdrain outfalls shall be designed to avoid adverse impacts on adjacent land owned by 
or to be conveyed to The Maryland-National Capital Park and Planning Commission 
(M-NCPPC). If the outfalls require drainage improvements on land to be conveyed to or 
owned by M-NCPPC, the Department of Parks and Recreation (DPR) shall review and 
approve the location and design of these facilities. DPR may require a perfonnance bond 
and easement agreement prior to issuance of grading permits. 

i. There shall be no disturbance of any adjacent land that is owned by M-NCPPC, without 
the review and approval of DPR. 

j. The Planning Board or its designee shall be satisfied that there are adequate provisions to 
assure retention and future maintenance of the property to be conveyed. 

4. The final plat shall reflect a conservation easement by bearings and distances. The conservation 
easement shall contain the expanded stream buffer, excluding those areas where variation 
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PGCPB No. 04-03 
File No. 4-03084 
Page 3 

requests have been approved, and be reviewed by the Environmental Planning Section prior to 
certification. The following note shall be placed on the plat: 

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

5. Review of the DSP shall include the review of the proposed stormwater management facilities for 
views and landscaping. The pond at the entrance of the subdivision shall be designed as an 
amenity to the community. 

6. The applicant, his heirs, successors and or assignees shall provide standard sidewalks along both 
sides of internal streets unless modified by the Department of Public Works and Transportation. 

7. In accordance with Section 24-135(b) of the Subdivision Regulations, the applicant shall be 
providing private on-site recreational facilities. Facilities shall be provided in accordance with 
the Parks and Recreational Facilities Guidelines on Parcel A for the townhouses and on Parcel C 
for the multifamily dwelling units. 

8. The applicant, his heirs, successors and/or assignees shall submit three original Recreational 
Facilities Agreements (RFA) to ORD for approval prior to the submission of final plats, for 
construction of recreational facilities on homeowners land. Upon approval by ORD, the RF A 
shall be recorded among the county land records. 

9. The applicant, his heirs, successors and/or assignees shall submit a performance bond, letter of 
credit, or other suitable financial guarantee prior to building permits for the construction of 
recreational facilities on homeowners land. 

10. Prior to final plat, the applicant shall submit evidence from the Health Department that the tires 
and wrecked cars found on the property have been hauled away by a licensed scrap tire hauler to 
a licensed scrap tire disposal/recycling facility or otherwise properly disposed. 

11. Development of this site shall be in accordance with the approved Stonnwater Management 
Concept Plan# 20523-2003-00. 

12. Prior to the issuance of any building pem1its within the subject property, the applicant shall 
conduct a traffic signal warrant study at the intersection of Walker Mill Road and Karen 
Boulevard. The applicant should utilize a new 12-hour count, and should analyze signal warrants 
under total future traffic as well as existing traffic at the direction of DPW &T. If a signal is 
deemed warranted by DPW&T at that time, the applicant shall bond the signal prior to the release 
of any building pennits within the subject property, and install it at a time when directed by 
DPW&T. The applicant will be responsible for any additional pavement markings and signage at 
this location as determined by DPW &T. 
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13. Prior to the issuance of any building permits within the subject property, the following road 
improvements shall (a) have full financial assurances, (b) have been permitted for construction, 
and (c) have an agreed-upon timetable for construction with the SHA and/or DPW&T: 

a. The applicant shall extend the southbound left turn lane on Addison Road at Ronald Road 
based on DPW &T recommendations and guidelines to increase stacking distance a 
minimum of 175 feet. In addition, an acceleration lane shall be constructed along 
northbound Addison Road at Ronald Road. Any modifications to the traffic signal, new 
pavement markings, or signage will be the responsibility of the applicant. 

b. At the intersection of Walker Mill Road and Addison Road, the applicant will modify the 
westbound approach of Walker Mill Road from one left turn lane and one right turn lane 
to one left turn lane and one shared left/right turn lane. This may require minor widening 
and reconstruction at the intersection. 

c. At the intersection of MD 214 and Addison Road, the applicant shall construct a 
free-flow, northbound, right-turn lane on Addison Road to eastbound MD 214 or 
construct an exclusive eastbound right turn lane on MD 214 to southbound Addison 
Road. 

d. At the time of final plat approval, the applicant shall construct Karen Boulevard to 
connect with the existing portion of Karen Boulevard to the north at Walker Mill Middle 
School. 

These improvements shall include any signal, signage, and pavement marking modifications and 
additions to be detennined by SHA and/or DPW. 

14. A Type II tree conservation shall be approved at the time of DSP. 

15. Development of this subdivision shall be in compliance with the approved Type I Tree 
Conservation Plan (TCPl/58/03). The following note shall be placed on the Final Plat of 
Subdivision: 

Development is subject to restriction shown on the approved Type I Tree Conservation 
Plan (TCPI/58/03), or as modified by the Type II Tree Conservation Plan, and precludes 
any disturbance or installation of any structure within specific areas. Failure to comply 
will mean a violation of an approved Tree Conservation Plan and will make the owner 
subject to mitigation under the Woodland Conservation/Tree Preservation Policy and 
Subtitle 25. 

BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George's County Planning Board are as follows: 

I. The subdivision, as modified, meets the legal requirements of Subtitles 24 and 27 of the Prince 
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N 8.5X1 1_Landscape 

A 

Data provided by Prince George's County Planning Department 
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Oct 19 06 07:15a PDC INC. (410) 740-9868 

Subdivision 

Department of Publ~c Works and Transportation 

Contributions/Fees 

Lot/Block/ Resolution Description of 

Section No. Improvements 

(Attached) 
yffi) 

Payment 

A!nount 

/-2-)-/ ff- . i./-232 i3i'Ju. way sijn t J../W, 00 

L..incd Ins hi re.,, _i:>6P-d'/Ol2.. i(ave:n BlvcL. 

'lo Lfttl/ Dlt {q L.L/, 

Developer/or Re 

L/1 a 110 q ,!) r,,3 

Date 
Developer/or Representative Tel. Number 

MEMO 
KAREN BLVD BIKE SIGN 

• .-. ,... ..-r,,......r-. n n.-.., nnn l I CUI_ r;1n111 

p.2 

.,. 
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. D@c 18 08 01:54p 

Carroll, Russell J. 

From: Carroll, Russell J. 
Sent: Friday, December 12, 200811:09 AM 
To: · Branson, Vivian L.; Payne, Anthony M. 
Cc: Byrd, David J.; Hijazi, Haitham A.; lssayans, Andre; Abraham, Dawit A. 
Subject: Lincolnshire• Building Permits 

Vivian 

p.2 

Page 1 of l 

Please release the DPW&T hold on the following building permits within the Lincolnshire Development: 36858-2006-0, 36859-2006-0, 36860-2006-0, 3 6861-2006-0, 36862-2006-0, 36863-2006-0. 
Thanks 

1 ?/.J?J?l)l)R 
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Dec 1B OB 10:348 

12/18/2008 08:59 4104530928 COITRACTffiS SERVICES 

3 Talbott Avenue, Suite 202A, Timonium, Maryland 21093 

Phone: (410)453°0925 Fax: (410)453-0928 

INVOICJ~ 
Date: 03/12/2008 

Invoice Number: 7448 

To: PDC, Inc. 
5840 Banneker Rd. #110 
Columbia, MD 21044-

Principal Code: Principal Name: 

P000023 PDC .. Inc. 

Obligee: 
Prince Georges County DPW&T 

Bond Amount; 
$ 150,000.00 

Effective Date: 
04/20/2008 

Bond Description: Principal: PDC Lincolnshire, Inc. 

Bond Number 

586879 s 

Expjrptjon pate: 

04/20/2009 

Uncolnshlrc, Case No. 4160-2007-00 .. RENEWAL .. 

Billing Information: 

Transaction Date 
04/20/2008 

Sul>-Agent 

Net Premium 

Total due tl1is invoice 

Premium Due 

Paymont is duo 30 day.r from I11volc• Dare 

• 

$1,ROO.OO 

0.00 

1800.00 

n,soo.oo 

p,2 

PAGE 02 
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Dec 18 08 10:35a 

FEE-IN-LIEU AMOUNT CALCULATED FOR OFFSITE IMPROVEMENTS AT 
INTERSECTION CENTRAL AV & ADDISON RD BASE ON APEX ROAD EXHIBIT 
AND COST ESTIMATE. 11-18-2008 

REMOVE CURB & GUTTER. I Lf ! 320 1 $4.ool u,2ao.oo 

~M~Yi~o~~i~i~ref{~1~1iri!t~!~J{f~ti:•~l11~i~li11il~iili~t1111:1 
8" GRADED AGGREGATE SUBBASE ' SY i 427 . $9.ooi $3_,843.00, 

ifu~i~i~kii~;~:];lf ,1f1~ii¥1illf#¥ii~;iif ;i;i i;1N~tiJfiii[i.j:!l\Pif .. ~,t¾j\;\~;~~ 
'2 Inch HMA Surface 12.5mm . SY \ 427 $8.00i $3,416.00. 

•21i:~,1~~Jijihii~[ii'l$~l\',J{~"'l1~~i1illlift¥~~I ~1~r~i~lll!t,\f1;,i~~,i~!¥11il~ 
MIii/Overiay, 2-inch : SY [ 782 , $10.00! $7,820.00; 

•~~~wir~\iit.t~t1; .. ;;;;11~*;i~iiir1i~1ii:11i~irr.:i~~iifiifffll1i£:i~k;i~1 
CONCRETE SIDEWALK $16,00) $19,200,00! 

;®lic~~:~~,~:~ti:,ji1~~i1~~1~1r.\_ .~~~i1lfl~1Tu~~~J;~~~: .. ~;~~~s~~~.:jji~~i~:~l'.~•~~~~~1 
j ! 
' . ' SODDING l SY : 40 . $4.001 $160.00. 

,·~r~~:~~~~~/i.1ti&r1j~~i1tiif~fi~1~1~1.4iri:~~~•1~111ll~iMlft~ij 
I I . , 

~~~ii:1:i~,t;;1si~;~w1~w~,ifflif.~1111~· ~/!11:i~tili~1t~J¥~JjiiJ1J1,Wii~ii 
ROW ACQU!SlTION COST LUMB SUM i EA I . $38,400.00i $38,400.00! 

stilfet,ti.u ··.•·.::u?:'-:f~1':1\1;i~i:lt~~~l~n:t!f,~r1r•· :,~;i~~;~;~~~iJ~w~~ili~-~~~if~~~~a~ 

.if 1i~iJf ~Bil~1i!li11!11fiit}ll' t~~lti_~,t~r&~~ii1i:~•i1iii)~1?i1:~iiiti; 
o: 

%10 ENGINEERING DESIGN 
. .- -·····- .. ---···· ·-·· . 

%25 CONTINGENCY $27,8861 ............ -.. .... . 

GRAND TOTAL $150,SBSi 

p.5 
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Dec 18 08 10:35a 

FEE-IN-LIEU AMOUNT CALCULATED FOR OFFSITE IMPROVEMENTS AT 
INTERSECTION WALKER MILL RD & ADDISON RD BASE ON APEX ROAD 
EXHIBIT AND COST ESTIMATE. 10-29-2008 

rt~[o:,·~~~i~'Ul!1ti:]l;~}t;~.,fRt1i];, r1r1tm1~~ifi;i~,I~~1~}t1~1;,~t 
REMOVE CUR_B _& GUTTER _ _ _ __ _ j ___ LF __ j 100 : ___ $4.00i $400.00: 

-~dic~/4~,~~h~oif ''i~J';!)~r~~t~·:i~'1'"~:~~~t4fr!!~~1lffi!I~' )'i:r,~·'i'itJ)!iJ~.,::!~&j;r''.;~~bi'I 'ji'li 
$350.00 

INSTALL SiREET SlGNAGE : EA i 6 . $250.oo: $1,500.00 

·~:~~~~G~fr.~~~~\~!~Tu~~rr~Jfflf!l~i~~J,~i ;~1r~-~~iW~t~;~plil~-~mjl~l~~I] 
4 Inch HMA Base 25mm \ SY J 25 $18.00[ $450.Q0; 

Z;fo<h ij!IA'$~~, .. ,t~>~i~'.fot'~l~lll8,~~!\\~~(ii[~~~~~ffi~~~· L~~~:;;~:f ~t~·. :~!fij::~,,:'.,.~~·,li4~,\-::j~~~i~; 
2 Inch HMA Surface 12.5mm , Sf 25 $8.oo: $200.00t 

·~i))ZAf~'!~i,i~",M~,.::~~ :Ja~i~11i~!ili;tf•111.1: 1111~tMiJ1111,t~§111Ylk~1~~1 
WHITE THERMOPl.ASTIC PAVl!:Ml!:NT MARKING ARROW j EA : 1 $300.ooi $300.0o'. 

:~1~~fl~1,1111~1~ii111111~~! \t1r~,i,iif,llii~(t:vtli&,t'\'i[l~ft 
s• THERMOPLASTIC WHITE/YELLOW PAVEMENT MARKING ! L.F 

1 
690 $3.00) $2,070.00: 

t$N~E'ISU~~•: ItiJ,~i111m1li~1;it11fill~lilt\1t !Willr\1fif ?J~t1~1i;\,;~;111 
SODDING 

SUBTOTAL 

%10 ENGINEERING DESIGN 

%25 CONTINGENCY 

GRAND TOTAL 

SY ' 
$630.00, 

i-•-$-~~:.:??_·oo 
$5,320.00 

$13,300,00: 

$71,199.00' 

p.6 
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Dec 18 08 10:37a 

DPWT#4166-2007. FEE IN LIEU AMOUNT CALCULATED FOR INTERSECTION 
OF RONALD RD and ADDISON RD BASE ON OFF SITE APEX ENGINEERING 
PLAN AND COST ESTIMATE. 10-7-2008 ~ 

p.7 
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Dec 18 08 10:40a 

f •••• _,, ___ • __________ -

'Remove lnlet Or MH 

SUBTOTAL 75320.00 

%10 ENGINEERING DESIGN $7532.00 
' 

,-----·----·------ ···-

\%15 CONTINGENCY 
--,--------

I 

' ··------------- ---- .. 

! ' 
;$11298.00 \ 

·---·-···- ------ ----·-· . --------------- ! ---····· -- ------: 

iG~r-10. TC>TAL : ! i$94150.00 i 
--- --- --- ______ , _________ ----- --------- -· --- .. ---- ·-· .. --· 

·-· ··----

p.8 
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MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

11p 14741 Governor Oden Bowie Drive r- Upper Marlboro, Maryland 20772 ,,4 C TTY: [301) 952-3796 

PDC Lincolnshire LLC 
10451 Twin Rivers Road 
Suite 240 
Columbia, MD 21044 

Dear Applicant: 

February 3, 2004 

Re: Notification of Planning Board Action on 
Preliminary Plan 4-03084 
Lincolnshire 

This is to advise you that on January 29, 2004 the above-referenced Preliminary Plan was acted upon by 
the Prince George's County Planning Board in accordance with the attached Resolution. · 

Pursuant to Article 28, Section 7- l l 6(g) of the Maryland Annotated Code, an appeal of the Planning 
Board's action must be filed with Circuit Court for Prince George's County, Maryland within thirty (30) calendar 
days after the date of the final notice (February 3, 2004). 

c: Persons of Record 

PGCPB No. 04-03 
l:\forms\resolutions\resol.letter templateslpreliminary 

Very truly yours, 
Faroll Hamer 

't 
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MN 
THEIMARYLAND•NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

17[:=J 14741 Governor Oden Bowie Drive r-~ Upper Marlboro, Maryland 20772 

►jC TlY. (301) 952-3796 

PGCPB No. 04-03 File No. 4-03084 

RESOLUTION 

WHEREAS, Lincolnshire Assoc., Ltd., is the owner of a 18.69-acre parcel of land known as 
Lincolnshire (Lot 2 and part of Lot l), plat book WWW56@7, Tax Map 73, Grid D-3, said property being 
in the 19th Election District of Prince George's County, Maryland, and being zoned R-T and R-18; and 

WHEREAS, on august 18, 2003, PDC Lincolnshire, LLC, filed an application for approval of a 
Preliminary Subdivision Plan (Staff Exhibit #1) for 24 lots and 3 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Subdivision Plan, also 
known as Preliminary Plan 4-03084 for Lincolnshire was presented to the Prince George's County 
Planning Board of The Maryland-National Capital Park and Planning Commission by the staff of the 
Commission on January 8, 2004, for its review and action in accordance with Article 28, Section 7-116, 
Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24, Prince George's 
County Code; and 

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission 
recommended APPROVAL of the application with conditions; and 

WHEREAS, on January 8, 2004, the Prince George's County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince 
George's County Code, the Prince George's County Planning Board APPROVED the Type I Tree 
Conservation Plan (TCP VS 8/03 ), and further APPROVED Preliminary Plan of Subdivision 4-03084, 
Lincolnshire, for Lots 1-24 and Parcels A-C, with the following conditions: 

1. Prior to signature approval of the preliminary plan of subdivision the plan shall be revised as 
follows: 

a. Revise General Note 16 to reflect that the mandatory dedication of parkland requirement 
is being met by private on-site recreational facilities. 

b. To provide reference to the approved Stormwater Management Concept Plan,# 20523-
2003-00. 

2. Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
demonstrate that a homeowners association has been established and that the common areas have 
been conveyed to the homeowners association. 
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PGCPB No. 04-03 
File No. 4-03084 
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3. Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
convey to the homeowners association (HOA) Parcels A, B and C. Land to be conveyed shall be 
subject to the following: 

a Conveyance shall take place prior to the issuance of building permits. 

b. A copy of unrecorded, special warranty deed for the property to be conveyed shall be 
submitted to the Subdivision Section of the Development Review Division (DRD), Upper 
Marlboro, along with the final plat. 

c. All waste matter of any kind shall be removed from the property prior to conveyance, and 
all disturbed areas shall have a full stand of grass or other vegetation upon completion of 
any phase, section or the entire project. 

d. The conveyed land shall not suffer the disposition of construction materials, soil filling, 
discarded plant materials, refuse or similar waste matter. 

e. Any disturbance of land to be conveyed to a homeowners association shall be in 
accordance with an approved detailed site plan or shall require the written consent of 
DRD. This shall include, but not be limited to, the location of sediment control measures; 
tree removal, temporary or permanent stormwater management facilities, utility placement 
and stormdrain outfalls. If such proposals are approved, a written agreement and financial 
guarantee shall be required to warrant restoration, repair or improvements, required by the 
approval process. 

f. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to a 
homeowners association. The location and design of drainage outfalls that adversely 
impact property to be conveyed shall be reviewed and approved by DRD prior to the 
issuance of grading or building permits. 

g. Temporary or permanent use ofland to be conveyed to a homeowners association for 
stormwater management shall be approved by DRD. 

h. Stormdrain outfalls shall be designed to avoid adverse impacts on adjacent land owned by 
or to be conveyed to The Maryland-National Capital Park and Planning Commission 
(M-NCPPC). If the outfalls require drainage improvements on land to be conveyed to or 
owned by M-NCPPC, the Department of Parks and Recreation (DPR) shall review and 
approve the location and design of these facilities. DPR may require a performance bond 
and easement agreement prior to issuance of grading permits. 

1. There shall be no disturbance of any adjacent land that is owned by M-NCPPC, without 
the review and approval ofDPR. 
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j. The Planning Board or its designee shall be satisfied that there are adequate provisions to 
assure retention and future maintenance of the property to be conveyed. 

4. The final plat shall reflect a conservation easement by bearings and distances. The conservation 
easement shall contain the expanded stream buffer, excluding those areas where variation requests 
have been approved, and be reviewed by the Environmental Planning Section prior to certification. 
The following note shall be placed on the plat: 

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

5. Review of the DSP shall include the review of the proposed stormwater management facilities for 
views and landscaping. The pond at the entrance of the subdivision shall be designed as an 
amenity to the community. 

6. The applicant, his heirs, successors and or assignees shall provide standard sidewalks along both 
sides of internal streets unless modified by the Department of Public Works and Transportation. 

7. In accordance with Section 24-135(b) of the Subdivision Regulations, the applicant shall be 
providing private on-site recreational facilities. Facilities shall be provided in accordance with the 
Parks and Recreational Facilities Guidelines on Parcel A for the townhouses and on Parcel C for 
the multifamily dwelling units. 

8. The applicant, his heirs, successors and/or assignees shall submit three original Recreational 
Facilities Agreements (RF A) to ORD for approval prior to the submission of final plats, for 
construction of recrea~ional facilities on homeowners land. Upon approval by ORD, the RF A shall 
be recorded among the county land records. 

9. The applicant, his heirs, successors and/or assignees shall submit a performance bond, letter of 
credit, or other suitable financial guarantee prior to building permits for the construction of 
recreational facilities on homeowners land. 

10. · Prior to final plat, the applicant shall submit evidence from the Health Department that the tires 
and wrecked cars found on the property have been hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposaVrecycling facility or otherwise properly disposed. 

11. Development of this site shall be in accordance with the approved Stormwater Management 
Concept Plan # 20523-2003-00. 

12. Prior to the issuance of any building permits within the subject property, the applicant shall 
conduct a traffic signal warrant study at the intersection of Walker Mill Road and Karen 
Boulevard. The applicant should utilize a new 12-hour count, and should analyze signal warrants 
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under total future traffic as well as existing traffic at the direction of DPW&T. If a signal is 
deemed warranted by DPW &T at that time, the applicant shall bond the signal prior to the release 
of any building permits within the subject property, and install it at a time when directed by 
DPW&T. The applicant will be responsible for any additional pavement markings and signage at 
this location as determined by DPW&T. 

13. Prior to the issuance of any building permits within the subject property, the following road 
improvements shall (a) have full financial assurances, (b) have been permitted for construction, 
and (c) have an agreed-upon timetable for construction with the SHA and/or DPW&T: 

a. The applicant shall extend the southbound left tum lane on Addison Road at Ronald Road 
based on DPW&T recommendations and guidelines to increase stacking distance a 
minimum of 175 feet. In addition, an acceleration lane shall be constructed along 

· northbound Addison Road at Ronald Road. Any modifications to the traffic signal, new 
pavement markings, or signage will be the responsibility of the applicant. 

b. At the intersection of Walker Mill Road and Addison Road, the applicant will modify the 
westbound approach of Walker Mill Road from one left tum lane and one right tum lane 
to one left tum lane and one shared left/right tum lane. This may require minor widening 
and reconstruction at the intersection. 

c. At the intersection of MD 214 and Addison Road, the applicant shall construct a free
flow, northbound, right-tum lane on Addison Road to eastbound MD 214 or construct an 
exclusive eastbound right turn lane on MD 214 to southbound Addison Road. 

d. At the time of final plat approval, the applicant shall construct Karen Boulevard to connect 
with the existing portion of Karen Boulevard to the north at Walker Mill Middle School. 

These improvements shall include any signal, signage, and pavement marking modifications and 
additions to be determined by SHA and/or DPW. 

14. A Type II tree conservation shall be approved at the time ofDSP. 

15. Development of this subdivision shall be in compliance with the approved Type I Tree 
Conservation Plan (TCPl/58/03). The following note shall be placed on the Final Plat of 
Subdivision: 

Development is subject to restriction shown on the approved Type I Tree Conservation 
Plan (TCPl/58/03), or as modified by the Type II Tree Conservation Plan, and precludes 
any disturbance or installation of any structure within specific areas. Failure to comply 
will mean a violation of an approved Tree Conservation Plan and will make the owner 
subject to mitigation under the Woodland Conservation/free Preservation Policy and 
Subtitle 25. 
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BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George's County Planning Board are as follows: 

1. The subdivision, as modified, meets the legal requirements of Subtitles 24 and 27 of the Prince 
George's County Code and of Article 28, Annotated Code of Maryland. 

2. The subject properties are located on the west and east side of Karen Boulevard north of its 
intersection with Ronald Road in District Heights. 

3. Development Data Summary-The following information relates to the subject preliminary plan 
application and the proposed development. 

EXISTING PROPOSED 
Zone R-T &R-18 R-T &R-18 
Use(s) Vacant Townhouses & Multifamily 
Acreage 17.28 17.28 
Lots 2 24 
Parcels 0 3 
Dwelling Units: 286 Total 

Detached 0 0 
Townhouse 0 24 
Multifamily 0 262 

4. Environmental-The Environmental Planning Section has previously reviewed the subject 
property as a Preliminary Plan of Subdivision ( 4-87179). The previously approved Preliminary 
Plan of Subdivision for the townhouse lots on the subject property expired. The property is subject 
to the provisions of the Prince George's County Woodland Conservation Ordinance because the 
gross tract area is in excess of 40,000 square feet and there are more than 10,000 square feet of 
existing woodland on-site. A Type I Tree Conservation Plan (TCPl/58/03) was submitted and 
was found to meet the requirements of the Woodland Conservation Ordinance. The minimum 
woodland requirement for the site is 3.75 acres of the net tract. An additional 6.33 acres are 
required due to the removal of woodlands, for a total of I 0.08 acres of woodland conservation. 
The plan shows the requirement being met with 0.83 acre of on-site woodland conservation, 0.59 
acre of reforestation, and 8.66 acres of off-site mitigation for a total of 10.08 acres. 

The site is characterized by terrain sloping toward the east and west of the property and drains into 
unnamed tributaries of the Lower Beaverdam Creek watershed in the Anacostia River basin. The 
predominant soil types on the site are Adelphia, Sandy Land, Chillum and Sassafras. These soil 
series generally exhibit slight to moderate limitations to development due to steep slopes, impeded 
drainage and seasonally high water table. The site is undeveloped and fully wooded. Based on 
information obtained from the Maryland Department of Natural Resources, Natural Heritage 
Program publication entitled, "Ecologically Significant Areas in Anne Arundel and Prince 
George's Counties," December 1997, there are no rare, threatened or endangered species found to 
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occur in the vicinity of this site. There are no floodplains, Marlboro clays, or scenic or historic 
roads located on or adjacent to the subject property. The subject property is located quite some 
distance away from any major noise generator. This property is located in the Developed Tier as 
delineated in the adopted General Plan. 

There are streams and Waters of the U.S. on site. The preliminary plan as submitted proposes 
impacts to the stream in two separate areas. Section 24-130 of the Subdivision Regulations 
restricts impacts to these buffers unless the Planning Board grants a variation to the Subdivision 
Regulations in accordance with Section 24-113. Even if approved by the.Planning Board, the 
applicant will need to obtain federal and state permits prior to the issuance of any grading permit. 

All disturbances not essential to the development of the site as a whole is prohibited within stream 
and wetland buffers. Essential development includes such features as public utility lines, 
including sewer and stormwater outfalls, streets that are mandated for public health and safety; 
nonessential activities are those, such as grading for lots, stormwater management ponds and 
parking areas that do not relate directly to public health, safety or welfare. Impacts for essential 
_development features require variations to the Subdivision Ordinance. 

The variation requests submitted for review on November 3, 2003, meet the minimum submission 
requirements. The variation request submitted identified individual impact areas and provided 
written justifications for each encroachment. The variation requests shown on the plan and 
identified as impact areas 1 and 2 respectively are specifically described below. However, for 
purposes of discussion relating to Section 24-l 13(a) of the Subdivision Regulations the impacts 
were discussed collectively. 

Section 24-l 13(a) of the Subdivision Regulations sets forth the required findings for approval of 
variation requests. Section 24-l 13(a) reads: 

Where the Planning Board finds that extraordinary hardship or practical difficulties may result 
from strict compliance with this Subtitle and/or that the purposes of this Subtitle may be served to 
a greater extent by an alternative proposal, it may approve variations from these Subdivision 
Regulations so that substantial justice may be done and the public interest secured, provided that 
such variation shall not have the effect of nullifying the intent and purpose of this Subtitle; and 
further provided that the Planning Board shall not approve variations unless it shall make 
findings based upon evidence presented to it in each specific case that: 

(l) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

(2) The conditions on which the variation is based are unique to the property for which the 
variation is sought and are not applicable generally to other properties; 

(3) The variation does not constitute a violation of any other applicable law, ordinance, or 
regulation; 
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(4) Because of the particular physical surroundings, shape, or topographical conditions of 
the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if strict letter of these regulations is carried out; 

Impact Area #1-To the west of the proposed connection of Karen Boulevard 

Location of Impact Area: This area is the site of a proposed sewer line construction and 
stonndrain outfall with associated retaining wall to the west of the proposed connection of Karen 
Boulevard. It is adjacent to a stream buffer and Water of the U.S. 

The proposed impacts consist of: 

Minimal clearing (approximately 2,500 square feet) and excavation, and utility construction within 
the 50-foot stream buffer in order to construct a stonndrain outfall and associated retaining wall. 
Approximately 15 linear feet of the 130 linear feet of sewer main within the Extended Buffer is 
proposed to impact the Waters of the U.S. Because the existing sewer is to the east of the stream, 
a stream crossing is required. 

In addition, minimal clearing (approximately 500 square feet) and excavation and utility 
construction within the 50 foot stream buffer is proposed to construct the outfall of the proposed 
stormwater management facility. 

Impact Area #2-The Construction of Karen Boulevard 

Location oflmpact Area: The area is within the previously dedicated right-of -way for a master 
plan road, Karen Boulevard. It is adjacent to a 50-foot stream buffer and Waters of the U.S. 

The proposed impacts consist of: 

Clearing (approximately 28,500 square feet), fill operations, and wall construction to bring the 
grade of the road to match the existing portions of Karen Boulevard to the north and the south and 
utility construction (especially stonndrain and water and sewer connections to existing mains) 30 
linear feet of sewer and I 60 linear feet of water. The total disturbed area in the expanded buffer is 
approximately 55,000 square feet. 

The following is an analysis of the variations requested. The text in bold represents the text from 
the Section 24-113 of the Subdivision Regulations. 

(1) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

The variations requested are associated with connections to a sewer main stonnwater 
management outfall and the construction of an associated retaining wall, to the west of 
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Karen Boulevard. The approval of these impacts will not create conditions detrimental to 
the public safety, health, or welfare, or injurious to other property; and will provide the 
necessary utilities and structures to protect public safety, health and welfare. 

(2) The conditions on which the variation is based are unique to the property for which 
the variation is sought and are not applicable generally to other properties; 

The conditions of the property are unique with respect to the placement of the existing 
stream, the associated buffer, and the required placement of the necessary public utilities. 

(3) The variation does not constitute a violation of any other applicable law, ordinance, 
or regulation; 

No other variances, departures, or waivers are required. All appropriate federal and state 
permits must be obtained before the construction can proceed. Because there are state 
permitting processes to review the proposed impacts to nontidal wetlands, wetland buffers 
and Waters of the U.S., the construction proposed does not constitute a violation. 

(4) Because of the particular physical surroundings, shape, or topographical conditions 
of the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is 
carried out; 

Due to the configuration of this site, the location of the stream, and the 100-year 
floodplain, and the fact that no other reasonable options are possible that would further 
reduce or eliminate the number and extent of the proposed impacts while allowing for the 
development of the property under its existing zoning, staff recommends approval of the 
variations. The dedication of Karen Boulevard occurred in 1965 at the current location to 
provide a greater circulation and a connection from Walker Mill Road to the south to 
MD 214 to the north. 

(5) In the R-30, R-30C, R-18, R-18C, R-lOA, R-10, and R-H Zones, where multifamily 
dwellings are proposed, the Planning Board may approve a variation if the applicant 
proposes and demonstrates that, in addition to the criteria in Section 24-113(a) 
above, the percentage of dwelling units accessible to the physically handicapped and 
aged will be increased above the minimum number of units required by Subtitle 4 of 
the Prince George's County Code. 

Staff recommends that the applicant demonstrate conformance to this criteria at the time of 
DSP for the construction of the multifamily dwelling units in the R-18 Zone to the east of 
Karen Boulevard. Because of the steep and severe slopes on the site, the extent of 
development will be detennined at the time of review of the DSP. 

, 
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Staff recommends approval of the variation requests. The impacts are for the connection and 
construction of Karen Boulevard and for the connections to a sewer main and stormwater 
management pond outfall with an associated retaining wall for the development of the site only. 

5. Community Planning-The property is located within the limits of the 1985 Suit/and-District 
Heights Master Plan, planning area 72 in the District Heights Community. The recommended 
land use is multifamily residential. The 2002 General Plan locates the property in the Developed 
Tier. The proposed preliminary plan is consistent with the recommendation of the master plan and 
the General Plan. 

The subject property is outside the Addison Road Sector Plan study area but within a reasonable 
walking distance to the Addison Road Metro Station and the proposed town center. Since the 
property is within walking distance from the Addison Road Metro Station, pedestrian circulation 
within the site and adjoining neighborhoods should be addressed at the time of review of the 
detailed site plan. 

6. Parks and Recreation-In accordance with Section 24-135(a) of the Subdivision Regulations the 
Department of Parks and Recreation recommends that the applicant provide private on-site 
recreational facilities to fulfill the requirements of the mandatory dedication of parkland. 
Recreation facilities should be provided on both sides of Karen Boulevard and in accordance with 
the Parks and Recreational Facilities Guidelines. 

7. Trails-There are no master plan trails issues identified in the Adopted and Approved Suitland
District Heights and Vicinity Master Plan. The sidewalk network as shown on the submitted plan 
is comprehensive and will adequately accommodate pedestrian movement along the proposed 
right-of-way. With the review of the required detailed site plans, a determination will be made 
regarding the internal circulation. 

8. Transportation-The property is located east of Addison Road and within one mile of the 
Addison Road/Seat Pleasant Metro Station. The applicant proposes a residential subdivision 
consisting of 24 tom1houses and 262 multifamily dwellings. 

The applicant submitted a traffic study dated September 18, 2003. This study was revised and 
resubmitted, dated September 24, 2003. The revised traffic study included an analysis of 24 
tom1houses, 262 apartments, and the extension of Karen Boulevard from Ronald Road to Walker 
Mill Middle School. The findings and recommendations outlined below are based upon a review 
of these materials and analyses conducted by staff of the Transportation Planning Section, 
consistent with the Guidelines for the Analysis of the Traffic Impact of Development Proposals. 
Comments from the county's Department of Public Works and Transportation (DPW&T) and the 
State Highway Administration (SHA) are incorporated. 
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Growth Policy-Senrice Level Standards 

The subject property is located within the developed tier, as defined in the General Plan for Prince 
George's County. As such, the subject property is evaluated according to the following standards: 

Links and signalized intersections: Level-of-service (LOS) E, with signalized intersections 
operating at a critical lane volume (CL V) of 1,600 or better. Mitigation, as defined by Section 24-
124( a)( 6) of the Subdivision Ordinance, is permitted at signalized intersections within any tier 
subject to meeting the geographical criteria in the guidelines. 

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

Staff Analysis of Traffic Impacts 

The applicant has prepared a traffic impact study in support of the application using new counts 
taken during 2003. Due to the recent opening of the Ritchie-Marlboro interchange at 1-95 and the 
planned opening of two new Metrorail stations, the applicant made adjustments to through 
movements during the AM and PM peak hours on MD 214. Through volumes were reduced by 
approximately 20 percent to account for the diversion of trips to the new interchange and the 
shifting of some trips to the new Metrorail stations (Morgan Boulevard and Largo Town Center) 
that will run parallel to Central Avenue by 2004. With the development of the subject property, the 
traffic consultant concluded that several off-site intersection improvements would be required to 
meet the threshold for intersections within the developed tier. The traffic impact study prepared 
and submitted on behalf of the applicant analyzed the following intersections during weekday peak 
hours: 

MD 214/Shady Glen Road (signalized) 
MD 214/Pepper Mill Road/Karen Boulevard (unsignalized) 
MD 214/Addison Road (signalized) 
Addison Road/Ronald Road (signalized) 
Walker Mill Road/Addison Road (signalized) 
Walker Mill Road/Karen Boulevard (unsignalized) 
Walker Mill Road/Shady Glen Road (signalized) 

The following conditions exist at the critical intersections: 

t 
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EXISTING TRAFFIC CONDITIONS 

I 
Critical Lane Volume 

Intersection (AM&PM) 

MD 2 l 4/Shady Glen Road/Hill Road 1,092 1,046 
MD 214/Pepper Mill Road/Karen Boulevard 751 635 
MD 214/ Addison Road 1,102 1,262 
Addison Road/Ronald Road 1,111 1,130 
Walker Mill Road/ Addison Road 1,513 1,480 
Walker Mill Road/Karen Boulevard (unsignalized) 38.4* 91.4* 
Walker Mill Road/Karen Boulevard (signalized) 571 641 
Walker Mill Road/Shady Glen Road 615 707 

I Level of Service 
(LOS, AM & PM) 

B B 
A A 
B C 
B B 
E E 
-- --
A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the nonnal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Background developments include over 450 townhouses, 300 apartments, and 700 single-family 
units. Nearby approved developments also include 150,000 square feet of office space, 300,000 
square feet of warehouse space, and nearly 900,000 square feet of industrial space. Background 
traffic along MD 214, Addison Road, and Walker Mill Road was also increased by five percent to 
account for overall growth up to the design year 2008. This is the expected year of full build-out. 

As assumed under existing traffic conditions, through volumes were reduced by approximately 20 
percent to account for the diversion of trips to the new interchange and the shifting of some trips to 
the new Metro stations (Morgan Boulevard and Largo Town Center) that will run parallel to 
Central Avenue by 2004. There are no other funded capital improvements in the area. Given 
these assumptions, background conditions are summarized below: 
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BACKGROUND TRAFFIC CONDITIONS 

I Critical Lane Volume 
Intersection (AM&PM) 

MD 214/Shady Glen Road/Hill Road 1,324 1,411 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,298 
MD 214/ Addison Road 1,352 1,794 
Addison Road/Ronald Road 1,363 1,461 
Walker Mill Road/Addison Road 1,792 1,732 
Walker Mill Road/Karen Boulevard (unsignalized) 58.1 * 237.3* · 
Walker Mill Road/Karen Boulevard (signalized) 653 752 
Walker Mill Road/Shady Glen Road 779 894 

I Level of Service 
(LOS, AM & PM) 

D D 
C C 
D F 
D E 
F F 
-- -
A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
deiay for any movement within the intersection. According to the guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Based on background traffic conditions, two of the intersections will operate at LOS F, with a 
critical lane volume above 1,600. The intersection of MD 214/ Addison Road operates at LOS F 
during the PM peak hour and the intersection of Walker Mill Road/Addison Road operates at LOS 
F during both peak hours. Vehicle delays of over 50.0 seconds occur at the intersection of Walker 
Mill Road and Karen Boulevard under background conditions indicating inadequate traffic 
operations. 

The site is proposed for development as a residential subdivision, with 24 townhouses and 262 
apartments. The trip ~tes were obtained from the guidelines. The resulting site trip generation 
would be 153 AM peak-hour trips (30 in, 123 out), and 176 PM peak-hour trips (114 in, 62 out). 
With site traffic, the following operating conditions were determined: 
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TOTAL TRAFFIC CONDITIONS 

I 
Critical Lane Volume I Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/ Addison Road 1,372 1,818 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/Addison Road 1,808 1,751 F F 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* -- --
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Under total traffic conditions, all of the intersections operate at acceptable levels of service during 
the AM and PM peak hours with the exception of MD 214/ Addison Road and Addison 
Road/Walker Mill Road. The applicant has proposed off-site intersection improvements at these 
two locations to mitigate site trips. Vehicle delays of over 50.0 seconds occur at the unsignalized 
intersection of Walker Mill Road and Karen Boulevard under total traffic conditions indicating 
inadequate traffic operations. 

The following transportation improvements were recommended to provide adequacy: 

At MD 214 and Addison Road, in response to the inadequacy, the applicant has proffered 
mitigation. This intersection is eligible for mitigation under the second criterion in the Guidelines 
for Mitigation Action (approved as CR-29-1994). The applicant recommends the improvements 
described below to mitigate the impact of the applicant's development in accordance with the 
provisions of Sec. 24-124(aX6). The improvements include: 

a. Construct a free flow northbound right turn lane on Addison Road to eastbound MD 214; 

or 

b. Construct an exclusive eastbound right turn lane on MD 214 to southbound Addison 
Road. 

The impact of the mitigation actions at this intersection is summarized as follows: 

DSP-21945 & DPLS-22002_Backup   74 of 165



PGCPB No. 04-03 
File No. 4-03084 
Page 14 

IMPACT OF MITIGATION 

LOS and CL V (AM 
Intersection &PM) 

MD 214/ Addison Road 

Background Conditions D/l,352 F/1,794 

Total Traffic Conditions D/l,372 F/1,818 

Total Traffic Conditions w/Mitigation D/l,372 F/1,650 

CLV Difference (AM 
&PM) 

+20 +24 

-0 -168 

As the CLV at MD 214/Addison is between 1,450 and 1,813 during the PM peak hour under 
background traffic, the proposed mitigation action must mitigate at least 150 percent of the trips 
generated by the subject property during the PM peak hour, according to the Guidelines. The 
above table indicates that the proposed mitigation action would mitigate at least 150 percent of 
site-generated trips during the PM peak hour (it would provide LOS D during the AM peak hour). 
Therefore, the proposed mitigation at MD 214 and Addison Road meets the requirements 
of Section 24-124(a)(6)(B)(i) of the Subdivision Ordinance in considering traffic impacts. 

The mitigation plan was reviewed by DPW &T and SHA, and neither agency raised an objection to 

the mitigation plan. 

At Walker Mill Road and Addison Road, modify the westbound approach of Walker Mill Road 
from the existing one left tum lane and one right tum lane to one left lane and a shared left/right 
tum lane. This may require minor widening at the intersection. 

DPW&T did not specifically comment on the proposed improvements at MD 214 and Addison 
Road and at Walker Mill Road and Addison Road. DPW&T's comments are summarized below: 

1. Recommends that the applicant conduct a traffic signal warrant study at the intersection of 
Walker Mill Road and Karen Boulevard using projected traffic volumes. 

2. Recommends that the applicant extend the existing southbound left tum lane on Addison 
Road to achieve a total of 175 feet of stacking distance. In addition, an acceleration lane 
should be constructed along northbound Addison Road at Ronald Road to accommodate 
the heavy turning movements out of Ronald Road. Any modifications to the signal will be 
the responsibility of the applicant. 

SHA concurred with the proposed improvements at the intersections of MD 214/ Addison Road 
and Walker Mill Road/ Addison Road. SHA recommends that staff condition the applicant to 
design and construct the proposed intersection improvements: 
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1. The applicant will be responsible for determining the feasibility of constructing the 
roadway improvement options identified at the MD 214/ Addison Road intersection. 
(Option 1 is a northbound free flow right tum lane on Addison Road, Option 2 is an 
eastbound right turn lane on MD 214). 

2. If both improvement options at the MD 214/Addison Road intersection are determined to 
be infeasible by the applicant, then SHA recommends that M-NCPPC require the 
applicant to explore alternative roadway improvements to meet M-NCPPC regulations for 
adequate public facilities. 

With the applicant's proposed improvements in place, the following levels of service would occur: 

TOT AL TRAFFIC CONDITIONS WITH IMPROVEMENTS 

I 
Critical Lane Volume I Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/Addison Road (Option I)* 1,372 1,650 D F 
MD 214/Addison Road (Option 2)** 1,366 1,632 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/ Addison Road 1,559 1,443 E D 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* -- --
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

*Option 1 adds a northbound free flow right turn lane on Addison Road at MD 214. 
**Option .2 adds a separate eastbound right turn lane on MD 214 at Addison Road. 

Site Plan Comments 

Access is provided to the property from Karen Boulevard, which is listed in the Suitland-District 
Heights Master Plan (1985) as a two- to four-lane collector (C-172) with an 80-foot ROW. Karen 
Boulevard intersects Walker Mill Road to the south. The multifamily dwellings (east side of 
Karen Boulevard) are proposed to be served by two entrances off of Karen Boulevard. This is 
shown as Street Bon the plan with 36 feet of pavement. The townhouses (west side of Karen 
Boulevard) are proposed with access to Karen Boulevard via Street A. Access to the site and 
circulation within the site appears to be acceptable. A four-way intersection connecting Street B 
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and A at Karen Boulevard would be preferable but environmental constraints may prevent this 
connection. DPW&T did not comment on the extension of Karen Boulevard. 

The applicant should be required to construct Karen Boulevard as part of this development. The 
site plan accurately demonstrates the existing 80-foot right-of-way that was dedicated in 1965 
(WWW 56@7) for the extension of Karen Boulevard. This roadway is recommended in the 
Suitland-District Heights master plan and will provide a parallel route and option to Shady Glen 
Road and Addison Road. Streets A and B appear to be shown on the site plan as private streets. 

The extension of Karen Boulevard is an important link. It will provide an additional point of 
access to points north and especially to the Walker Mill Middle School. This roadway is shown in 
the Suitland-District Heights master plan between Walker Mill Road and MD 214. The extension 
was assumed in the traffic study. 

It should be noted that a development is planned to the north of Walker Mill Middle School. The 
development includes the construction of Karen Boulevard from the school to MD 214. A traffic 
study has been submitted relating to the development of a 121-acre, mixed-use site with a total of 
612 residential units and 30,000 square feet of retail space. Access to this property (Glenwood 
Hills) is planned from MD 214 at Pepper Mill Drive to the north and from Karen Boulevard to the 
south. 

Based on the preceding findings, that adequate transportation facilities would exist to serve the 
proposed subdivision as required under Section 24-124 of the Subdivision Regulations. 

9. Schools-The subdivision plan has been reviewed for adequacy of school facilities in accordance 
with Section 24-122.02 of the Subdivision Regulations and the Adequate Public Facilities 
Regulations for Schools (CR-23-2001 and CR-38-2002). 

County Council Bill CB-31-2003 establishes a school facilities surcharge in the amount of: 
$7,000 per dwelling if a building is located between Interstate Highway 495 and the District of 
Columbia; $7,000 per dwelling if the building is included within a basic plan or conceptual site 
plan that abuts on existing or planned mass transit rail station site operated by the Washington 
Metropolitan Area Transit Authority; or $12,000 per dwelling for all other buildings. 

The school surcharge may be used for the construction of additional school facilities, which are 

expected to accommodate the new students that will be generated by this development proposal. 

This project meets the adequate public facilities policies of Section 24-122.02, CB-30-2003 and 
CB-31-2003. 

10. Fire and Rescue-The Historic Preservation and Public Facilities Planning Section has reviewed 
the subdivision plans for adequacy of fire and rescue facilities and concluded the following: 

Multifamily 

0 
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a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3.20 minutes, which is within the 3.25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3.20 minutes, which is within the 4.25-minute 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29, located at 3900 
Silver Hill Road has a service travel time of 6.90 minutes, which is within the 7.25-
minute travel time guideline. 

d. The existing ladder truck service at District Heights Fire Station, Company 26, located at 
6208 Marlboro Pike has a service travel time of3.02 minutes, which is within the 4.25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance, ladder truck and paramedic services. 

Single-family 

a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of2.93 minutes, which is within the 5.25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of2.93 minutes, which is within the 6.25 minutes 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29 located at 3900 
Silver Hill Road has a service travel time of 6.63 minutes, which is within the 7 .25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance and paramedic services. 

The above findings are in conformance with the standards and guidelines contained in the Adopted 
and Approved Public Safety Master Plan 1990 and the Guidelines/or the Analysis of 
Development Impact on Fire and Rescue Facilities. 

11. Police Facilities-The proposed development is within the travel area for Police District m
Landover. In accordance with Section 24-122.0l(c) of the Subdivision Regulations, the existing 
county police facilities will be adequate to serve the proposed Lincolnshire development. This 
police facility will adequately serve the population generated by the proposed subdivision. 
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The Planning Board's current test for police adequacy is based on a standard for square footage in 
police stations relative to the number of sworn duty staff assigned. The standard is 115 square feet 
per officer. As of 6/30/02, the county had 874 sworn staff and a total of 101,303 square feet of 
station space. Based on available space, there is capacity for additional 69 sworn personnel. 

12. Health Department-The Health Department notes that numerous tires and wrecked vehicles 
were found on the property. The tires must be hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposal/recycling facility and a receipt for tire disposal must be submitted to 
the Health Department. All other trash, including the numerous wrecked vehicles, must be 
removed and properly discarded. 

13. Stormwater Management-The Department of Environmental Resources (DER), Development 
Services Division, has determined that on-site stormwater management is required. A Stormwater 
Management Concept Plan, # 20523-2003-00, has been approved with conditions to ensure that 
development of this site does not result in on-site or downstream flooding. Development must be 
~n accordance with this approved plan. 

14. Urban Design-The Urban Design Section notes that a detailed site plan (DSP) is required for the 
development of townhouses in the R-T Zone and multifamily dwellings in the R-18 Zone. The 
Urban Design Section has concerns with the applicant's ability to develop the property with the 
number of dwelling units proposed. The site contains steep slopes that may impact the 
development potential of the site. The ability of the applicant to develop the site as proposed shall 
be determined at the time of review of the DSP. As part of the submittal for the DSP, the 
applicant should submit a detailed site grading plan. The Department of Parks and Recreation has 
recommended that on-site recreational facilities be provided to serve the residences. The ability to 
provide facilities on Parcel A in conjunction with 24 townhouses may be difficult and could be an 
over-development of that portion of the site. The applicant may lose townhouse lots in order to 
appropriately provide land area to locate required recreational facilities. The applicant should 
provide pedestrian connection to the abutting school site if determined feasible and appropriate at 
the time of review of the DSP. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
Circuit Court for Prince George's County, Maryland within thirty (30) days following the adoption of this 
Resolution. 
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* * * * * * * * * * * * * 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Harley, seconded by Commissioner Eley, with Commissioners Harley, Eley, 
Squire, Vaughns and Hewlett voting in favor of the motion, at its regular meeting held on Thursday, 
January 8, 2004, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 29th day of January 2004. 

TMJ:FJG:WSC:meg 

Trudye Morgan Johnson 
Executive Director 

c(~?-fd~ 
By Frances J. Guertin 

Planning Board Administrator 
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THEIMARVL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

11p 14741 Governor Oden Bowie Drive r- Upper Marlboro, Maryland 20772 

~ C T1Y. (301] 952-3796 

September 29, 2003 

NOTICE 

Our records indicate that you were a party of record in a previous application pertaining to 
propei;ty that is the subject of a new application. 

, Previous Application: 

New Application: 

Property Location: 

4-87179 & SE-4447 

4-03084 

The subject property is located on the northeast 
quadrant of the intersection of Karen Boulevard and 
Ronald Road. 

If you wish to become a party of record in the new application, you must make your request 
eithe11 in writing or in testimony before the close of the record of the case (generally before the 
end of the public hearing, if there is one). Please include your name, address, and a daytime 
phone number in your request. 

It is important to become a party of record in the new application to ensure that you are sent 
copies of staff reports, decisions and other notices and to maintain "standing" to participate in 
any appeal process. 

If you have any questions about the pending application, please contact the Development Review 
Division at 301-952-3530 and ask to speak with the staff person, Whitney Chellis, assigned to 
the new application. 
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RESOLUTION 

WHEREAS, Lincolnshire Assoc., Ltd., is the owner of a 18.69-acre parcel ofland known as 
Lincolnshire (Lot 2 and part of Lot 1), plat book WWW56@7, Tax Map 73, Grid D-3, said property being 
in the 19th Election District of Prince George's County, Maryland, and being zoned R-T and R-18; and 

WHEREAS, on august 18, 2003, PDC Lincolnshire, LLC, filed an application for approval of a 
Preliminary Subdivision Plan (Staff Exhibit #1) for 24 lots and 3 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Subdivision Plan, also 
known as Preliminary Plan 4-03084 for Lincolnshire was presented to the Prince George's County 
Planning Board of The Maryland-National Capital Park and Planning Commission by the staff of the 
Commission on January 8, 2004, for its review and action in accordance with Article 28, Section 7-116, 
Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24, Prince George's 
County Code; and 

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission 
recommended APPROVAL of the application with conditions; and 

WHEREAS, on January 8, 2004, the Prince George's County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince 
George's County Code, the Prince George's County Planning Board APPROVED the Type I Tree 
Conservation Plan (TCPV58/03), and further APPROVED Preliminary Plan of Subdivision 4-03084, 
Lincolnshire, for Lots 1-24 and Parcels A-C, with the following conditions: 

I. Prior to signature approval of the preliminary plan of subdivision the plan shall be revised as 
follows: 

a. Revise General Note 16 to reflect that the mandatory dedication of parkland requirement 
is being met by private on-site recreational facilities. 

b. To provide reference to the approved Stormwater Management Concept Plan, # 20523-
2003-00. 

Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
demonstrate that a homeowners association has been established and that the common areas have 
been conveyed to the homeowners association. 
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3. 

✓ 
Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
convey to the homeowners association (HOA) Parcels A, Band C. Land to be conveyed shall be 
subject to the following: 

a. Conveyance shall take place prior to the issuance of building permits. 

b. A copy of unrecorded, special warranty deed for the property to be conveyed shall be 
submitted to the Subdivision Section of the Development Review Division (DRD), Upper 
Marlboro, along with the final plat. 

c. All waste matter of any kind shall be removed from the property prior to conveyance, and 
all disturbed areas shall have a full stand of grass or other vegetation upon completion of 
any phase, section or the entire project. 

d. The conveyed land shall not suffer the disposition of construction materials, soil filling, 
discarded plant materials, refuse or similar waste matter. 

e. Any disturbance of land to be conveyed to a homeowners association shall be in 
accordance with an approved detailed site plan or shall require the written consent of 
DRD. This shall include, but not be limited to, the location of sediment control measures; 
tree removal, temporary or permanent stormwater management facilities, utility placement 
and stormdrain outfalls. If such proposals are approved, a written agreement and financial 
guarantee shall be required to warrant restoration, repair or improvements, required by the 
approval process. 

f. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to a 
homeowners association. The location and design of drainage outfalls that adversely 
impact property to be conveyed shall be reviewed and approved by ORD prior to the 
issuance of grading or building permits. 

g. Temporary or permanent use of land to be conveyed to a homeowners association for 
stormwater management shall be approved by DRD. 

h. Stormdrain outfalls shall be designed to avoid adverse impacts on adjacent land owned by 
or to be conveyed to The Maryland-National Capital Park and Planning Commission 
(M-NCPPC). If the outfalls require drainage improvements on land to be conveyed to or 
owned by M-NCPPC, the Department of Parks and Recreation (DPR) shall review and 
approve the location and design of these facilities. DPR may require a performance bond 
and easement agreement prior to issuance of grading permits. 

1. There shall be no disturbance of any adjacent land that is owned by M-NCPPC, without 
the review and approval ofDPR. 
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5. 

6. 

7. 

✓ 
8. 

9. 

10. 

✓ 
11. 

J. The Planning Board or its designee shall be satisfied that there are adequate provisions to 
assure retention and future maintenance of the property to be conveyed. 

The final plat shall reflect a conservation easement by bearings and distances. The conservation 
easement shall contain the expanded stream buffer, excluding those areas where variation requests 
have been approved, and be reviewed by the Environmental Planning Section prior to certification. 
The following note shall be placed on the plat: 

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

Review of the DSP shall include the review of the proposed stormwater management facilities for 
views and landscaping. The pond at the entrance of the subdivision shall be designed as an 
amenity to the community. 

The applicant, his heirs, successors and or assignees shall provide standard sidewalks along both 
sides of internal streets unless modified by the Department of Public Works and Transportation. 

In accordance with Section 24-135(b) of the Subdivision Regulations, the applicant shall be 
providing private on-site recreational facilities. Facilities shall be provided in accordance with the 
Parks and Recreational Facilities Guidelines on Parcel A for the townhouses and on Parcel C for 
the multifamily dwelling units. 

The applicant, his heirs, successors and/or assignees shall submit three original Recreational 
Facilities Agreements (RF A) to DRD for approval prior to the submission of final plats, for 
construction of recreational facilities on homeowners land. Upon approval by DRD, the RF A shall 
be recorded among the county land records. 

The applicant, his heirs, successors and/or assignees shall submit a performance bond, letter of 
credit, or other suitable financial guarantee prior to building permits for the construction of 
recreational facilities on homeowners land. 

Prior to final plat, the applicant shall submit evidence from the Health Department that the tires 
and wrecked cars found on the property have been hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposal/recycling facility or otherwise properly disposed. 

Development of this site shall be in accordance with the approved Stormwater Management 
Concept Plan# 20523-2003-00. 

Prior to the issuance of any building permits within the subject property, the applicant shall 
conduct a traffic signal warrant study at the intersection of Walker Mill Road and Karen 
Boulevard. The applicant should utilize a new 12-hour count, and should analyze signal warrants 
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under total future traffic as well as existing traffic at the direction of DPW &T. If a signal is 
deemed warranted by DPW &T at that time, the applicant shall bond the signal prior to the release 
of any building permits within the subject property, and install it at a time when directed by 
DPW &T. The applicant will be responsible for any additional pavement markings and signage at 
this location as determined by DPW&T. 

13. Prior to the issuance of any building permits within the subject property, the following road 
improvements shall (a) have full financial assurances, (b) have been permitted for construction, 
and (c) have an agreed-upon timetable for construction with the SHA and/or DPW&T: 

a. The applicant shall extend the southbound left tum lane on Addison Road at Ronald Road 
based on DPW &T recommendations and guidelines to increase stacking distance a 
minimum of 175 feet. In addition, an acceleration lane shall be constructed along 
northbound Addison Road at Ronald Road. Any modifications to the traffic signal, new 
pavement markings, or signage will be the responsibility of the applicant. 

b. At the intersection of Walker Mill Road and Addison Road, the applicant will modify the 
westbound approach of Walker Mill Road from one left tum lane and one right tum lane 
to one left tum lane and one shared left/right tum lane. This may require minor widening 
and reconstruction at the intersection. 

c. At the intersection of MD 214 and Addison Road, the applicant shall construct a free
flow, northbound, right-tum lane on Addison Road to eastbound MD 214 or construct an 
exclusive eastbound right tum lane on MD 214 to southbound Addison Road. 

d. At the time of final plat approval, the applicant shall construct Karen Boulevard to connect 
with the existing portion of Karen Boulevard to the north at Walker Mill Middle School. 

These improvements shall include any signal, signage, and pavement marking modifications and 
additions to be determined by SHA and/or DPW. 

14. A Type II tree conservation shall be approved at the time of DSP. 

15. Development of this subdivision shall be in compliance with the approved Type I Tree 
Conservation Plan (TCPI/58/03). The following note shall be placed on the Final Plat of 
Subdivision: 

Development is subject to restriction shown on the approved Type I Tree Conservation 
Plan (TCPI/58/03), or as modified by the Type II Tree Conservation Plan, and precludes 
any disturbance or installation of any structure within specific areas. Failure to comply 
will mean a violation of an approved Tree Conservation Plan and will make the owner 
subject to mitigation under the Woodland Conservation/Tree Preservation Policy and 
Subtitle 25. 
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BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George's County Planning Board are as follows: 

1. The subdivision, as modified, meets the legal requirements of Subtitles 24 and 27 of the Prince 
George's County Code and of Article 28, Annotated Code of Maryland. 

2. The subject properties are located on the west and east side of Karen Boulevard north of its 
intersection with Ronald Road in District Heights. 

3. Development Data Summary-The following information relates to the subject preliminary plan 
application and the proposed development. 

EXISTING PROPOSED 
Zone R-T & R-18 R-T & R-18 
Use(s) Vacant Townhouses & Multifamily 
Acreage 17.28 17.28 
Lots 2 24 
Parcels 0 3 
Dwelling Units: 286 Total 

Detached 0 0 
Townhouse 0 24 
Multifamily 0 262 

4. Environmental-The Environmental Planning Section has previously reviewed the subject 
property as a Preliminary Plan of Subdivision ( 4-87179). The previously approved Preliminary 
Plan of Subdivision for the townhouse lots on the subject property expired. The property is subject 
to the provisions of the Prince George's County Woodland Conservation Ordinance because the 
gross tract area is in excess of 40,000 square feet and there are more than 10,000 square feet of 
existing woodland on-site. A Type I Tree Conservation Plan (TCPI/58/03) was submitted and 
was found to meet the requirements of the Woodland Conservation Ordinance. The minimum 
woodland requirement for the site is 3.75 acres of the net tract. An additional 6.33 acres are 
required due to the removal of woodlands, for a total of 10.08 acres of woodland conservation. 
The plan shows the requirement being met with 0.83 acre of on-site woodland conservation, 0.59 
acre of reforestation, and 8.66 acres of off-site mitigation for a total of 10.08 acres. 

The site is characterized by terrain sloping toward the east and west of the property and drains into 
unnamed tributaries of the Lower Beaverdam Creek watershed in the Anacostia River basin. The 
predominant soil types on the site are Adelphia, Sandy Land, Chillum and Sassafras. These soil 
series generally exhibit slight to moderate limitations to development due to steep slopes, impeded 
drainage and seasonally high water table. The site is undeveloped and fully wooded. Based on 
information obtained from the Maryland Department of Natural Resources, Natural Heritage 
Program publication entitled, "Ecologically Significant Areas in Anne Arundel and Prince 
George's Counties," December 1997, there are no rare, threatened or endangered species found to 
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occur in the vicinity of this site. There are no floodplains, Marlboro clays, or scenic or historic 
roads located on or adjacent to the subject property. The subject property is located quite some 
distance away from any major noise generator. This property is located in the Developed Tier as 
delineated in the adopted General Plan. 

There are streams and Waters of the U.S. on site. The preliminary plan as submitted proposes 
impacts to the stream in two separate areas. Section 24-130 of the Subdivision Regulations 
restricts impacts to these buffers unless the Planning Board grants a variation to the Subdivision 
Regulations in accordance with Section 24-113. Even if approved by the Planning Board, the 
applicant will need to obtain federal and state permits prior to the issuance of any grading permit. 

All disturbances not essential to the development of the site as a whole is prohibited within stream 
and wetland buffers. Essential development includes such features as public utility lines, 
including sewer and stormwater outfalls, streets that are mandated for public health and safety; 
nonessential activities are those, such as grading for lots, stormwater management ponds and 
parking areas that do not relate directly to public health, safety or welfare. Impacts for essential 
development features require variations to the Subdivision Ordinance. 

The variation requests submitted for review on November 3, 2003, meet the minimum submission 
requirements. The variation request submitted identified individual impact areas and provided 
written justifications for each encroachment. The variation requests shown on the plan and 
identified as impact areas 1 and 2 respectively are specifically described below. However, for 
purposes of discussion relating to Section 24-l 13(a) of the Subdivision Regulations the impacts 
were discussed collectively. 

Section 24-113(a) of the Subdivision Regulations sets forth the required findings for approval of 
variation requests. Section 24-l 13(a) reads: 

Where the Planning Board finds that extraordinary hardship or practical difficulties may result 
from strict compliance with this Subtitle and/or that the purposes of this Subtitle may be served to 
a greater extent by an alternative proposal, it may approve variations from these Subdivision 
Regulations so that substantial justice may be done and the public interest secured, provided that 
such variation shall not have the effect of nullifying the intent and purpose of this Subtitle; and 
further provided that the Planning Board shall not approve variations unless it shall make 
findings based upon evidence presented to it in each specific case that: 

(1) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

(2) The conditions on which the variation is based are unique to the property for which the 
variation is sought and are not applicable generally to other properties; 

(3) The variation does not constitute a violation of any other applicable law, ordinance, or 
regulation; 
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(4) Because of the particular physical surroundings, shape, or topographical conditions of 
the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if strict letter of these regulations is carried out; 

Impact Area #1-To the west of the proposed connection of Karen Boulevard 

Location of Impact Area: This area is the site of a proposed sewer line construction and 
stormdrain outfall with associated retaining wall to the west of the proposed connection of Karen 
Boulevard. It is adjacent to a stream buffer and Water of the U.S. 

The proposed impacts consist of: 

Minimal clearing (approximately 2,500 square feet) and excavation, and utility construction within 
the 50-foot stream buffer in order to construct a stormdrain outfall and associated retaining wall. 
Approximately 15 linear feet of the 130 linear feet of sewer main within the Extended Buffer is 
proposed to impact the Waters of the U.S. Because the existing sewer is to the east of the stream, 
a stream crossing is required. 

In addition, minimal clearing (approximately 500 square feet) and excavation and utility 
construction within the 50 foot stream buffer is proposed to construct the outfall of the proposed 
stormwater management facility. 

Impact Area #2-The Construction of Karen Boulevard 

Location oflmpact Area: The area is within the previously dedicated right-of -way for a master 
plan road, Karen Boulevard. It is adjacent to a 50-foot stream buffer and Waters of the U.S. 

The proposed impacts consist of: 

Clearing (approximately 28,500 square feet), fill operations, and wall construction to bring the 
grade of the road to match the existing portions of Karen Boulevard to the north and the south and 
utility construction (especially stormdrain and water and sewer connections to existing mains) 30 
linear feet of sewer and 160 linear feet of water. The total disturbed area in the expanded buffer is 
approximately 55,000 square feet. 

The following is an analysis of the variations requested. The text in bold represents the text from 
the Section 24-113 of the Subdivision Regulations. 

(1) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

The variations requested are associated with connections to a sewer main stormwater 
management outfall and the construction of an associated retaining wall, to the west of 
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Karen Boulevard. The approval of these impacts will not create conditions detrimental to 
the public safety, health, or welfare, or injurious to other property; and will provide the 
necessary utilities and structures to protect public safety, health and welfare. 

(2) The conditions on which the variation is based are unique to the property for which 
the variation is sought and are not applicable generally to other properties; 

The conditions of the property are unique with respect to the placement of the existing 
stream, the associated buffer, and the required placement of the necessary public utilities. 

(3) The variation does not constitute a violation of any other applicable law, ordinance, 
or regulation; 

No other variances, departures, or waivers are required. All appropriate federal and state 
permits must be obtained before the construction can proceed. Because there are state 
permitting processes to review the proposed impacts to nontidal wetlands, wetland buffers 
and Waters of the U.S., the construction proposed does not constitute a violation. 

(4) Because of the particular physical surroundings, shape, or topographical conditions 
of the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is 
carried out; 

Due to the configuration of this site, the location of the stream, and the 100-year 
floodplain, and the fact that no other reasonable options are possible that would further 
reduce or eliminate the number and extent of the proposed impacts while allowing for the 
development of the property under its existing zoning, staff recommends approval of the 
variations. The dedication of Karen Boulevard occurred in 1965 at the current location to 
provide a greater circulation and a connection from Walker Mill Road to the south to 
MD 214 to the north. 

(5) In the R-30, R-30C, R-18, R-18C, R-lOA, R-10, and R-H Zones, where multifamily 
dwellings are proposed, the Planning Board may approve a variation if the applicant 
proposes and demonstrates that, in addition to the criteria in Section 24-113(a) 
above, the percentage of dwelling units accessible to the physically handicapped and 
aged will be increased above the minimum number of units required by Subtitle 4 of 
the Prince George's County Code. 

Staff recommends that the applicant demonstrate conformance to this criteria at the time of 
DSP for the construction of the multifamily dwelling units in the R-18 Zone to the east of 
Karen Boulevard. Because of the steep and severe slopes on the site, the extent of 
development will be determined at the time ofreview of the DSP. 
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Staff recommends approval of the variation requests. The impacts are for the connection and 
construction of Karen Boulevard and for the connections to a sewer main and stormwater 
management pond outfall with an associated retaining wall for the development of the site only. 

5. Community Planning-The property is located within the limits of the 1985 Suit/and-District 
Heights Master Plan, planning area 72 in the District Heights Community. The recommended 
land use is multifamily residential. The 2002 General Plan locates the property in the Developed 
Tier. The proposed preliminary plan is consistent with the recommendation of the master plan and 
the General Plan. 

The subject property is outside the Addison Road Sector Plan study area but within a reasonable 
walking distance to the Addison Road Metro Station and the proposed town center. Since the 
property is within walking distance from the Addison Road Metro Station, pedestrian circulation 
within the site and adjoining neighborhoods should be addressed at the time ofreview of the 
detailed site plan. 

6. Parks and Recreation-In accordance with Section 24-135(a) of the Subdivision Regulations the 
Department of Parks and Recreation recommends that the applicant provide private on-site 
recreational facilities to fulfill the requirements of the mandatory dedication of parkland. 
Recreation facilities should be provided on both sides of Karen Boulevard and in accordance with 
the Parks and Recreational Facilities Guidelines. 

7. Trails-There are no master plan trails issues identified in the Adopted and Approved Suitland
District Heights and Vicinity Master Plan. The sidewalk network as shown on the submitted plan 
is comprehensive and will adequately accommodate pedestrian movement along the proposed 
right-of-way. With the review of the required detailed site plans, a determination will be made 
regarding the internal circulation. 

8. Transportation-The property is located east of Addison Road and within one mile of the 
Addison Road/Seat Pleasant Metro Station. The applicant proposes a residential subdivision 
consisting of 24 townhouses and 262 multifamily dwellings. 

The applicant submitted a traffic study dated September 18, 2003. This study was revised and 
resubmitted, dated September 24, 2003. The revised traffic study included an analysis of 24 
townhouses, 262 apartments, and the extension of Karen Boulevard from Ronald Road to Walker 
Mill Middle School. The findings and recommendations outlined below are based upon a review 
of these materials and analyses conducted by staff of the Transportation Planning Section, 
consistent with the Guidelines for the Analysis of the Traffic Impact of Development Proposals. 
Comments from the county's Department of Public Works and Transportation (DPW&T) and the 
State Highway Administration (SHA) are incorporated. 
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Growth Policy--Service Level Standards 

The subject property is located within the developed tier, as defined in the General Plan for Prince 
George's County. As such, the subject property is evaluated according to the following standards: 

Links and signalized intersections: Level-of-service (LOS) E, with signalized intersections 
operating at a critical lane volume (CL V) of 1,600 or better. Mitigation, as defined by Section 24-
124(a)(6) of the Subdivision Ordinance, is permitted at signalized intersections within any tier 
subject to meeting the geographical criteria in the guidelines. 

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

Staff Analysis of Traffic Impacts 

The applicant has prepared a traffic impact study in support of the application using new counts 
taken during 2003. Due to the recent opening of the Ritchie-Marlboro interchange at 1-95 and the 
planned opening of two new Metrorail stations, the applicant made adjustments to through 
movements during the AM and PM peak hours on MD 214. Through volumes were reduced by 
approximately 20 percent to account for the diversion of trips to the new interchange and the 
shifting of some trips to the new Metrorail stations (Morgan Boulevard and Largo Town Center) 
that will run parallel to Central Avenue by 2004. With the development of the subject property, the 
traffic consultant concluded that several off-site intersection improvements would be required to 
meet the threshold for intersections within the developed tier. The traffic impact study prepared 
and submitted on behalf of the applicant analyzed the following intersections during weekday peak 
hours: 

MD 214/Shady Glen Road (signalized) 
MD 214/Pepper Mill Road/Karen Boulevard (unsignalized) 
MD 214/Addison Road (signalized) 
Addison Road/Ronald Road (signalized) 
Walker Mill Road/Addison Road (signalized) 
Walker Mill Road/Karen Boulevard (unsignalized) 
Walker Mill Road/Shady Glen Road (signalized) 

The following conditions exist at the critical intersections: 
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EXISTING TRAFFIC CONDITIONS 

I 
Critical Lane Volume 

Intersection (AM&PM) 
MD 214/Shady Glen Road/Hill Road 1,092 1,046 
MD 214/Pepper Mill Road/Karen Boulevard 751 635 
MD 214/ Addison Road 1,102 1,262 
Addison Road/Ronald Road 1,111 1,130 
Walker Mill Road/ Addison Road 1,513 1,480 
Walker Mill Road/Karen Boulevard (unsignalized) 38.4* 91.4* 
Walker Mill Road/Karen Boulevard (signalized) 571 641 
Walker Mill Road/Shady Glen Road 615 707 

I 
Level of Service 

(LOS, AM & PM) 
B B 
A A 
B C 
B B 
E E 
-- --
A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Background developments include over 450 townhouses, 300 apartments, and 700 single-family 
units. Nearby approved developments also include 150,000 square feet of office space, 300,000 
square feet of warehouse space, and nearly 900,000 square feet of industrial space. Background 
traffic along MD 214, Addison Road, and Walker Mill Road was also increased by five percent to 
account for overall growth up to the design year 2008. This is the expected year of full build-out. 

As assumed under existing traffic conditions, through volumes were reduced by approximately 20 
percent to account for the di version of trips to the new interchange and the shifting of some trips to 
the new Metro stations (Morgan Boulevard and Largo Town Center) that will run parallel to 
Central A venue by 2004. There are no other funded capital improvements in the area. Given 
these assumptions, background conditions are summarized below: 
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BACKGROUND TRAFFIC CONDITIONS 

I 
Critical Lane Volume 

Intersection (AM&PM) 
MD 214/Shady Glen Road/Hill Road 1,324 1,411 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,298 
MD 214/ Addison Road 1,352 1,794 
Addison Road/Ronald Road 1,363 1,461 
Walker Mill Road/ Addison Road 1,792 1,732 
Walker Mill Road/Karen Boulevard (unsignalized) 58.1 * 237.3* 
Walker Mill Road/Karen Boulevard (signalized) 653 752 
Walker Mill Road/Shady Glen Road 779 894 

I 
Level of Service 

(LOS, AM & PM) 
D D 
C C 
D F 
D E 
F F 
-- --

A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Based on background traffic conditions, two of the intersections will operate at LOS F, with a 
critical lane volume above 1,600. The intersection of MD 214/Addison Road operates at LOS F 
during the PM peak hour and the intersection of Walker Mill Road/ Addison Road operates at LOS 
F during both peak hours. Vehicle delays of over 50.0 seconds occur at the intersection of Walker 
Mill Road and Karen Boulevard under background conditions indicating inadequate traffic 
operations. 

The site is proposed for development as a residential subdivision, with 24 townhouses and 262 
apartments. The trip rates were obtained from the guidelines. The resulting site trip generation 
would be 153 AM peak-hour trips (30 in, 123 out), and 176 PM peak-hour trips (114 in, 62 out). 
With site traffic, the following operating conditions were determined: 
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TOTAL TRAFFIC CONDITIONS 

I Critical Lane Volume 

I 
Level of Service 

Intersection (AM&PM) (LOS, AM & PM) 
MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/ Addison Road 1,372 1,818 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/Addison Road 1,808 1,751 F F 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* -- --
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Under total traffic conditions, all of the intersections operate at acceptable levels of service during 
the AM and PM peak hours with the exception of MD 214/ Addison Road and Addison 
Road/Walker Mill Road. The applicant has proposed off-site intersection improvements at these 
two locations to mitigate site trips. Vehicle delays of over 50.0 seconds occur at the unsignalized 
intersection of Walker Mill Road and Karen Boulevard under total traffic conditions indicating 
inadequate traffic operations. 

The following transportation improvements were recommended to provide adequacy: 

At MD 214 and Addison Road, in response to the inadequacy, the applicant has proffered 
mitigation. This intersection is eligible for mitigation under the second criterion in the Guidelines 
for Mitigation Action (approved as CR-29-1994). The applicant recommends the improvements 
described below to mitigate the impact of the applicant's development in accordance with the 
provisions of Sec. 24-124(a)(6). The improvements include: 

a. Construct a free flow northbound right tum lane on Addison Road to eastbound MD 214; 

or 

b. Construct an exclusive eastbound right tum lane on MD 214 to southbound Addison 
Road. 

The impact of the mitigation actions at this intersection is summarized as follows: 
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IMPACT OF MITIGATION 

LOS and CLV (AM 
Intersection &PM) 

MD 214/ Addison Road 

Background Conditions D/l,352 F/1,794 

Total Traffic Conditions D/l,372 F/1,818 

Total Traffic Conditions w/Mitigation D/l,372 F/1,650 

CL V Difference (AM 
&PM) 

+20 +24 

-0 -168 

As the CL V at MD 214/ Addison is between 1,450 and 1,813 during the PM peak hour under 
background traffic, the proposed mitigation action must mitigate at least 150 percent of the trips 
generated by the subject property during the PM peak hour, according to the Guidelines. The 
above table indicates that the proposed mitigation action would mitigate at least 150 percent of 
site-generated trips during the PM peak hour (it would provide LOS D during the AM peak hour). 
Therefore, the proposed mitigation at MD 214 and Addison Road meets the requirements 
of Section 24-124(a)(6)(B)(i) of the Subdivision Ordinance in considering traffic impacts. 

The mitigation plan was reviewed by DPW&T and SHA, and neither agency raised an objection to 
the mitigation plan. 

At Walker Mill Road and Addison Road, modify the westbound approach of Walker Mill Road 
from the existing one left tum lane and one right tum lane to one left lane and a shared left/right 
tum lane. This may require minor widening at the intersection. 

DPW&T did not specifically comment on the proposed improvements at MD 214 and Addison 
Road and at Walker Mill Road and Addison Road. DPW &T's comments are summarized below: 

1. Recommends that the applicant conduct a traffic signal warrant study at the intersection of 
Walker Mill Road and Karen Boulevard using projected traffic volumes. 

2. Recommends that the applicant extend the existing southbound left tum lane on Addison 
Road to achieve a total of 175 feet of stacking distance. In addition, an acceleration lane 
should be constructed along northbound Addison Road at Ronald Road to accommodate 
the heavy turning movements out of Ronald Road. Any modifications to the signal will be 
the responsibility of the applicant. 

SHA concurred with the proposed improvements at the intersections of MD 214/ Addison Road 
and Walker Mill Road/ Addison Road. SHA recommends that staff condition the applicant to 
design and construct the proposed intersection improvements: 
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1. The applicant will be responsible for determining the feasibility of constructing the 
roadway improvement options identified at the MD 214/ Addison Road intersection. 
(Option 1 is a northbound free flow right tum lane on Addison Road, Option 2 is an 
eastbound right turn lane on MD 214). 

2. If both improvement options at the MD 214/Addison Road intersection are determined to 
be infeasible by the applicant, then SHA recommends that M-NCPPC require the 
applicant to explore alternative roadway improvements to meet M-NCPPC regulations for 
adequate public facilities. 

With the applicant's proposed improvements in place, the following levels of service would occur: 

TOTAL TRAFFIC CONDITIONS WITH IMPROVEMENTS 

I 
Critical Lane Volume I Level of Service 

Intersection (AM & PM) (LOS, AM & PM) 
MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/Addison Road (Option 1)* 1,372 1,650 D F 
MD 214/Addison Road (Option 2)** 1,366 1,632 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/Addison Road 1,559 1,443 E D 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* -- --
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

*Option 1 adds a northbound free flow right turn lane on Addison Road at MD 214. 
* *Option 2 adds a separate eastbound right turn lane on MD 214 at Addison Road. 

Site Plan Comments 

Access is provided to the property from Karen Boulevard, which is listed in the Suitland-District 
Heights Master Plan (1985) as a two- to four-lane collector (C-172) with an 80-foot ROW. Karen 
Boulevard intersects Walker Mill Road to the south. The multifamily dwellings (east side of 
Karen Boulevard) are proposed to be served by two entrances off of Karen Boulevard. This is 
shown as Street Bon the plan with 36 feet of pavement. The townhouses (west side of Karen 
Boulevard) are proposed with access to Karen Boulevard via Street A. Access to the site and 
circulation within the site appears to be acceptable. A four-way intersection connecting Street B 
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and A at Karen Boulevard would be preferable but environmental constraints may prevent this 
connection. DPW&T did not comment on the extension of Karen Boulevard. 

The applicant should be required to construct Karen Boulevard as part of this development. The 
site plan accurately demonstrates the existing 80-foot right-of-way that was dedicated in 1965 
(WWW 56@7) for the extension of Karen Boulevard. This roadway is recommended in the 
Suitland-District Heights master plan and will provide a parallel route and option to Shady Glen 
Road and Addison Road. Streets A and B appear to be shown on the site plan as private streets. 

The extension of Karen Boulevard is an important link. It will provide an additional point of 
access to points north and especially to the Walker Mill Middle School. This roadway is shown in 
the Suitland-District Heights master plan between Walker Mill Road and MD 214. The extension 
was assumed in the traffic study. 

It should be noted that a development is planned to the north of Walker Mill Middle School. The 
development includes the construction of Karen Boulevard from the school to MD 214. A traffic 
study has been submitted relating to the development of a 121-acre, mixed-use site with a total of 
612 residential units and 30,000 square feet ofretail space. Access to this property (Glenwood 
Hills) is planned from MD 214 at Pepper Mill Drive to the north and from Karen Boulevard to the 
south. 

Based on the preceding findings, that adequate transportation facilities would exist to serve the 
proposed subdivision as required under Section 24-124 of the Subdivision Regulations. 

9. Schools--The subdivision plan has been reviewed for adequacy of school facilities in accordance 
with Section 24-122.02 of the Subdivision Regulations and the Adequate Public Facilities 
Regulations for Schools (CR-23-2001 and CR-38-2002). 

County Council Bill CB-31-2003 establishes a school facilities surcharge in the amount of: 
$7,000 per dwelling if a building is located between Interstate Highway 495 and the District of 
Columbia; $7,000 per dwelling if the building is included within a basic plan or conceptual site 
plan that abuts on existing or planned mass transit rail station site operated by the Washington 
Metropolitan Area Transit Authority; or $12,000 per dwelling for all other buildings. 

The school surcharge may be used for the construction of additional school facilities, which are 
expected to accommodate the new students that will be generated by this development proposal. 
This project meets the adequate public facilities policies of Section 24-122.02, CB-30-2003 and 
CB-31-2003. 

10. Fire and Rescue-The Historic Preservation and Public Facilities Planning Section has reviewed 
the subdivision plans for adequacy of fire and rescue facilities and concluded the following: 

Multifamily 
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a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3 .20 minutes, which is within the 3 .25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3.20 minutes, which is within the 4.25-minute 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29, located at 3900 
Silver Hill Road has a service travel time of 6.90 minutes, which is within the 7.25-
minute travel time guideline. 

d. The existing ladder truck service at District Heights Fire Station, Company 26, located at 
6208 Marlboro Pike has a service travel time of 3.02 minutes, which is within the 4.25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance, ladder truck and paramedic services. 

Single-family 

a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 2.93 minutes, which is within the 5.25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 2.93 minutes, which is within the 6.25 minutes 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29 located at 3900 
Silver Hill Road has a service travel time of 6.63 minutes, which is within the 7.25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance and paramedic services. 

The above findings are in conformance with the standards and guidelines contained in the Adopted 
and Approved Public Safety Master Plan 1990 and the Guidelines for the Analysis of 
Development Impact on Fire and Rescue Facilities. 

11. Police Facilities-The proposed development is within the travel area for Police District III
Landover. In accordance with Section 24-122.0l(c) of the Subdivision Regulations, the existing 
county police facilities will be adequate to serve the proposed Lincolnshire development. This 
police facility will adequately serve the population generated by the proposed subdivision. 
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The Planning Board's current test for police adequacy is based on a standard for square footage in 
police stations relative to the number of sworn duty staff assigned. The standard is 115 square feet 
per officer. As of 6/30/02, the county had 874 sworn staff and a total of 101,303 square feet of 
station space. Based on available space, there is capacity for additional 69 sworn personnel. 

12. Health Department-The Health Department notes that numerous tires and wrecked vehicles 
were found on the property. The tires must be hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposal/recycling facility and a receipt for tire disposal must be submitted to 
the Health Department. All other trash, including the numerous wrecked vehicles, must be 
removed and properly discarded. 

13. Stormwater Management-The Department of Environmental Resources (DER), Development 
Services Division, has determined that on-site stormwater management is required. A Stormwater 
Management Concept Plan,# 20523-2003-00, has been approved with conditions to ensure that 
development of this site does not result in on-site or downstream flooding. Development must be 
in accordance with this approved plan. 

14. Urban Design-The Urban Design Section notes that a detailed site plan (DSP) is required for the 
development of townhouses in the R-T Zone and multifamily dwellings in the R-18 Zone. The 
Urban Design Section has concerns with the applicant's ability to develop the property with the 
number of dwelling units proposed. The site contains steep slopes that may impact the 
development potential of the site. The ability of the applicant to develop the site as proposed shall 
be determined at the time of review of the DSP. As part of the submittal for the DSP, the 
applicant should submit a detailed site grading plan. The Department of Parks and Recreation has 
recommended that on-site recreational facilities be provided to serve the residences. The ability to 
provide facilities on Parcel A in conjunction with 24 townhouses may be difficult and could be an 
over-development of that portion of the site. The applicant may lose townhouse lots in order to 
appropriately provide land area to locate required recreational facilities. The applicant should 
provide pedestrian connection to the abutting school site if determined feasible and appropriate at 
the time of review of the DSP. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
Circuit Court for Prince George's County, Maryland within thirty (30) days following the adoption of this 
Resolution. 
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* * * * * * * * * * * * * 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Harley, seconded by Commissioner Eley, with Commissioners Harley, Eley, 
Squire, Vaughns and Hewlett voting in favor of the motion, at its regular meeting held on Thursday, 
January 8, 2004, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 29th day of January 2004. 

TMJ:FJG:WSC:meg 

Trudye Morgan Johnson 
Executive Director 

By Frances J. Guertin 
Planning Board Administrator 
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RESOLUTION 

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

WHEREAS, in consideration of evidence presented at a public hearing on November 16, 2006, 
regarding Detailed Site Plan DSP-05001 for Lincolnshire, Phase II, the Planning Board finds: 

1. Request-The subject application proposes to construct 156 multifamily dwellings as 
condominium units. The plan includes site, landscape, and tree conservation plans and 
architecture. Companion to this case are Variance VD-05001 and Departures from Parking and 
Loading Spaces DPLS-320 and Departure from Design Standards DDS-568. 

2. Development Data Summary 

Zone(s) 
Use(s) 
Acreage 
Lots 
Parcels 
Dwelling Units: 

Attached 
Detached 
Multifamily 

Other Development Data 

Gross Site Area 
100-year floodplain 
Net Tract Area 

Dwelling Units pennitted (12 du.lac.) 
Dwelling Units proposed 

Maximum Lot Coverage 
Proposed Lot Coverage 

Minimum Green area 
Green area proposed 

EXISTING 
R-18 

Vacant 
13.17 

I 
0 

0 
0 
0 

PROPOSED 
R-18 

multifamily dwellings 

13.17 acres 
0 acres 

13.17 acres 

158 units 
156 units 

40 percent 
38.5 percent 

60 percent 
61.5 percent 

13.17 
1 
0 

0 
0 

156 
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Parking Required (156 x 3.00) 
*Parking Provided 

Loading required (1 space per 100-300 DU) 
***Loading provided 

468 spaces 
336 spaces 

1 space 
1 space 

*Parking provided has been designed as tandem parking spaces, i.e., one space under a carport 
behind a garage space. According to Section 27-552( e )(1 ), parking for one-family dwellings is the 
only type of dwelling that allows for parking spaces to be located one behind the other. The design 
shown on the plans is not permitted in conjunction with either two-family dwellings or 
multifamily. In order to modify this requirement, the applicant has filed a Departure from Design 
Standards (DDS-568) application. Also, there is a shortage of parking proposed for the site. A 
Departure from the number of Parking and Loading Standards (DPLS-320) has been submitted for 
the project. 

***Loading calculations are provided on the site plan, and one space has been provided on the site 
plan. The loading space is not near any of the units, so it should be relocated to a more convenient 
location for use by the residents. 

3. Location-The subject application is located on the east side of Karen Boulevard extended, north 
of its intersection with Ronald Road within Planning Area 75A. 

4. Surroundings and Use-To the north is an existing townhouse development in the R-T Zone, to 
the east is John Bayne Elementary School, to the south is an existing multifamily development, 
and to the west is the proposed Karen Boulevard and Lincolnshire Phase I, a 24-unit townhouse 
development recently approved as Detailed Site Plan DSP-04012. 

5. Design-The proposed subdivision will have a single vehicular access point from the proposed 
extension of Karen Boulevard, which will be constructed as part of the project to the north, 
approved as DSP-04012. The plan proposes a two-part stormwater management pond, separated 
by a minor embankment created by the road entrance into the subdivision. The facility expands 
across the entire frontage of the property, with Karen Boulevard acting as the major embankment. 
The units across the stormwater management pond will front toward the pond and will be served 
by alleys in the rear of the dwellings. Steep slopes are proposed throughout the development, a 
result of the existing topography and the proposed unit type, which does not allow for the 
transitioning of grades from one building pad to another. 

6. Previous Approvals-The property is the subject of Preliminary Plan 4-03084, which was 
adopted on January 29, 2004 as PGCPB Resolution No. 04-03. On October 27, 2005, the Planning 
Board granted a three-month extension. On April 20, 2006, the Planning Board approved a one
year extension to Preliminary Plan 4-03084. The subject preliminary plan is valid until April 29, 
2007. 
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The preliminary plan included two tracts ofland. On the west side of Karen Boulevard is R-T
zoned land that is not the subject of this detailed site plan, but was approved by the District 
Council as DSP-04012. The remaining portion is on the east side of Karen Boulevard and is zoned 
R-18, which is the subject of this application. 

7. Definition of Unit Type-The preliminary plan was approved for the development of multifamily 
dwelling units with an allowed density of 20 dwelling units per acre, because the buildings were 
proposed to be four stories with an elevator (27-442(h) Footnote 20). The approved density, based 
on that proposal, was 262 dwelling units. However, the applicant has since changed the design of 
the unit type, is no longer proposing an elevator in the units, and therefore, cannot develop with a 
density of 20 dwelling units per acre. The allowed density for a building without an elevator is 12 
units per acre (27-442(h) Table VII, Density, footnotes 3 and 4.) 

The detailed site plan originally proposed an architectural product type commonly known as two
over-two or stacked townhouses. The Zoning Ordinance classifies this product as a two-family 
dwelling. Stacked townhouses are four stories with one family living on the first and second floors 
and one family living on the third and fourth floors. The original units proposed separate entrances 
for each of the units. The exterior appearance of the two-over-two unit looks like four-story 
townhouses. The Associate General Counsel ofM-NCPPC opined that "two-over-two" units are 
not multifamily dwellings as defined by Section 27-107.0l(a)(75), but are two-family dwellings as 
defined by Section 27-107.0l(a)(S0). In an e-mail dated January 17, 2006, Green to Lareuse, she 
stated the following: 

"Generally speaking any type of building, as defined under the code, that is not designed 
for one single family is considered multifamily. However the Zoning Ordinance, 
definitionally and in the use tables, carves out certain types of multiple dwellings under 
the multifamily umbrella, i.e., duplex, three-family and quads, and treats those types of 
dwellings differently. The type of dwelling unit described (two-over twos) below is one of 
those exceptions to the multifamily umbrella. This type of multiple family dwelling is 
carved out and specifically listed in the definition table and the use table as a 'two-family 
dwelling.' The Zoning Ordinance pursuant to section 27-107.0l(a)(l) states that the 
particular and the specific control the general. In this particular case the general is 
'multifamily' and the particular and specific is 'two-family dwelling'." 

The Zoning Ordinance allows the use of two-family dwellings in the R-18 Zone, however, at a 
much lower density than that which was proposed for the subject site at the time of the preliminary 
plan. Two-family dwellings in the R-18 Zone can be developed in accordance with applicable R-T 
regulations as stated in Section 27-44l(b) footnote 2. However, the maximum density of 
development in the R-18 Zone for two-family dwellings is eight units per acre. At the time of the 
preliminary plan of subdivision, the applicant proposed multifamily units with an elevator, which 
allows a density of 20 units per acre. 

Based on the Associate General Counsel's opinion regarding two-family dwellings and the 
applicant's desire to increase the density on the property, the applicant revised the architecture to 
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create a shared entry for four units, which qualifies the product type as a multifamily unit, thus 
allowing for the density of 12 units per acre (without an elevator), as stated in the density table. 
This revision to the architectural floor plans and elevations allows the category of multifamily to 
apply to the unit type; however, the final product could be deemed less desirable than the 
previously proposed traditional two-family dwelling, which had individual entrances to each of the 
units. 

8. Previous Approvals-The property is the subject of Preliminary Plan 4-03084, which was 
adopted on January 29, 2004 as PGCPB Resolution No. 04-03. Two extensions to the preliminary 
plan have been granted for this project. 

The approved preliminary plan included the following conditions of approval that warrant 
discussion pertaining to conformance of the detailed site plan to the approved preliminary plan: 

5. Review of the DSP shall include the review of the proposed stormwater management 
facilities for views and landscaping. The pond at the entrance of the subdivision 
shall be designed as an amenity to the community. 

Comment: The plan proposes a large stormwater management pond at the front of the project. 
The plan proposes a two-part stormwater management pond, separated by the embankment created 
by the road entrance into the subdivision. The facility extends across the entire frontage of the 
property. The units across the stormwater management pond will front toward the pond. 
Landscaping is minimal along the road edge because it is an embankment and the Department of 
Environmental Resources (DER) prohibits planting on embankments. However, street trees are 
proposed along the street line and the plans propose larger beds of ornamental grasses along the 
embankment and the street edge. These plantings should provide a visual softening to the edge of 
the streetscape and filter rain into the stormwater management pond. 

6. The applicant, his heirs, successors and or assignees shall provide standard 
sidewalks along both sides of internal streets unless modified by the Department of 
Public Works and Transportation. 

Comment: The site plan shows sidewalks on both sides of the road. 

7. In accordance with Section 24-135(b) of the Subdivision Regulations, the applicant 
shall be providing private on-site recreational facilities. Facilities shall be provided 
in accordance with the Parks and Recreational Facilities Guidelines on Parcel A for 
the townhouses and on Parcel C for the multifamily dwelling units. 

Comment: Parcel A for the townhouses has an approved detailed site plan, DSP-04012 which was 
approved by the Planning Board with a tot-lot shown on the plan. The plan was subsequently 
reviewed by the District Council, whose action on the case deleted the tot-lot due to concerns of 
attracting undesirable criminal activity. The applicant provided a letter dated December 19, 2005, 
that stated the following: 
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"Please be advised that the District Council requested in Condition No. 7 [for DSP-04012] 
that there be three options for recreational facilities: (1) clear and grade the area and leave 
an open space, (2) pay a fee in lieu, or (3) provide recreational facilities in accord with the 
DPR guidelines. 

"It is my client's decision that he will pay a fee in lieu. It is my client's understanding that 
the District Council with respect to Districts 5, 6, and 7 are looking for a central park in 
the vicinity of the site. Therefore, we believe the fee in lieu option is the appropriate 
option for recreational facilities, especially given that the property adjoins public park 
land." 

Comment: It appears that the applicant is trying to fulfill the condition above with the provision of 
a fee-in-lieu, based on the District Council's previous action in the review and approval of Phase I 
of the project, approved under DSP-04012. This proposal by the applicant does not conform to the 
approved preliminary plan, therefore, staff recommends that the plans be revised prior to signature 
approval to include a tot-lot, a preteen lot, and a one-half multipurpose court. In order to achieve 
the provision of recreational facilities on site, a reduction in the number of units would be required 
to create space for the facilities. 

9. Variance-Conformance to the Requirements of the Zoning Ordinance in the R-18 Zone
The proposed plan is not in conformance with the development regulations for the R-18 Zone in 
two (2) respects. The application includes a variance from a footnote in the use table and a 
variance from the distance required between unattached multifamily buildings. 

a. When the applicant changed the architectural product type from two-family dwellings to a 
multifamily product type, as described earlier in this report, this triggered the Zoning 
Ordinance requirements for multifamily units, to which this architectural product does not 
easily conform. The most important of these is the requirements of the Table of Uses, 
Section 27-441 of the Zoning Ordinance, for multifamily units in the R-18 Zone, provided 
below: 

ZONE 
USE R-18 
(A) In general (CB-67-2003; CB-109-2004) 

(B) Subject to applicable bedroom percentages 

(C) In excess of applicable bedroom percentages 

(D) Restricted to one-bedroom and efficiency apartments 

(E) Higher than 110 feet (CB-85-1988) 

(F) U;p to six dwelling units in a building of no more than two stories, 
where the first story was previously used for commercial purposes 
(CB-91-2004) 

p76 

p 

SE 

X 

X 

X 
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7 6 Provided: 
(A) A condominium plat is recorded, in accordance with the provisions of the Maryland 

Condominium Act, setting out each dwelling unit as a separate unit, or a housing 
cooperative is established to own the dwelling units; and 

(B) At least ninety percent (90%) of all required parking spaces are provided in a parking 
structure. 

(CB-I 09-2004) 

The Zoning Ordinance excerpt above lists the types of multifamily units that are permitted in the 
R-18 Zone. The staff is of the opinion that the proposed architectural product is only permitted as a 
special exception, as stated in (C) above. 

However, the applicant filed a variance from footnote 76 of the use table to allow at least 90 
percent of all the required parking spaces to be in a carport, rather than a typical parking structure, in 
order to conform to category (A) above, and to allow the case to be processed as a detailed site 
plan. The applicant provides the following justification statement, dated November 1, 2006: 

"I. Introduction 

"PDC Lincolnshire, LLC (the 'Applicant') proposes a variance from Section 27-442(b), 
footnote 761, of the Prince George's County Zoning Ordinance (the 'Zoning Ordinance') 
and as permitted through Sections 27-230, 27-239.03 and 27-239.04 of the Zoning 
Ordinance in conjunction with Detailed Site Plan No. DSP-05001 (the 'DSP'). The 
subject property is located on the east side of Karen Boulevard Extended, north of its 
intersection with Ronald Road, in Capitol Heights, Maryland and is more specifically 
known as Lot I and consisting of 13.14 acres ofland (the 'Site'). The Applicant is filing 
this proposed variance from the 90% structured parking requirement of footnote 76. As 
interpreted by the Urban Design Staff the term "structured parking" is synonymous with 
the defined term 'parking garage.' While the Applicant disagrees with this strict 
interpretation it has agreed to file this variance request to allow the substitution of attached 
parking structures as illustrated on the plans submitted under separate cover. These 
attached parking structures would be completely covered with a weatherproof roof, 
separated by brick wing walls between pairs of parking spaces and enclosed on each end 
by brick end walls. 

"
1 76 provided: 

(A) A condominium plat is recorded, in accordance with the provisions of the 
Maryland Condominium Act, setting out each dwelling unit as a separate unit, or a 
housing cooperative is established to own the dwelling units; and 

(B) At least ninety percent (90%) of all required parking spaces are provided in a 
parking structure. 

(CB-109-2004) 
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"II. Required Findings under the Zoning Ordinance 

"In Prince George's County, a final decision involving a zoning case must be based only 
on the evidence in the record, and must be supported by written findings ofbasic facts and 
written conclusions. Md. Ann. Code art. 28, § 8-123 (2004); see also Zoning Ordinance 
§27-141. The basic facts and conclusions required in order to approve a variance request 
are found in Zoning Ordinance §27-230, as permitted by §27-239.03. See also Cromwell 
v. Ward, 102 Md. App. 691, 701, 651 A.2d 424,429 (1995) (stating that a zoning board 
has authority to grant variances from the strict application of regulations when by reason 
of exceptional narrowness, shallowness, or shape of specific parcels of property or by 
reason of exceptional topographical conditions or other extraordinary situations of specific 
parcels of property, the strict application would result in unusual practical difficulties to, 
or exceptional or undue hardship); Dolan v. City of Tigard, 512 U.S. 3 74, 380 
(1994)(variances are granted only where it can be shown that, owing to special 
circumstances related to a specific piece of the land, the literal interpretation of the 
applicable zoning provisions would cause 'an undue or unnecessary hardship' unless the 
variance is granted); see generally Mastandrea v. North, 361 Md. 107, 760 A.2d 677 
(2000); McLean v. Soley, 270 Md. 208, 310 A.2d 783 (1983). 

"The Applicant hereby presents evidence that the proposed variance is justified based on 
the standards and requirements of §27-230 of the Zoning Ordinance. The requirements, 
as applicable, are addressed in tum below: 

"Section 27-230. Criteria for granting appeals involving variance. 

"(a) A variance may only be granted when the Board of Appeals finds that: 

"(1) A specific parcel of land has exceptional narrowness, 
shallowness, or shape, exceptional topographic conditions, or 
other extraordinary situations or conditions; 

"COMMENT: The Site is irregularly shaped and possesses significant topographic relief 
and other extraordinary conditions which necessitate the need for the requested variance. 
The existing slope of the adjacent roadway, Karen Boulevard, and the limited sight 
distances severely restrict the location and number of ingress and egress points. Karen 
Boulevard drops from elevation 228.00 down thirty-two feet (32') to elevation 194.00 at 
the site entrance drive. This driveway elevation is at or near the lowest existing grade of 
the subject site. In addition to the slope of Karen Boulevard the development is 
encumbered with a large on-site storm water management facility which can only be 
located along the entire eastern edge of the site between Karen Boulevard and the 
proposed multifamily dwellings. From the low point of elevation 192.00 the topography 
rises eighty (80) feet in elevation to a high point of 272.00 at the western tip of the site. 
The existing site is also irregularly shaped with its widest dimension running along Karen 
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Boulevard the north property line leaves Karen Boulevard running to the east and then 
doglegs south. The southern property line leaves Karen Boulevard running east in a series 
of switch backs (north and east) to meet the northern property line. 

"As a result of the existing road grades and sight distances, the existing steep topography 
and the large, required on-site storm water management facility, and the irregular shape of 
the property, the possible locations and orientations of the multifamily buildings and 
associated structured parking are limited. 2 The buildings must run roughly parallel to the 
slope and Karen Boulevard in order to create the level parking courts which contain the 
attached parking structures between the rears of the buildings. 

"The uniqueness and peculiarity of the Site in comparison to the surrounding properties 
causes Section 27-442(b), Footnote 76 to impact the Site in a disproportionate manner. 

"(2) The strict application of this Subtitle will result in peculiar and 
unusual practical difficulties to, or exceptional hardship upon, the 
owner of the property; and 

"COMMENT: In light of the uniqueness and physical characteristics of the Site, as 
described above strict compliance with the requirements of§ 27-442(b), Footnote 76 
would result in an unreasonable hardship and undue burden on the Applicant. Were the 
Applicant to comply with the regulations set forth in §27-442(b), Footnote 76, the lot yield 
would be reduced in order to make land area available for the provision of additional 
parking garages. Keeping in mind that the approved density of development is 262 
dwelling units, as established by Preliminary Plan 4-03084, the current proposal of 156 
dwelling units already represents a 40% reduction in density. A further reduction in 
approved density due to the rigid application of the undefined term "structured parking" 
would constitute an exceptional and undue hardship. 

"(3) The variance will not substantially impair the intent, purpose, 
or integrity of the General Plan or Master Plan. 

"COMMENT: The proposed use is in conformance with the 2002 Prince George's County 
General Plan (the "General Plan") and the 1985 Suitland-District Heights Approved 
master Plan & Adopted sectional Map Amendment (the "Master Plan"). The Site is 
located within the "Developed Tier" of the General Plan and situated within walking 
distance of the Addison Road Metro. 

"The requested variance from the traditional parking garage to attached parking structures 
as designed will not impair the primary intent of the General Plan Developed Tier's 
policies, which is to encourage and facilitate medium to high density, quality infill 

"
2 Applicant has filed a DDS to permit "tandem" parking due to these same 

extraordinary site constraints. 
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development. In fact, grant of this variance will promote the General Plan policies by 
providing flexibility and innovation necessary to develop infill sites. 

"The Master Plan and SMA designated the subject property R-18 (Multifamily Medium 
Density Residential). The proposed multifamily two-over-two units, with structured 
parking, meet the intent and purpose of the Master Plan and preserve its integrity. 

"III. Conclusion 

"The unique and unusual conditions of the Site, create a disproportionate impact to the 
Applicant if §27-442(b), Footnote 76 of the Zoning Ordinance is strictly applied. This 
impact in tum creates an unreasonable hardship for the Applicant in development of the 
Site. As such, pursuant to §§27-230 and 27-239.03 we would respectfully request that a 
variance be granted to accept the attached parking structures as shown in lieu of parking 
garage spaces as illustrated on the plans submitted by Applicant." 

b. The applicant filed a variance from the regulations governing the distance required 
between unattached multifamily buildings. Section 27-442(g) requires 70 feet between the 
buildings and the application reflects 31 feet between end units. A variance of 39 feet is 
requested and the applicant provides the following justification dated August 21, 2006: 

"PDC Lincolnshire, LLC (the applicant) proposes a variance from Section 27-442(g) of 
the Prince George's County Zoning Ordinance (the 'Zoning Ordinance') and as permitted 
through Sections 27-230, 27-239.03 and 27-239.04 of the Zoning Ordinance in 
conjunction with Detailed Site Plan No. DSP-05001 (the 'DSP'). The subject property is 
located on the east side of Karen Boulevard Extended, north of its intersection with Ronald 
Road, in Capitol Heights, Maryland and is more specifically known as Lot 1 and consisting 
of 13 .14 acres of land (the 'Site'). The applicant is filing this proposed variance for the 
allowance of less than the required distance between unattached multifamily dwellings 
and courts as set forth in Section 27-442(g). 

"The DSP application for the Site was accepted for review by the Maryland-National Park 
and Planning Commission (the 'M-NCPPC') on or about November 9, 2005. Prior to the 
scheduled September 14, 2006 Prince George's County Planning Board hearing on the 
matter, it was questioned during review whether the distance between buildings was less 
than what is permitted in the R-18C Zone. As a result, the Technical Staff recommended 
that the instant variance request be filed in order to justify the distance (side of building to 
side of building) between unattached multifamily dwellings. 

"In Prince George's County, a final decision involving a zoning case must be based only 
on the evidence in the record, and must be supported by written findings of basic facts and 
written conclusions. Md. Ann. Code art. 28, § 8-123 (2004); see also Zoning Ordinance 
§27-141. The basic facts and conclusions required in order to approve a variance request 
are found in Zoning Ordinance §27-230, as permitted by §27-239.03. See also Cromwell 
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v. Ward, 102 Md. App. 691,701,651 A.2d 424,429 (1995) (stating that a zoning board 
has authority to grant variances from the strict application of regulations when by reason 
of exceptional narrowness, shallowness, or shape of specific parcels of property or by 
reason of exceptional topographical conditions or other extraordinary situations of specific 
parcels of property, the strict application would result in unusual practical difficulties to, 
or exceptional or undue hardship); Dolan v. City of Tigard, 512 U.S. 374, 380 
(1994)(variances are granted only where it can be shown that, owing to special 
circumstances related to a specific piece of the land, the literal interpretation of the 
applicable zoning provisions would cause 'an undue or unnecessary hardship' unless the 
variance is granted); see generally Mastandrea v. North, 361 Md. 107, 760 A.2d 677 
(2000); McLean v. Soley, 270 Md. 208,310 A.2d 783 (1983). 

"The applicant hereby presents evidence that the proposed variance is justified based on 
the standards and requirements of §27-230 of the Zoning Ordinance. The requirements, 
as applicable, are addressed in tum below: 

"Section 27-230. Criteria for granting appeals involving variance. 

"(a) A variance may only be granted when the Board of Appeals finds that: 

"(1) A specific parcel of land has exceptional narrowness, 
shallowness, or shape, exceptional topographic conditions, or 
other extraordinary situations or conditions; 

"The Site is uniquely shaped and possesses significant topographic relief and other 
extraordinary conditions which necessitate the need for the requested variance. The 
existing slope of the adjacent roadway, Karen Boulevard, and limited sight distances 
severely restrict the location and number of ingress and egress points. This situation is 
further exacerbated by the requirement for a large on-site storm water management facility 
which can only be located along the entire eastern edge of the site between Karen 
Boulevard and the proposed multifamily dwellings. 

"As a result of the existing road grades, the existing topography and the large, required on
site storm water management facility the possible areas, the locations and orientations of 
the multifamily buildings and the associated parking are limited. The uniqueness and 
peculiarity of the Site in comparison to the surrounding properties causes §27-442(g) to 
impact the Site disproportionately." 

Staff comment: Staff agrees with the applicant's assertion that the topography of Karen 
Boulevard and the onsite topography are "exceptional topographic conditions" that justify the 
distance between the buildings to be reduced from that distance required by the Zoning Ordinance. 
The property is steep; the unit type proposed for the site is one that requires a flat parcel of land in 
order to build. Also, the unit type is most closely related in style and bulk to a townhouse product, 
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as opposed to multifamily. The building sticks are substantially less massive than a traditional 
multifamily product. 

"(2) The strict application of this Subtitle will result in peculiar and 
unusual practical difficulties to, or exceptional or undue 
hardship upon, the owner of the property; and 

"In light of the uniqueness and characteristics of the Site, as described above and which 
results in a disproportionate impact for the use of the Site, compliance with the regulations 
of §27-442(g) would result in an unreasonable hardship and undue burden on the 
applicant. Were the applicant to comply with the regulations set forth in §27-442(g), the 
lot yield would be significantly reduced thus placing an undue hardship on the property 
owner. Keeping in mind that the approved density of development is 262 dwelling units, 
as established by Preliminary Plan 4-03084, the current proposal of 156 dwelling units 
already represents a 40% reduction in density. Any further reduction in approved density 
due to the rigid application of the distance between buildings would constitute an 
exceptional and undue hardship." 

Staff comment: The applicant's argument that the project has suffered a reduction of 40 percent 
in density from the approval of the preliminary plan is not a viable argument. At the time of the 
preliminary plan for this case, the proposal was for multifamily units with elevators, which allows 
for a density of 20 units per acre. The applicant has changed the development concept of the 
property by proposing the modification to the two-family dwelling type, also know as two-over
twos or stacked townhouses, to qualify the product as a multifamily unit category for the purpose 
of allowing a greater density than is allowed under the R-18 Zone for two-family dwellings. When 
analyzed in this way, the property would have only yielded eight units per acre, or 105 dwelling 
units. By altering the floor plan of the units, deleting the separate entrance for each of the units, 
and combining the entrances into one to serve four units, the applicant has qualified the unit as a 
multifamily product and gained an increase in density of 51 units over the two-family dwellings 
originally proposed. Therefore, staff disagrees with the applicant's argument that the project has 
suffered a loss of units since the approval of the preliminary plan; the applicant's choice of unit 
type is entirely responsible for the decrease in density. Any hardship resulting from a loss of 
density is entirely self-imposed. 

"(3) The variance will not substantially impair the intent, purpose, 
or integrity of the General Plan or Master Plan. 

"In terms of the Master Plan, the proposed use will be in conformance. The Site is within 
Planning Area 75A, which is guided by the 2002 Prince George's County General Plan 
(the "General Plan") and the 1985 Suit/and-District Heights Approved Master Plan & 
Adopted Sectional Map Amendment (the "Master Plan"). The Site is within the 
Developed Tier of the General Plan and situated within walking distance of the Addison 
Road Metro. 
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"The variance from the distance (side of building to side of building) between unattached 
multifamily dwellings will not impair the primary intent of the General Plan Developed 
Tier's policies which is encourage and facilitate medium to high density, quality infill 
development. In fact, grant of this variance will promote the General Plan policies by 
providing flexibility and innovation when redeveloping infill sites. 

"The Master Plan and SMA designated the subject property R-18 (Multifamily Medium 
Density Residential). The proposed multifamily two-over-two units, with structured 
parking, meet the intent and purpose of the Master Plan and preserve its integrity 

"Due to the unique and unusual conditions of the Site, a disproportionate impact to the 
applicant results upon application of §27-442(g) of the Zoning Ordinance, which in tum 
creates an unreasonable hardship for the applicant in development of the Site. As such, 
pursuant to §§27-230 and 27-239.03 we would respectfully request that a variance be 
granted to lessen the distance between multifamily buildings as illustrated on DSP-
05001." 

Staff comment: Staff supports the applicant's requested variance to allow the distance between 
the end units of buildings to be reduced from 70 feet to 39 feet for the project, primarily for the 
reasons stated above, under the first criterion. The applicant submitted a revised justification 
statement dated October 31, 2006 (attached) and clearly indicated that the variance request was for 
39 feet and only applies to the relationship of end unit to end unit. 

10. Conformance to the Requirements of the Prince George's County Landscape Manual-This 
development proposal is subject to Sections 4.1, Residential Requirements, and 4. 7, Buffering 
Incompatible Uses. 

In regard to Section 4.1 of the Landscape Manual, the plans indicate the minimum number of trees 
required for the development is 21 7 shade trees. The plant schedule indicates that this requirement 
was met. 

Section 4.7 of the Landscape Manual, Buffering Incompatible Uses, is required between the 
proposed development and the adjacent townhouse site and the adjacent school site. The required 
buffer between the subject property and the townhouses to the north is a minimum 10-foot-wide 
landscaped strip and 20-foot-wide building setback, both of which have been provided. The 
required number of plant units has been provided. The required buffer yard between the subject 
property and the adjacent school site (John H. Bayne Elementary) is a 20-foot-wide landscaped 
yard and a 30-foot-wide building setback. The plans provide for the requirements above. 

11. Conformance to the Requirements of the Woodland Conservation Ordinance-The property 
is subject to the provisions of the Prince George's County Woodland Conservation Ordinance 
because it has a previously approved tree conservation plan. A Type II Tree Conservation Plan 
(TCPIU77/04) was previously approved in conjunction with DSP-04012. A revised Type II Tree 
Conservation Plan (TCPII/77/04-01) in conjunction with the current application has been reviewed 
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and was found to require minor revisions in order to be in conformance with TCPII/77 /04. The 
revised Type II tree conservation plan as submitted must be revised to clearly identify each phase 
of development. 

Recommended Condition: Prior to certificate approval of the detailed site plan, TCPII/77/04-01 
shall be revised as follows: 

a. Revise the TCPII to include both Phase I and II, which constitute the entire site in 
compliance with the approved Type I Tree Conservation Plan TCPI/58/03. 

b. Remove from the plan "Preliminary, not approved, not for construction." 

c. Revise Parcel "A" Conservation Area to reflect compliance with revised final plat. 

d. Eliminate the use of any woodland conservation area that is less than 35 feet in width. 

e. Revised the reforestation on Parcel A to reflect what was approved on the TCPI. 

f. Show correct amount of total clearing on Phase II ( cumulative acres of net tract also 
changes). 

g. Make all other changes and adjustments in the worksheet as required. 

h. Revise the worksheet accordingly to address any changes made to the plan. 

1. Have the plan signed and dated by the qualified professional who prepared the plan. 

12. Archeological Review-Phase I (Identification) archeological investigations are recommended on 
the above-referenced property. According to the 1861 Martenet map, members of the Berry family 
including Thomas Berry, Albert Berry, and J.E. Berry, Jr., had residences to the north and east of 
the property. The Berrys were slaveholders in the county, and archeological remains of slave 
quarters or burials may be present on the property. 

Phase I archeological investigations should be conducted according to Maryland Historical Trust 
(MHT) guidelines, Standards and Guidelines for Archeological Investigations in Maryland 
(Shaffer and Cole 1994), and the Prince George's County Planning Board Guidelines for 
Archeological Review (May 2005), and report preparation should follow MHT guidelines and the 
American Antiquity or Society of Historical Archaeology style guide. Archeological excavations 
shall be spaced along a regular 15-meter or SO-foot grid, and probing should be conducted also to 
search for possible burials. Excavations should be clearly identified on a map to be submitted as 
part of the report. 

Comment: This requirement should be fulfilled prior to the issuance of a grading permit for the 
subject site. 
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13. Environmental Review-The Environmental Planning Section originally reviewed the subject 
property as Preliminary Plan 4-87179 and Special Exception SE-444 7. The previously approved 
preliminary plan of subdivision for the townhouses lots on the subject property has expired 
without recordation. The Environmental Planning Section last reviewed the subject property in 
2003 as Preliminary Plan 4-03084 in conjunction with TCPV58/03, which were approved with 
conditions. The subject property has an approved Conceptual Stormwater Drain Plan, 
CSD 20523-2003-01, dated September 16, 2004. 

The subject property is located in the northeast quadrant of the intersection of Karen Boulevard 
and Ronald Road, approximately 1,000 feet north of Walker Mill Road. The surrounding 
properties are residentially zoned. The site is characterized by terrain sloping toward the east and 
west of the property, and drains into unnamed tributaries of the Lower Beaverdam Creek 
watershed in the Anacostia River basin. The predominant soil types on the site are Adelphia, 
Sandy Land, Chillum, Beltsville and Sassafras. These soil series generally exhibit slight to 
moderate limitations to development due to steep slopes, impeded drainage, and seasonally high 
water table. The site is undeveloped and fully wooded. Based on information obtained from the 
Maryland Department of Natural Resources, Natural Heritage Program publication entitled, 
"Ecologically Significant Areas in Anne Arundel and Prince George's Counties," December 1997, 
there are no rare, threatened or endangered species found to occur in the vicinity of this Site. 
There are streams, waters of the US, and wetlands associated with the site. There are no 
floodplains, Marlboro clays or scenic or historic roads located on or adjacent to the subject 
property. The subject property is located quite some distance away from any major noise generator. 
This property is located in the Developed Tier as delineated on the approved General Plan. 

A forest stand delineation (FSD) was reviewed with the preliminary plan submittal and was 
generally found to address the requirements for detailed FSD in compliance with the requirements of 
the Woodland Conservation Ordinance. No further action is required with regard to the detailed 
FSD. 

A stormwater management concept approval letter (CSD 20523-2004-01) dated September 16, 
2004, was submitted with the review package. A copy of the approved stormwater management 
concept plan is required for the office file, and is in conformance with the detailed site plan. 

Recommended Condition: Prior to certificate approval of the detailed site plan, a copy of the 
approved stormwater management concept plan shall be submitted. The stormwater management 
concept plan shall reflect the same limits of disturbance as the TCPII. 

14. Transportation-The subject application was referred to and reviewed by the Transportation 
Planning Section. The transportation staff commented that the widening of the proposed street at 
Karen Boulevard to at least 36 feet and the prohibition on on-street parking along the same street is 
appropriate. 
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15. By telephone call from Rick Thompson, Department of Environmental Resources (DER) to Susan 
Lareuse, DER acknowledged that the proposed stormwater management ponds shown on the plans 
are in conformance to the concept plan approval. 

17. As required by Section 27-285(b), the detailed site plan represents a reasonable alternative for 
satisfying the site design guidelines, without requiring unreasonable costs and without detracting 
substantially from the utility of the proposed development for its intended use. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 
County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and 
Planning Commission adopted the findings contained herein and APPROVED Variance Application No. 
VD-05001 as follows: 

a. A variance from Section 2 7-442(b ), footnote 7 6 to allow the substitution of attached car 
ports for a parking structure; and 

b. A variance from Section 27-442(g) to allow the distance between unattached multifamily 
dwellings to be reduced from 70 feet to 31 feet; and 

APPROVED the Type II Tree Conservation Plan (TCPll/77/04/01) and further APPROVED 
Detailed Site Plan DSP-05001 subject to the following conditions: 

1. Prior to certificate approval of the detailed site plan, TCPil/77/04-01 shall be revised as follows: 

a. Revise the TCPII to include both Phase I and II, which constitute the entire site in 
compliance with the approved Type I Tree Conservation Plan TCPl/58/03. 

b. Remove from the plan "Preliminary, not approved, not for construction." 

c. Revise Parcel "A" Conservation Area to reflect compliance with revised final plat. 

d. Eliminate the use of any woodland conservation area that is less than 35 feet in width. 

e. Revised the reforestation on Parcel A to reflect what was approved on the TCPI. 

f. Show correct amount of total clearing on Phase II (cumulative acres of net tract also 
changes). 

g. Make all other changes and adjustments in the worksheet as required. 

h. Revise the worksheet accordingly to address any changes made to the plan. 

i. Have the plan signed and dated by the qualified professional who prepared the plan. 
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2. Prior to certificate approval of the detailed site plan, the following information shall be submitted 
or the plans shall be revised to provide: 

a. A copy of the approved stormwater management concept plan and letter shall be 
submitted. The stormwater management concept plan shall reflect the same limits of 
disturbance as the TCPII. 

b. A Phase I archeological investigations shall be conducted according to Maryland 
Historical Trust (MHT) guidelines, Standards and Guidelines for Archeological 
Investigations in Maryland (Shaffer and Cole 1994), and the Prince George's County 
Planning Board Guidelines for Archeological Review (May 2005), and report preparation 
should follow MHT guidelines and the American Antiquity or Society of Historical 
Archaeology style guide. Archeological excavations shall be spaced along a regular 15-
meter or SO-foot grid, and probing should be conducted also to search for possible burials. 
Excavations should be clearly identified on a map to be submitted as part of the report. 

c. The plan shall be revised to include a tot-lot, a preteen lot, and a one-half multipurpose 
court. 

d. The loading space shall be relocated to a more convenient place for use by the residents. 

e. The architectural elevations shall be revised to indicate that all front elevations of the 
buildings shall be a minimum of 80 percent brick and all end walls shall be brick up to the 
second floor. 

3. The plans shall be revised prior to signature approval as follows: 

a. Relocate the four-plex which was relocated and to the south west comer of the site 
adjacent to the eleven foot tall retaining wall as shown in applicant's Exhibit # 1. 

b. The building located adjacent to the play area shall be rotated 90 degrees so the fronts of 
units will face the fronts of adjacent units. Additional guest parking shall be provided at 
the rear of the units. 

c. Conform to the Parks and Recreational Facilities Guidelines. 

d. The plans shall incorporate the details and specification of the retaining walls for the site 
and shall be reviewed for appropriate design and aesthetics by the Urban Design Section. 

e. The retaining walls located in and around the central recreational facilities shall be 
designed to provide a ball-wall as an additional recreational facility associated with the 
multipurpose court, if possible. 
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BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
the District Council of Prince George's County within thirty (30) days following the final notice of the 
Planning Board's decision. 

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

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Vaughns, seconded by Commissioner Clark, with Commissioners Vaughns, 
Clark, Squire, Eley and Parker voting in favor of the motion at its regular meeting held on 
Thursday, November 16, 2006, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 14th day of December 2006. 

TMJ:FJG:SL:bjs 

Trudye Morgan Johnson 
Executive Director 

By Frances J. Guertin 
Planning Board Administrator 
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MN 
THEIMARYL1ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

r7 r"""J 14741 Governor Oden Bowie Drive 
r-- r-- Upper Marlboro, Maryland 20772 • C TTY: (301 J 952-3796 

FINAL PLAT REVIEW/RETURN PLAT FORM 

Date r:1.,;;/.:J D'7 

To: "-:1-e--+4' H6.D1m nod ) t}ae1-. ~/1 9 /1 

a c'A::/<(} ~ 
From: C/1e..r¥ i llre.S..£1 CL 

Subject: IJ I LC1'1f;-!Jj /}-, l-) /l)C.OL tJJ i--f I JL,,{; 
/ 

[ ] Fee check returned [t.fR.eturning pre-review prints only [ ] Returning mylar 

We are returning the attached subdivision plat(s) for reasons checked below: 

For corrections/revisions indicated in red 

Submit completed application form 

Submit check for processing fee payable to M-NCPPC ($750 per plat) 

Submit tax Certification Letter from Treasurer's Office 

Submit Fee in Lieu check payable to M-NCPPC for 5% of Full Market Value (see attached 
computation sheet) 

Submit Recreation Facilities Agreement d fr'..J!+ [ ] Declaration of Covenants 

NOTE: Acceptance of the Final Plat must occur within the validity.,.Period of the Preliminary Plan. 
The Preliminary Plan for this subdivision expires on 4 • q\ q • D• I . 

For acceptance of the above referenced plats and further processing, resubmit the revised final plats and the 
above checked items. 

Remarks: ;:JJJ.; .. h 0/] (}.,i 

llr h Cv1 0 e.J', 4 /) 

Finals/plat-ret (revised 06/06) 

ffPti be.,. a e.L) f./'(M( - cl (;_{,/Y) .,n t'./) -h 

re- +i;.e,rr;J C:!<)d 

I I 

I')~J+r; G-+- C-ol~{1tL1 I 
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THE PRINCE GEORGE'S COUNTY GOVERNMENT 

Office of the Clerk of the Council 
(301) 952-3600 

April 25, 2007 
M-NCPPC 

P..G., PLANNING DEPARTMENT 

RE: SP 05001 Lincolnshire, Phase II 

tr,,,,,-..,..,...~-~_,.,,....·' 
-· 

_.,, 

NOTICE OF FINAL DECISION 
OF THE DISTRICT COUNCIL 

C!EV-RO,i!'~EJN;T i<:~\/iE-".'if' l!W-tl1$.UDN1 

Pursuant to the provisions of Section 27-134 of the Zoning Ordinance of Prince 
George's County, Maryland requiring notice of decision of the District Council, 
you will find enclosed herewith a copy of the Council Order setting forth the 

action taken by the District Council in this case on April 23, 2007. 

M•NCPPC 
P.G. PLANNING DEPARTMENT 

n11 u]:-~ 
APR •: , :",~ . CERTIFICATE OF SERVICE 

• ''. \ f 

DEVELOPMENT ~E\'li.W DIVISION 

This is to certify that on April 25, 2007 this notice and attached Council Order 

were mailed, postage prepaid, to all persons of record. 

M-NCPPC 
P.G., PLANNING DEPARTMENT 

!EIIY-ffi.lGPMENT lilEVIEW DIVISION 

(10/97) 

~ 4·1 LC.~,{_ 
Redis C. Floyd 
Clerk of the Council 

County Administration Building - Upper Marlboro, Maryland 20772 
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Case No. SP-05001 

Applicant: PDC Lincolnshire, LLC 

COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 

SITTING AS THE DISTRICT COUNCIL 

ORDER AFFIRMING PLANNING BOARD DECISION, WITH CONDITIONS 

IT IS HEREBY ORDERED, after review of the administrative record, that the decision of 

the Planning Board in PGCPB No. 06-263 to' approve with conditions a detailed site plan for 

construction of 156 multifamily dwellings as condominium units, for a project referred to as 

Lincolnshire, Phase II, on property described as approximately 13.17 acres of land in the R-18 

Zone, in the northeast quadrant of Karen Boulevard and Ronald Road, Capitol Heights, is: 

AFFlRMED, for the reasons stated by the Planning Board, whose decision is hereby adopted 

as the findings of fact and conclusions of law of the District Council in this case. 

IT IS FURTHER ORDERED, that the Planning Board's decision to approve Variance 

Application No. VD-05001 is AFFIRMED, for the reasons stated by the Planning Board, whose 

decision is hereby adopted as the findings of fact and conclusions of law of the District Council. 

A. A variance from Section 27-441 (b), footnote 76, is hereby APPROVED, to allow 

the substitution of attached carports for a parking structure. 

B. A variance from Section 27-442 (g) is hereby APPROVED, to allow the distance 

between unattached multifamily dwellings to be reduced from 70 feet to 31 feet. 

Affinnance of the Planning Board's decision is subject to the following conditions: 

1. Prior to certificate approval of the detailed site plan, TCP II/77/04-01 shall be revised as 

follows: 

a. Revise the TCP II to include both Phase I and II, which constitute the entire site 

in compliance with the approved Type I Tree Conservation Plan TCP I/58/03. 
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SP-05001 

b. Remove from the plan "Preliminary, not approved, not for construction." 

c. Revise Parcel "A" Conservation Area to reflect compliance with revised final plat. 

d. Eliminate the use of any woodland conservation area that is less than 35 feet in 
width. 

e. Revise the reforestation on Parcel A to reflect what was approved on the TCP I. 

f. Show correct amount of total clearing on Phase II (cumulative acres of net tract 
also changes). 

g. Mark all other changes and adjustments in the worksheet as required. 

h. Revise the worksheet accordingly to address any changes made to the plan. 

i. Have the plan signed and dated by the qualified professional who prepared the 

plan. 

2. Prior to certificate approval of the detailed site plan, the following information shall be 

submitted or the plans shall be revised to provide: 

a. A copy of the approved stormwater management concept plan and letter shall be 

submitted. The stormwater management concept plan shall reflect the same limits 

of disturbance as the TCP II. 

b. A Phase I archeological investigation shall be conducted according to Maryland 

Historical Trust (MIIT) guidelines, Standards and Guidelines for Archeological 
Investigations in Maryland (Shaffer and Cole, 1994), and the Prince George's 

County Planning Board Guidelines for Archeological Review (May 2005), and 

report preparation should follow MHT guidelines and the Anierican Antiquity or 

Society of Historical Archeology style guide. Archeological excavations shall be 

spaced along a regular 15-meter or 50-foot grid, and probing should be conducted 

also to search for possible burials. Excavations should be clearly identified on a 

map to be submitted as part of the report. 

c. The architectural elevations shall be revised to include two story bay window 

feature for each increment of two multifamily buildings. 

d. The loading space shall be relocated to a more convenient place for use by the 

residents. 

2 
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... 

e. 

f. 

g. 

h. 

SP-05001 

The architectural elevations shall be revised to indicate that all front elevations 

and end walls of the buildings shall be 100 percent brick or stone. 

A photometric lighting plan shall be submitted to demonstrate a minimum of 1.25 

foot candles along all streets and parking areas. The light fixture shall be a type 

that will be acceptable to the utility company for purposes of maintenance. 

The recreational facilities including the tot-lot, the pre-teen lot, and the half 

multipurpose court shall be removed from the plans. 

A total of 42 visitor spaces shall be provided. 

3. The plans shall be revised p1ior to signature approval as follows: 

a. Relocate the four-plex that was relocated to the southwest corner of the site, 

adjacent to the eleven-foot-high retaining wall, as shown in Exhibit 1. 

b. The building located adjacent to the play area shall be rotated 90 degrees so the 

fronts of units will face the fronts of adjacent units. Additional guest parking 

shall be provided at the rear of the units. 

C. The plans shall incorporate the details and specifications of the retaining walls 

and shall be reviewed for appropriate design and aesthetics by the 

Urban Design Section. -I 
Prior to the approval of the final plat, the applicant shall provide evidence of a ( 

contribution to the M-NCPPC Department of Parks and Recreation in the amount of 

$113,000.00, for improvements/development of a park in the vicinity of Addison Road 

and Wilburn Drive. 

Prior to the release of the 78th building permit for the project, the trail and the gazebo 

shall be constructed. 

Ordered this 23rd day of April, 2007, by the following vote: 

In Favor: Council Members Dean, Dernoga, Harrington, Knotts, Olson and Turner 

Opposed: 

Abstained: 

Absent: Council Members Exum, Bland and Campos 

3 
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Vote: 6-0 

ylT.41--<c.~(L 
Red1s C. Floyd 
Clerk of the Council 

4 

.. 
SP-05001 

COUNTY COUNCIL OF PRINCE GEORGE'S 
COUNTY, MARYLAND, SITTING AS THE 
DISTRICT COUNCIL FOR THAT PART OF 
THE MARYLAND-WASIDNGTON 
REGIONAL DISTRICT IN PRINCE GEORGE'S 
COUNTY, MARYLAND 

/1 . ~ - /\a_ ~ 
By: _v-f ___ L,L __ (_~----

Camille A. Exum, Chair 
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MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

r-717 14741 Governor Oden Bowie Drive r-r- Upper Marlboro, Maryland 20772 

►jC TTY. (301) 952-3796 

PGCPB No. 04-03 File No. 4-03084 

RESOLUTION 

WHEREAS, Lincolnshire Assoc., Ltd., is the owner of a 18.69-acre parcel of land known as 
Lincolnshire (Lot 2 and part of Lot 1), plat book WWW56@7, Tax Map 73, Grid D-3, said property being 
in the 19th Election District of Prince George's County, Maryland, and being zoned R-T and R-18; and 

WHEREAS, on august 18, 2003, PDC Lincolnshire, LLC, filed an application for approval of a 
Preliminary Subdivision Plan (Staff Exhibit #1) for 24 lots and 3 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Subdivision Plan, also 
known as Preliminary Plan 4-03084 for Lincolnshire was presented to the Prince George's County 
Planning Board of The Maryland-National Capital Park and Planning Commission by the staff of the 
Commission on January 8, 2004, for its review and action in accordance with Article 28, Section 7-116, 
Annotated Code of Maryland and the Regulations for the Subdivision of Land, Subtitle 24, Prince George's 
County Code; and 

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission 
recommended APPROVAL of the application with conditions; and 

WHEREAS, on January 8, 2004, the Prince George's County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince 
George's County Code, the Prince George's County Planning Board APPROVED the Type I Tree 
Conservation Plan (TCPU58/03), and further APPROVED Preliminary Plan of Subdivision 4-03084, 
Lincolnshire, for Lots 1-24 and Parcels A-C, with the following conditions: 

1. Prior to signature approval of the preliminary plan of subdivision the plan shall be revised as 
follows: 

2. 

a. Revise General Note 16 to reflect that the mandatory dedication of parkland requirement 
is being met by private on-site recreational facilities. 

b. To provide reference to the approved Stormwater Management Concept Plan, # 20523-
2003-00. 

Prior to the issuance of building permits, the applicant, his heirs, successors and/or assignees shall 
demonstrate that a homeowners association has been established and that the common areas have 
been conveyed to the homeowners association. 
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3. Prior to the issuance of building pennits, the applicant, his heirs, successors and/or assignees shall 
convey to the homeowners association (HOA) Parcels A, B and C. Land to be conveyed shall be 
subject to the following: 

a. Conveyance shall take place prior to the issuance of building pennits. 

b. A copy ofunrecorded, special warranty deed for the property to be conveyed shall be 
submitted to the Subdivision Section of the Development Review Division (DRD), Upper 
Marlboro, along with the final plat. 

c. All waste matter of any kind shall be removed from the property prior to conveyance, and 
all disturbed areas shall have a full stand of grass or other vegetation upon completion of 
any phase, section or the entire project. 

d. The conveyed land shall not suffer the disposition of construction materials, soil filling, 
discarded plant materials, refuse or similar waste matter. 

e. Any disturbance of land to be conveyed to a homeowners association shall be in 
accordance with an approved detailed site plan or shall require the written consent of 
DRD. This shall include, but not be limited to, the location of sediment control measures; 
tree removal, temporary or pennanent stormwater management facilities, utility placement 
and stonndrain outfalls. If such proposals are approved, a written agreement and financial 
guarantee shall be required to warrant restoration, repair or improvements, required by the 
approval process. 

f. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to a 
homeowners association. The location and design of drainage outfalls that adversely 
impact property to be conveyed shall be reviewed and approved by DRD prior to the 
issuance of grading or building permits. 

g. Temporary or pennanent use ofland to be conveyed to a homeowners association for 
stonnwater management shall be approved by DRD. 

h. Stormdrain outfalls shall be designed to avoid adverse impacts on adjacent land owned by 
or to be conveyed to The Maryland-National Capital Park and Planning Commission 
(M-NCPPC). If the outfalls require drainage improvements on land to be conveyed to or 
owned by M-NCPPC, the Department of Parks and Recreation (DPR) shall review and 
approve the location and design of these facilities. DPR may require a performance bond 
and easement agreement prior to issuance of grading permits. 

i. There shall be no disturbance of any adjacent land that is owned by M-NCPPC, without 
the review and approval of DPR. 
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4. 

5. 

7. 

9. 

12. 

J. The Planning Board or its designee shall be satisfied that there are adequate provisions to 
assure retention and future maintenance of the property to be conveyed. 

The final plat shall reflect a conservation easement by bearings and distances. The conservation 
easement shall contain the expanded stream buffer, excluding those areas where variation requests 
have been approved, and be reviewed by the Environmental Planning Section prior to certification. 
The following note shall be placed on the plat: 

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

. rc\\'},
Review of the DSP shall include the review of the proposed stonnwater management facilities for ..,.Q\JJ" 
views and landscaping. The pond at the entrance of the subdivision shall be designed as an ~'>? 
amenity to the community. 

The applicant, his heirs, successors and or assignees shall provide standard sidewalks along both 
sides of internal streets unless modified by the Department of Public Works and Transportation. 

In accordance with Section 24- l 35(b) of the Subdivision Regulations, the applicant shall be 
providing private on-site recreational facilities. Facilities shall be provided in accordance with the 
Parks and Recreational Facilities Guidelines on Parcel A for the townhouses and on Parcel C for 
~e multifamily dwelling units.lt(-l'b ~ 

The applicant, his heirs, successors and/or assignees shall submit three original Recreational 
Facilities Agreements (RFA) to DRD for approval prior to the submission of final plats, for 
construction of recreational facilities on homeowners land. Upon approval by DRD, the RF A shall 
be recorded among t;he county land records. 

The applicant, his heirs, successors and/or assignees shall submit a performance bond, letter of 
credit, or other suitable financial guarantee prior to building pennits for the construction of 
recreational facilities on homeowners land. 

Prior to final plat, the applicant shall submit evidence from the Health Department that the tires 
~d wrecked cars found on the property have been hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposal/recycling facility or otherwise properly disposed. 

Development of this site shall be in accordance with the approved Stonnwater Management 
Concept Plan # 20523-2003-00. 

Prior to the issuance of any building permits within the subject property, the applicant shall 
conduct a traffic signal warrant study at the intersection of Walker Mill Road and Karen 
Boulevard. The applicant should utilize a new 12-hour count, and should analyze signal warrants 
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13. 

0~ 14. 

15. 

under total future traffic as well as existing traffic at the direction of DPW &T. If a signal is 
deemed warranted by DPW &T at that time, the applicant shall bond the signal prior to the release 
of any building permits within the subject property, and install it at a time when directed by 
DPW&T. The applicant will be responsible for any additional pavement markings and signage at 
this location as determined by DPW&T. 

Prior to the issuance of any building permits within the subject property, the following road 
improvements shall (a) have full financial assurances, (b) have been permitted for construction, 
and (c) have an agreed-upon timetable for construction with the SHA and/or DPW&T: 

a. The applicant shall extend the southbound left tum lane on Addison Road at Ronald Road 
based on DPW&T recommendations and guidelines to increase stacking distance a 
minimum of 175 feet. In addition, an acceleration lane shall be constructed along 
northbound Addison Road at Ronald Road. Any modifications to the traffic signal, new 
pavement markings, or signage will be the responsibility of the applicant. 

b. At the intersection of Walker Mill Road and Addison Road, the applicant will modify the 
westbound approach of Walker Mill Road from one left turn lane and one right turn lane 
to one left turn lane and one shared left/right turn lane. This may require minor widening 
and reconstruction at the intersection. 

c. At the intersection of MD 214 and Addison Road, the applicant shall construct a free
flow, northbound, right-tum lane on Addison Road to eastbound MD 214 or construct an 
exclusive eastbound right turn lane on MD 214 to southbound Addison Road. 

d. At the time of final plat approval, the applicant shall construct Karen Boulevard to connect 
with the existing portion of Karen Boulevard to the north at Walker Mill Middle School. 

These improvements shall include any signal, signage, and pavement marking modifications and 
additions to be determined by SHA and/or DPW. 

A Type II tree conservation shall be approved at the time of DSP. 

Development of this subdivision shall be in compliance with the approved Type I Tree 
Conservation Plan (TCPl/58/03). The following note shall be placed on the Final Plat of 
Subdivision: 

Development is subject to restriction shown on the approved Type I Tree Conservation 
Plan (TCPl/58/03), or as modified by the Type II Tree Conservation Plan, and precludes 
any disturbance or installation of any structure within specific areas. Failure to comply 
will mean a violation of an approved Tree Conservation Plan and will make the owner 
subject to mitigation under the Woodland Conservation/free Preservation Policy and 
Subtitle 25. 

V 
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BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George's County Planning Board are as follows: 

1. The subdivision, as modified, meets the legal requirements of Subtitles 24 and 27 of the Prince 
George's County Code and of Article 28, Annotated Code of Maryland. 

2. The subject properties are located on the west and east side of Karen Boulevard north of its 
intersection with Ronald Road in District Heights. 

3. Development Data Summary-The following information relates to the subject preliminary plan 
application and the proposed development. 

EXISTING PROPOSED 
Zone R-T & R-18 R-T & R-18 
Use(s) Vacant Townhouses & Multifamily 
Acreage 17.28 17.28 
Lots 2 24 
Parcels 0 3 
Dwelling Units: 286 Total 

Detached 0 0 
Townhouse 0 24 
Multifamily 0 262 

4. Environmental-The Environmental Planning Section has previously reviewed the subject 
property as a Preliminary Plan of Subdivision ( 4-87179). The previously approved Preliminary 
Plan of Subdivision for the townhouse lots on the subject property expired. The property is subject 
to the provisions of the Prince George's County Woodland Conservation Ordinance because the 
gross tract area is in excess of 40,000 square feet and there are more than 10,000 square feet of 
existing woodland on-site. A Type I Tree Conservation Plan (TCPI/58/03) was submitted and 
was found to meet the requirements of the Woodland Conservation Ordinance. The minimum 
woodland requirement for the site is 3.75 acres of the net tract. An additional 6.33 acres are 
required due to the removal of woodlands, for a total of 10.08 acres of woodland conservation. 
The plan shows the requirement being met with 0.83 acre of on-site woodland conservation, 0.59 
acre of reforestation, and 8.66 acres of off-site mitigation for a total of 10.08 acres. 

The site is characterized by terrain sloping toward the east and west of the property and drains into 
unnamed tributaries of the Lower Beaverdam Creek watershed in the Anacostia River basin. The 
predominant soil types on the site are Adelphia, Sandy Land, Chillum and Sassafras. These soil 
series generally exhibit slight to moderate limitations to development due to steep slopes, impeded 
drainage and seasonally high water table. The site is undeveloped and fully wooded. Based on 
information obtained from the Maryland Department of Natural Resources, Natural Heritage 
Program publication entitled, "Ecologically Significant Areas in Anne Arundel and Prince 
George's Counties," December 1997, there are no rare, threatened or endangered species found to 
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occur in the vicinity of this site. There are no floodplains, Marlboro clays, or scenic or historic 
roads located on or adjacent to the subject property. The subject property is located quite some 
distance away from any major noise generator. This property is located in the Developed Tier as 
delineated in the adopted General Plan. 

There are streams and Waters of the U.S. on site. The preliminary plan as submitted proposes 
impacts to the stream in two separate areas. Section 24-130 of the Subdivision Regulations 
restricts impacts to these buffers unless the Planning Board grants a variation to the Subdivision 
Regulations in accordance with Section 24-113. Even if approved by the Planning Board, the 
applicant will need to obtain federal and state permits prior to the issuance of any grading permit. 

All disturbances not essential to the development of the site as a whole is prohibited within stream 
and wetland buffers. Essential development includes such features as public utility lines, 
including sewer and stormwater outfalls, streets that are mandated for public health and safety; 
nonessential activities are those, such as grading for lots, stormwater management ponds and 
parking areas that do not relate directly to public health, safety or welfare. Impacts for essential 
development features require variations to the Subdivision Ordinance. 

The variation requests submitted for review on November 3, 2003, meet the minimum submission 
requirements. The variation request submitted identified individual impact areas and provided 
written justifications for each encroachment. The variation requests shown on the plan and 
identified as impact areas 1 and 2 respectively are specifically described below. However, for 
purposes of discussion relating to Section 24-113(a) of the Subdivision Regulations the impacts 
were discussed collectively. 

Section 24-113(a) of the Subdivision Regulations sets forth the required findings for approval of 
variation requests. Section 24-l 13(a) reads: 

Where the Planning Board.finds that extraordinary hardship or practical difficulties may result 
from strict compliance with this Subtitle and/or that the purposes of this Subtitle may be served to 
a greater extent by an alternative proposal, it may approve variations from these Subdivision 
Regulations so that substantial justice may be done and the public interest secured, provided that 
such variation shall not have the effect of nullifying the intent and purpose of this Subtitle; and 
further provided that the Planning Board shall not approve variations unless it shall make 
findings based upon evidence presented to it in each specific case that: 

(l) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

(2) The conditions on which the variation is based are unique to the property for which the 
variation is sought and are not applicable generally to other properties; 

(3) The variation does not constitute a violation of any other applicable law, ordinance, or 
regulation; 

V 
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(4) Because of the particular physical surroundings, shape, or topographical conditions of 
the specific property involved, a particular hardship to the owner would result, as 
distinguished.from a mere inconvenience, if strict letter of these regulations is carried out; 

Impact Area #1-To the west of the proposed connection of Karen Boulevard 

Location of Impact Area: This area is the site of a proposed sewer line construction and 
stormdrain outfall with associated retaining wall to the west of the proposed connection of Karen 
Boulevard. It is adjacent to a stream buffer and Water of the U.S. 

The proposed impacts consist of: 

Minimal clearing (approximately 2,500 square feet) and excavation, and utility construction within 
the 50-foot stream buffer in order to construct a stormdrain outfall and associated retaining wall. 
Approximately 15 linear feet of the 130 linear feet of sewer main within the Extended Buffer is 
proposed to impact the Waters of the U.S. Because the existing sewer is to the east of the stream, 
a stream crossing is required. 

In addition, minimal clearing (approximately 500 square feet) and excavation and utility 
construction within the 50 foot stream buffer is proposed to construct the outfall of the proposed 
stormwater management facility. 

Impact Area #2-The Construction of Karen Boulevard 

Location oflmpact Area: The area is within the previously dedicated right-of -way for a master 
plan road, Karen Boulevard. It is adjacent to a 50-foot stream buffer and Waters of the U.S. 

The proposed impacts consist of: 

Clearing (approximately 28,500 square feet), fill operations, and wall construction to bring the 
grade of the road to match the existing portions of Karen Boulevard to the north and the south and 
utility construction (especially stormdrain and water and sewer connections to existing mains) 30 
linear feet of sewer and 160 linear feet of water. The total disturbed area in the expanded buffer is 
approximately 55,000 square feet. 

The following is an analysis of the variations requested. The text in bold represents the text from 
the Section 24-113 of the Subdivision Regulations. 

(1) The granting of the variation will not be detrimental to the public safety, health, or 
injurious to other property; 

The variations requested are associated with connections to a sewer main stormwater 
management outfall and the construction of an associated retaining wall, to the west of 
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Karen Boulevard. The approval of these impacts will not create conditions detrimental to 
the public safety, health, or welfare, or injurious to other property; and will provide the 
necessary utilities and structures to protect public safety, health and welfare. 

(2) The conditions on which the variation is based are unique to the property for which 
the variation is sought and are not applicable generally to other properties; 

The conditions of the property are unique with respect to the placement of the existing 
stream, the associated buffer, and the required placement of the necessary public utilities. 

(3) The variation does not constitute a violation of any other applicable law, ordinance, 
or regulation; 

No other variances, departures, or waivers are required. All appropriate federal and state 
permits must be obtained before the construction can proceed. Because there are state 
permitting processes to review the proposed impacts to nontidal wetlands, wetland buffers 
and Waters of the U.S., the construction proposed does not constitute a violation. 

( 4) Because of the particular physical surroundings, shape, or topographical conditions 
of the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is 
carried out; 

Due to the configuration of this site, the location of the stream, and the 100-year 
floodplain, and the fact that no other reasonable options are possible that would further 
reduce or eliminate the number and extent of the proposed impacts while allowing for the 
development of the property under its existing zoning, staff recommends approval of the · 
variations. The dedication of Karen Boulevard occurred in 1965 at the current location to 
provide a greater circulation and a connection from Walker Mill Road to the south to 
MD 214 to the north. 

(5) In the R-30, R-30C, R-18, R-18C, R-IOA, R-10, and R-H Zones, where multifamily 
dwellings are proposed, the Planning Board may approve a variation if the applicant 
proposes and demonstrates that, in addition to the criteria in Section 24-113(a) 
above, the percentage of dwelling units accessible to the physically handicapped and 
aged will be increased above the minimum number of units required by Subtitle 4 of 
the Prince George's County Code. 

Staff recommends that the applicant demonstrate conformance to this criteria at the time of 
DSP for the construction of the multifamily dwelling units in the R-18 Zone to the east of 
Karen Boulevard. Because of the steep and severe slopes on the site, the extent of 
development will be determined at the time ofreview of the DSP. 

9 
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Staff recommends approval of the variation requests. The impacts are for the connection and 
construction of Karen Boulevard and for the connections to a sewer main and stormwater 
management pond outfall with an associated retaining wall for the development of the site only. 

5. Community Planning-The property is located within the limits of the 1985 Suit/and-District 
Heights Master Plan, planning area 72 in the District Heights Community. The recommended 
land use is multifamily residential. The 2002 General Plan locates the property in the Developed 
Tier. The proposed preliminary plan is consistent with the recommendation of the master plan and 
the General Plan. 

The subject property is outside the Addison Road Sector Plan study area but within a reasonable 
walking distance to the Addison Road Metro Station and the proposed town center. Since the 
property is within walking distance from the Addison Road Metro Station, pedestrian circulation 
within the site and adjoining neighborhoods should be addressed at the time of review of the 
detailed site plan. 

6. Parks and Recreation-In accordance with Section 24-135(a) of the Subdivision Regulations the 
Department of Parks and Recreation recommends that the applicant provide private on-site 
recreational facilities to fulfill the requirements of the mandatory dedication of parkland. 
Recreation facilities should be provided on both sides of Karen Boulevard and in accordance with 
the Parks and Recreational Facilities Guidelines. 

7. Trails-There are no master plan trails issues identified in the Adopted and Approved Suitland
District Heights and Vicinity Master Plan. The sidewalk network as shown on the submitted plan 
is comprehensive and will adequately accommodate pedestrian movement along the proposed 
right-of-way. With the review of the required detailed site plans, a determination will be made 
regarding the internal circulation. 

8. Transportation-The property is located east of Addison Road and within one mile of the 
Addison Road/Seat Pleasant Metro Station. The applicant proposes a residential subdivision 
consisting of 24 townhouses and 262 multifamily dwellings. 

The applicant submitted a traffic study dated September 18, 2003. This study was revised and 
resubmitted, dated September 24, 2003. The revised traffic study included an analysis of 24 
townhouses, 262 apartments, and the extension of Karen Boulevard from Ronald Road to Walker 
Mill Middle School. The findings and recommendations outlined below are based upon a review 
of these materials and analyses conducted by staff of the Transportation Planning Section, 
consistent with the Guidelines for the Analysis of the Traffic Impact of Development Proposals. 
Comments from the county's Department of Public Works and Transportation (DPW&T) and the 
State Highway Administration (SHA) are incorporated. 
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Growth Policy-Senrice Level Standards 

The subject property is located within the developed tier, as defined in the General Plan for Prince 

George's County. As such, the subject property is evaluated according to the following standards: 

Links and signalized intersections: Level-of-service (LOS) E, with signalized intersections 

operating at a critical lane volume (CLV) of 1,600 or better. Mitigation, as defined by Section 24-

124(a)( 6) of the Subdivision Ordinance, is permitted at signalized intersections within any tier 

subject to meeting the geographical criteria in the guidelines. 

Unsignalized intersections: The Highway Capacity Manual procedure for unsignalized 
intersections is not a true test of adequacy but rather an indicator that further operational studies 

need to be conducted. Vehicle delay in any movement exceeding 50.0 seconds is deemed to be an 

unacceptable operating condition at unsignalized intersections. In response to such a finding, the 

Planning Board has generally recommended that the applicant provide a traffic signal warrant 

study and install the signal ( or other less costly warranted traffic controls) if deemed warranted by 

the appropriate operating agency. 

Staff Analysis of Traffic Impacts 

The applicant has prepared a traffic impact study in support of the application using new counts 

taken during 2003. Due to the recent opening of the Ritchie-Marlboro interchange at 1-95 and the 

planned opening of two new Metrorail stations, the applicant made adjustments to through 

movements during the AM and PM peak hours on MD 214. Through volumes were reduced by 

approximately 20 percent to account for the diversion of trips to the new interchange and the 

shifting of some trips to the new Metrorail stations (Morgan Boulevard and Largo Town Center) 

that will run parallel to Central Avenue by 2004. With the development of the subject property, the 

traffic consultant concluded that several off-site intersection improvements would be required to 

meet the threshold for intersections within the developed tier. The traffic impact study prepared 

and submitted on behalf of the applicant analyzed the following intersections during weekday peak 

hours: 

MD 214/ShadyGlen Road (signalized) 
MD 214/Pepper Mill Road/Karen Boulevard (unsignalized) 
MD 214/Addison Road (signalized) 
Addison Road/Ronald Road (signalized) 
Walker Mill Road/Addison Road (signalized) 
Walker Mill Road/Karen Boulevard (unsignalized) 
Walker Mill Road/Shady Glen Road (signalized) 

The following conditions exist at the critical intersections: 
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EXISTING TRAFFIC CONDITIONS 

I 
Critical Lane Volume 

Intersection (AM&PM) 
MD 214/Shady G !en Road/Hill Road 1,092 1,046 
MD 214/Pepper Mill Road/Karen Boulevard 751 635 
MD 214/ Addison Road 1,102 1,262 
Addison Road/Ronald Road 1,111 1,130 
Walker Mill Road/ Addison Road 1,513 1,480 
Walker Mill Road/Karen Boulevard (unsignalized) 38.4* 91.4* 
Walker Mill Road/Karen Boulevard (signalized) 571 641 
Walker Mill Road/Shady Glen Road 615 707 

I Level of Service 
(LOS, AM & PM) 

B B 
A A 
B C 
B B 
E E 
-- --
A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 

intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the guidelines, an average vehicle delay 

exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Background developments include over 450 townhouses, 300 apartments, and 700 single-family 
units. Nearby approved developments also include 150,000 square feet of office space, 300,000 
square feet of warehouse space, and nearly 900,000 square feet of industrial space. Background 
traffic along MD 214, Addison Road, and Walker Mill Road was also increased by five percent to 
account for overall growth up to the design year 2008. This is the expected year of full build-out. 

As assumed under existing traffic conditions, through volumes were reduced by approximately 20 
percent to account for the diversion of trips to the new interchange and the shifting of some trips to 
the new Metro stations (Morgan Boulevard and Largo Town Center) that will run parallel to 
Central Avenue by 2004. There are no other funded capital improvements in the area. Given 
these assumptions, background conditions are summarized below: 
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BACKGROUND TRAFFIC CONDITIONS 

I Critical Lane Volume 
Intersection (AM&PM) 

MD 214/Shady Glen Road/Hill Road 1,324 1,411 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,298 
MD 214/ Addison Road 1,352 1,794 
Addison Road/Ronald Road 1,363 1,461 
Walker Mill Road/ Addison Road 1,792 1,732 
Walker Mill Road/Karen Boulevard (unsignalized) 58.1* 237.3* 
Walker Mill Road/Karen Boulevard (signalized) 653 752 
Walker Mill Road/Shady Glen Road 779 894 

I Level of Service 
(LOS, AM & PM) 

D D 
C C 
D F 
D E 
F F 
-- -
A A 
A A 

*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Based on background traffic conditions, two of the intersections will operate at LOS F, with a 
critical lane volume above 1,600. The intersection of MD 214/Addison Road operates at LOS F 
during the PM peak hour and the intersection of Walker Mill Road/Addison Road operates at LOS 
F during both peak hours. Vehicle delays of over 50.0 seconds occur at the intersection of Walker 
Mill Road and Karen Boulevard under background conditions indicating inadequate traffic 
operations. 

The site is proposed for development as a residential subdivision, with 24 townhouses and 262 
apartments. The trip rates were obtained from the guidelines. The resulting site trip generation 
would be 153 AM peak-hour trips (30 in, 123 out), and 176 PM peak-hour trips ( 114 in, 62 out). 
With site traffic, the following operating conditions were determined: 
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TOTAL TRAFFIC CONDITIONS 

I Critical Lane Volume I Level of Service 
Intersection (AM&PM) <LOS, AM & PM) 

MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/Addison Road 1,372 1,818 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/Addison Road 1,808 1,751 F F 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* -- --
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the nonnal range of the procedure, and should be interpreted as a severe 
inadequacy. 

Under total traffic conditions, all of the intersections operate at acceptable levels of service during 
the AM and PM peak hours with the exception of MD 214/ Addison Road and Addison 
Road/Walker Mill Road. The applicant has proposed off-site intersection improvements at these 
two locations to mitigate site trips. Vehicle delays of over 50.0 seconds occur at the unsignalized 
intersection of Walker Mill Road and Karen Boulevard under total traffic conditions indicating 
inadequate traffic operations. 

The following transportation improvements were recommended to provide adequacy: 

At MD 214 and Addison Road, in response to the inadequacy, the applicant has proffered 
mitigation. This intersection is eligible for mitigation under the second criterion in the Guidelines 
for Mitigation Action (approved as CR-29-1994). The applicant recommends the improvements 
described below to mitigate the impact of the applicant's development in accordance with the 
provisions of Sec. 24-124(aX 6). The improvements include: 

a. Construct a free flow northbound right turn lane on Addison Road to eastbound MD 2 I 4; 

or 

b. Construct an exclusive eastbound right turn lane on MD 214 to southbound Addison 
Road. 

The impact of the mitigation actions at this intersection is summarized as follows: 
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IMP ACT OF MITIGATION 

LOS and CLV (AM 
Intersection &PM) 

MD 214/ Addison Road 

Background Conditions 0/1,352 F/1,794 

Total Traffic Conditions 0/1,372 F/1,818 

Total Traffic Conditions w/Mitigation 0/1,372 F/1,650 

CL V Difference (AM 
&PM) 

+20 +24 

-0 -168 

As the CL V at MD 214/ Addison is between 1,450 and 1,813 during the PM peak hour under 
background traffic, the proposed mitigation action must mitigate at least 150 percent of the trips 
generated by the subject property during the PM peak hour, according to the Guidelines. The 
above table indicates that the proposed mitigation action would mitigate at least 150 percent of 
site-generated trips during the PM peak hour (it would provide LOS D during the AM peak hour). 
Therefore, the proposed mitigation at MD 214 and Addison Road meets the requirements 
of Section 24-124(a)(6)(B)(i) of the Subdivision Ordinance in considering traffic impacts. 

The mitigation plan was reviewed by DPW &T and SHA, and neither agency raised an objection to 
the mitigation plan. 

At Walker Mill Road and Addison Road, modify the westbound approach of Walker Mill Road 
from the existing one left tum lane and one right tum lane to one left lane and a shared left/right 
tum lane. This may require minor widening at the intersection. 

DPW&T did not specifically comment on the proposed improvements at MD 214 and Addison 
Road and at Walker Mill Road and Addison Road. DPW&T's comments are summarized below: 

1. Recommends that the applicant conduct a traffic signal warrant study at the intersection of 
Walker Mill Road and Karen Boulevard using projected traffic volumes. 

2. Recommends that the applicant extend the existing southbound left tum lane on Addison 
Road to achieve a total of 175 feet of stacking distance. In addition, an acceleration lane 
should be constructed along northbound Addison Road at Ronald Road to accommodate 
the heavy turning movements out of Ronald Road. Any modifications to the signal will be 
the responsibility of the applicant. 

SHA concurred with the proposed improvements at the intersections of MD 214/Addison Road 
and Walker Mill Road/ Addison Road. SHA recommends that staff condition the applicant to 
design and construct the proposed intersection improvements: 
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1. The applicant will be responsible for detennining the feasibility of constructing the 
roadway improvement options identified at the MD 214/ Addison Road intersection. 
(Option 1 is a northbound free flow right tum lane on Addison Road, Option 2 is an 
eastbound right tum lane on MD 214 ). 

2. If both improvement options at the MD 214/Addison Road intersection are detennined to 
be infeasible by the applicant, then SHA recommends that M-NCPPC require the 
applicant to explore alternative roadway improvements to meet M-NCPPC regulations for 
adequate public facilities. 

With the applicant's proposed improvements in place, the following levels of service would occur: 

TOTAL TRAFFIC CONDITIONS WITH IMPROVEMENTS 

I Critical Lane Volume I Level of Service 
Intersection (AM&PM) <LOS, AM & PM) 

MD 214/Shady Glen Road/Hill Road 1,326 1,417 D D 
MD 214/Pepper Mill Road/Karen Boulevard 1,220 1,318 C D 
MD 214/Addison Road (Option 1)* 1,372 1,650 D F 
MD 214/Addison Road (Option 2)** 1,366 1,632 D F 
Addison Road/Ronald Road 1,421 1,519 D E 
Walker Mill Road/Addison Road 1,559 1,443 E D 
Walker Mill Road/Karen Boulevard (unsignalized) 64.4* 337.6* - -
Walker Mill Road/Karen Boulevard (signalized) 689 805 A A 
Walker Mill Road/Shady Glen Road 787 917 A A 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the Guidelines, an average vehicle delay 
exceedi11g 50.0 seconds indicates inadequate traffic operations. Values shown as "+999" suggest that 
the parameters are outside of the normal range of the procedure, and should be interpreted as a severe 
inadequacy. 

*Option 1 adds a northbound free flow right turn lane on Addison Road at MD 214. 
* *Option 2 adds a separate eastbound right turn lane on MD 214 at Addison Road. 

Site Plan Comments 

Access is provided to the property from Karen Boulevard, which is listed in the Suitland-District 
Heights Master Plan (1985) as a two- to four-lane collector (C-172) with an 80-foot ROW. Karen 
Boulevard intersects Walker Mill Road to the south. The multifamily dwellings (east side of 
Karen Boulevard) are proposed to be served by two entrances off of Karen Boulevard. This is 
shown as Street B on the plan with 36 feet of pavement. The townhouses (west side of Karen 
Boulevard) are proposed with access to Karen Boulevard via Street A. Access to the site and 
circulation within the site appears to be acceptable. A four-way intersection connecting Street B 
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and A at Karen Boulevard would be preferable but environmental constraints may prevent this 
connection. DPW &T did not comment on the extension of Karen Boulevard. 

The applicant should be required to construct Karen Boulevard as part of this development. The 
site plan accurately demonstrates the existing 80-foot right-of-way that was dedicated in 1965 
(WWW 56@7) for the extension of Karen Boulevard. This roadway is recommended in the 
Suitland-District Heights master plan and will provide a parallel route and option to Shady Glen 
Road and Addison Road. Streets A and B appear to be shown on the site plan as private streets. 

The extension of Karen Boulevard is an important link. It will provide an additional point of 
access to points north and especially to the Walker Mill Middle School. This roadway is shown in 
the Suitland-District Heights master plan between Walker Mill Road and MD 214. The extension 
was assumed in the traffic study. 

It should be noted that a development is planned to the north of Walker Mill Middle School. The 
development includes the construction of Karen Boulevard from the school to MD 214. A traffic 
study has been submitted relating to the development ofa 121-acre, mixed-use site with a total of 
612 residential units and 30,000 square feet of retail space. Access to this property (Glenwood 
Hills) is planned from MD 214 at Pepper Mill Drive to the north and from Karen Boulevard to the 
south. 

Based on the preceding findings, that adequate transportation facilities would exist to serve the 
proposed subdivision as required under Section 24-124 of the Subdivision Regulations. 

9. School~The subdivision plan has been reviewed for adequacy of school facilities in accordance 
with Section 24-122.02 of the Subdivision Regulations and the Adequate Public Facilities 
Regulations for Schools (CR-23-2001 and CR-38-2002). 

County Council Bill CB-31-2003 establishes a school facilities surcharge in the amount of: 
$7,000 per dwelling if a building is located between Interstate Highway 495 and the District of 
Columbia; $7,000 per dwelling if the building is included within a basic plan or conceptual site 
plan that abuts on existing or planned mass transit rail station site operated by the Washington 
Metropolitan Area Transit Authority; or $12,000 per dwelling for all other buildings. 

The school surcharge may be used for the construction of additional school facilities, which are 
expected to accommodate the new students that will be generated by this development proposal. 
This project meets the adequate public facilities policies of Section 24-122.02, CB-30-2003 and 
CB-31-2003. 

10. Fire and Rescue-The Historic Preservation and Public Facilities Planning Section has reviewed 
the subdivision plans for adequacy of fire and rescue facilities and concluded the following: 

Multifamily 

DSP-21945 & DPLS-22002_Backup   139 of 165



PGCPB No. 04-03 
File No. 4-03084 
Page 17 

a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3 .20 minutes, which is within the 3 .25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 3.20 minutes, which is within the 4.25-minute 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29, located at 3900 
Silver Hill Road has a service travel time of 6.90 minutes, which is within the 7 .25-
minute travel time guideline. 

d. The existing ladder truck service at District Heights Fire Station, Company 26, located at 
6208 Marlboro Pike has a service travel time of3.02 minutes, which is within the 4.25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance, ladder truck and paramedic services. 

Single-family 

a. The existing fire engine service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 2.93 minutes, which is within the 5.25-minute 
travel time guideline. 

b. The existing ambulance service at Seat Pleasant Fire Station, Company 8, located at 6305 
Addison Road has a service travel time of 2.93 minutes, which is within the 6.25 minutes 
travel time guideline. 

c. The existing paramedic service at Silver Hill Fire Station, Company 29 located at 3900 
Silver Hill Road has a service travel time of 6.63 minutes, which is within the 7.25-
minute travel time guideline. 

The proposed subdivision will be within the adequate coverage area of the nearest existing 
fire/rescue facilities for fire engine, ambulance and paramedic services. 

The above findings are in conformance with the standards and guidelines contained in the Adopted 
and Approved Public Safety Master Plan 1990 and the Guidelines for the Analysis of 
Development Impact on Fire and Rescue Facilities. 

11. Police Facilities-The proposed development is within the travel area for Police District ill
Landover. In accordance with Section 24-122.0 I ( c) of the Subdivision Regulations, the existing 
county police facilities will be adequate to serve the proposed Lincolnshire development. This 
police facility will adequately serve the population generated by the proposed subdivision. 
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The Planning Board's current test for police adequacy is based on a standard for square footage in 
police stations relative to the number of sworn duty staff assigned. The standard is 115 square feet 
per officer. As of 6/30/02, the county had 874 sworn staff and a total of 101,303 square feet of 
station space. Based on available space, there is capacity for additional 69 sworn personnel. 

12. Health Department-The Health Department notes that numerous tires and wrecked vehicles 
were found on the property. The tires must be hauled away by a licensed scrap tire hauler to a 
licensed scrap tire disposal/recycling facility and a receipt for tire disposal must be submitted to 
the Health Department. All other trash, including the numerous wrecked vehicles, must be 
removed and properly discarded. 

13. Stormwater Management-The Department of Environmental Resources (DER), Development 
Services Division, has determined that on-site stormwater management is required. A Stormwater 
Management Concept Plan, # 20523-2003-00, has been approved with conditions to ensure that 
development of this site does not result in on-site or domistream flooding. Development must be 
in accordance with this approved plan. 

14. Urban Design-The Urban Design Section notes that a detailed site plan (DSP) is required for the 
development of townhouses in the R-T Zone and multifamily dwellings in the R-18 Zone. The 
Urban Design Section has concerns with the applicant's ability to develop the property with the 
number of dwelling units proposed. The site contains steep slopes that may impact the 
development potential of the site. The ability of the applicant to develop the site as proposed shall 
be determined at the time ofreview of the DSP. As part of the submittal for the DSP, the 
applicant should submit a detailed site grading plan. The Department of Parks and Recreation has 
recommended that on-site recreational facilities be provided to serve the residences. The ability to 
provide facilities on Parcel A in conjunction with 24 tomihouses may be difficult and could be an 
over-development of that portion of the site. The applicant may lose townhouse lots in order to 
appropriately provide land area to locate required recreational facilities. The applicant should 
provide pedestrian connection to the abutting school site if determined feasible and appropriate at 
the time of review of the DSP. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
Circuit Court for Prince George's County, Maryland within thirty (30) days following the adoption of this 
Resolution. 
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• • • • • • • * • • • • • 

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Harley, seconded by Commissioner Eley, with Commissioners Harley, Eley, 
Squire, Vaughns and Hewlett voting in favor of the motion, at its regular meeting held on Thursday, 
January 8, 2004. in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 29th day of January 2004. 

TMJ :FJG: WSC:meg 

Trudye Morgan Johnson 
Executive Director 

of-~9--/1~ 
By Frances J. Guertin 

Planning Board Administrator 
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THE PRINCE GEORGE'S COUNTY GOVERNMENT 

k of the Council 
(301) 952-3600 

I 
~ M:-~CRP.O. 
-- PrANNH'iG DE'PARTri-··, 

... ·:'.l:.PARTMENT March 4, 2005 

~ 
RE: SP 04012 Lincolnshire 

. n:· ·,, .. ·;·; ... ·, 
.• 1.,·. 11~L[' · ' 

.. 
• 2005' I 

O'Pri.ftN'rrRrv,r ·orv,s,oN ·~ 
NOTICE OF FINAL DECISION 
OF THE DISTRICT COUNCIL 

Pursuant to the provisions of Section 27-134 of the Zoning Ordinance of Prince 
George's County, Maryland requiring notice of decision of the District Council, 
you will find enclosed herewith a copy of the Council Order setting forth the 
action taken by the District Council in this case on February 28, 2005. 

CERTIFICATE OF SERVICE 

This is to certify that on March 4, 2005 this notice and attached Council Order 
were mailed, postage prepaid, to all persons of record. 

½6~ 'l. ~z:.L 
Redis C. Floyd 

1 

Clerk of the Council 

(10/97) 

County Administration Building - Upper Marlboro, Maryland 20772 

,., . 
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Case No. SP-04012 

Applicant: PDC Lincolnshire, LLC 

COUNTY CQUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
SITTING AS THE DISTRICT COUNCIL 

ORDER AFFIRMING PLANNING BOARD DECISION 

IT IS HEREBY ORDERED, after review of the administrative record, that the decision of 

the Planning Board in PGCPB No. 04-232(C), to approve with conditions a detailed site plan for the 

construction of 24 townhouses on property described as approximately 4.11 acres of land in the R-T 

Zone, in the northwest corner of Karen Boulevard and Ronald Road, Capitol Heights, is hereby: ,-.. 

AFFIRMED, for the reasons stated by the Planning Board, whose decision is hereby adopted 

as the findings of fact and conclusions of law of the District Council in this case. 

Affirmance of the Planning Board's decision is subject to the following conditions: 

I 

1. Prior to certification of the detailed site plan, the plan and TCPII shall be revised 
to clearly delineate how stormwater management will be addressed per stormwater 
management concept approval letter #32398-2004-00. 

2. Prior to certificate approval of the detailed site plan, TCPII/77 /04 shall be revised 
as follows:. 

a. Include both Phase I and II, which constitute the entire site, in compliance with 
approved Type I Tree Conservation Plan TCPl/58/03. 

b. In the forest conservation notes, remove references to M-NCPPC and insert 
Department of Environmental Resources. 

I 

c. Clearly delineate phase boundaries. 

d. Fix the worksheet to show total amount of woodland as 17 .28 acres. 

1 
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SP-04012 

e. Show correct amount of total clearing on Phase II (cumulative acres of net tract, 
also changes). 

f. Make all other changes and adjustments in the worksheet as required. 

g. Do reforestation as landscaping in highly visible areas of reforestation areas A 
and B, such as at the entrance to the subdivision, and the remaining areas shall be 
planted with I-inch caliper trees and shall include species such as dogwood, 
redbud, and serviceberry. 

h. Revise the worksheet accordingly to address any changes made to the plan. 

1. Have the plan signed and dated by the qualified professional who prepared the 
plan. 

Prior to certificate approval, the following modifications or revisions shall be made to the 
detailed site plan, or the following information shall be provided: 

t" , 

a. Provide the typical house templates and identify all architectural options, 
including dimensions. 

b. Provide dimensions of all proposed recreational equipment with the required fall 
zones. Provide specifications, model numbers, manufacturer, and details for 
surface installation and for all proposed recreational equipment. Wood 
components will not be allowed. An ADA accessible route shall be provided. 

c. Indicate on the site plan 100% of the units shall have brick front fa~ades. 

d. Identify on the site plan a minimum of two potentially barrier-free accessible 
units. 

e. Provide details and specifications and identify the location, type of fixture, and 
pole height of the proposed lighting. The lighting plan to be submitted to and 
approved by Urban Design shall include security lights providing appropriate 
lighting for side units. 

f. The landscape plans shall be changed so that the ornamental trees meet the 
minimum size requirement of six to eight feet in height; the plans shall 
incorporate one ornamental tree in the front yard of every interior unit and 
a shade tree in the front yard of each end unit; and Picea glauca shall be changed 
to !lex opaca .. 

g. The architectural elevations shall be revised to indicate a minimum of 20-foot
wide units. 

2 
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h. The applicant shall submit the statements of finished square footage minimums 
and demonstrate that all units met or exceed 1,250 square feet. 

i. Either the site plan shall be changed to indicate the "F" unit as the end units or the 
applicant shall submit the architectural elevations for the "A" unit as an end unit. 

J. The end wall elevations shall be revised to indicate a minimum of two end wall 
features, with an optional third feature, to be standard on Lots 1, 6, 13 and 18. 
The plans shall also indicate brick end walls as an optional feature, to be standard 
on Lots 1, 6, 13, and 18. 

k. A note shall be added to the site plan indicating a minimum two-foot offset on the 
units. 

The site plans shall include a template footprint indicating the unit types and all 
options proposed. 

Provide details and specifications and identify the location of trash facilities and 
the associated screening. 

The applicant shall consider the use of underground stormwater management 
facilities, if deemed feasible by the Department of Environmental Resources. 

Prior to buildin ermit issuance, - e District Council will determine whether: 

The applicant should install off-site recreational facilities on the public 
parkland; 

The applicant should contribute a~e-in-lieu equal to the cost of the 
proposed tot lot, so that the Department g1 Parks and Recreation may 

· construct facilities on public parkland; 94-~ tJOO, (HJ 

(3) The applicant should grade the proposed tot lot area for open play or other 
recreational uses. ------~ 

' 

The developer, his heirs, successors an o H-ai~y-ifl-the-sales-off-iee-aH 
of the plans approved by the Planning Board for this subdivision, including all exterior 
elevations of all approved models, site plan, landscape plan, and plans for recreational 
facilities. 

The approved Addison Road Metro Town Center and Vicinity Sector Plan recommends 
that Karen Boulevard be designated as a Class ID bikeway with appropriate signage. 
Because Karen Boulevard is a County right-of-way, the applicant and the applicant's 

3 
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heirs, successors, and/or assignees shall provide a financial contribution of $420 to the 

Department of Public Works and Transportation for the placement of this signage. A 

note shall be placed on the final record plat for__pa:yment to be..r~&:1--pr-iGi:- to the_ 

Tssuance of the first building permit. 
C 

Ordered this 28th day of February, 2005, by the following vote: 

In Favor: Council Members Dean, Bland, Campos, Demoga, Exum, Harrington, Hendershot, 

Knotts and Peters 

Opposed: 

Abstained: 

Absent: 

Vote: 9-0 

gs~'(,~7.(__ 
Redis C. Floyd 
Clerk of the Council 

4 

r• 

COUNTY COUNCIL OF PRINCE GEORGE'S 
COUNTY, MARYLAND, SITTING AS THE 

DISTRICT COUNCIL FOR THAT PART OF 

THE MARYLAND-WASHINGTON 
REGIONAL DISTRICT IN PRINCE GEORGE'S 

COUNTY, MARYLAND 

uel H. Dean, Chairman 
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                  August 15, 2022 
 

MEMORANDUM 
 
TO: Tierre Butler, Planner II, Urban Design Section 
 
VIA: Mridula Gupta, Planner III, Subdivision Section 
 
FROM: Mahsa Vatandoost, Planner II, Subdivision Section 
    
SUBJECT:  DSP-21045; The Cassidy 
 
 
The property considered in this Detailed Site Plan DSP-21045 is located on Tax Map 73 in Grids D-3 
and E-3 and consists of one parcel known as Parcel A recorded among the Prince George’s County 
Land Records in Plat Book PM 220 at page 93 titled “Parcel A, Village at Lincolnshire” dated July 27, 
2007. The property consists of 13.144 acres and it is located within the Residential, Multifamily-20 
(RMF-20) Zone and Military Installation Overlay (M-I-O) Zone for height. This application, however, 
is reviewed pursuant to the prior Multifamily Medium Density Residential (R-18) zoning of the 
subject property and pursuant to the prior Prince George’s County Zoning Ordinance and 
Subdivision Regulations. 
 
The applicant has submitted DSP-21045 for the development of 175 multifamily dwelling units in 
three buildings (77, 63 and 35 dwelling units respectively in buildings 1, 2 and 3) along with the 
associated parking spaces.  
 
The property is subject to Preliminary Plan of Subdivision (PPS) 4-03084 which was approved by 
the Prince George’s Planning Board on January 8, 2004 (PGCPB Resolution No. 04-03). PPS 4-03084 
approved 24 lots and three parcels for development of 24 townhouses and 262 multifamily units. 
The 24 townhouses have been developed with DSP-04012 which was approved by the Prince 
George’s District Council on February 28, 2005. The proposed development of 175 multifamily 
dwelling units in this DSP is in conformance with the 262 multifamily dwelling units approved with 
the PPS.  
 
PPS 4-03084 was approved subject to 15 conditions of approval. The conditions relevant to the 
subject application are shown below in bold text. Staff analysis of the project’s conformance to the 
relevant conditions follows each one in plain text. 
 
2. Prior to the issuance of building permits, the applicant, his heirs, successors and/or 
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assignees shall demonstrate that a homeowners association has been established and 
that the common areas have been conveyed to the homeowners association. 
 
Plat (PM 220-93) Note 4 states that a homeowners association, “Lincolnshire Homeowners 
Association, Inc”, has been established for this property. Also, plat Note 5 indicates that 
Parcel A shall be conveyed to the HOA prior to building permits. However, the submitted 
statement of justification (SOJ) states that Parcel A will be maintained by the owner of the 
multifamily project and therefore an HOA is not required to be established for Parcel A. The 
plat of correction should remove plat note 5 following the approval of this DSP and prior to 
the issuance of the building permit. 

 
4. The final plat shall reflect a conservation easement by bearings and distances.  The 

conservation easement shall contain the expanded stream buffer, excluding those 
areas where variation requests have been approved, and be reviewed by the 
Environmental Planning Section prior to certification. The following note shall be 
placed on the plat: 

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

 
Final plat PM 220-93 does not show the conservation easement. Also, the above-referenced 
note is not reflected on the plat. The Type 2 tree conservation plan does not depict an area 
of conservation located on Parcel A. Conformance with this condition should be further 
reviewed by the Environmental Planning Section. 
 

5. Review of the DSP shall include the review of the proposed stormwater management 
facilities for views and landscaping.  The pond at the entrance of the subdivision shall 
be designed as an amenity to the community. 

 
The applicant submitted a copy of an approved Stormwater Management (SWM) Plan 
40921-2021-00 with the subject DSP, which shows three SWM ponds located along the 
front of the property. The SWM Concept Plan, Landscape Plan, and the DSP show a 10-foot-
wide maintenance path around the three proposed SWM ponds along with benches as 
amenities to serve the community. Conformance with this condition should be further 
reviewed by the Urban Design Section. 
 

6. The applicant, his heirs, successors and or assignees shall provide standard 
sidewalks along both sides of internal streets unless modified by the Department of 
Public Works and Transportation.  

 
The DSP shows standard sidewalks along both sides of internal streets. Conformance with 
this condition should be further reviewed by the Transportation Planning Section. 

 
7. In accordance with Section 24-135(b) of the Subdivision Regulations, the applicant 

shall be providing private on-site recreational facilities.  Facilities shall be provided 
in accordance with the Parks and Recreational Facilities Guidelines on Parcel A for the 
townhouses and on Parcel C for the multifamily dwelling units. 
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8. The applicant, his heirs, successors and/or assignees shall submit three original 

Recreational Facilities Agreements (RFA) to DRD for approval prior to the 
submission of final plats, for construction of recreational facilities on homeowners 
land.  Upon approval by DRD, the RFA shall be recorded among the county land 
records. 

 
9. The applicant, his heirs, successors and/or assignees shall submit a performance 

bond, letter of credit, or other suitable financial guarantee prior to building permits 
for the construction of recreational facilities on homeowners land. 

 
A recreational facilities agreement (RFA) pursuant to the Conditions 7 and 8 was recorded 
in Liber 28011 at folio 201 subsequent to a prior DSP-05001 approved for Parcel A. The 
recorded RFA will need to be amended, and the proposed recreational facilities bonded in 
accordance with Condition 9 prior to building permit approval, to reflect the new proposal 
for onsite recreational facilities with this DSP. The list of proposed recreational facilities 
includes lounges in each of the multifamily buildings, a community building, outdoor patios 
with site amenities, open play area, and a hiker/biker trail. Urban Design should review the 
proposed facilities in accordance with the Parks and Recreational Facilities Guidelines, and 
establish appropriate triggers for construction of the recreational facilities with this DSP. 

 
11. Development of this site shall be in accordance with the approved Stormwater 

Management Concept Plan # 20523-2003-00. 
 

The applicant submitted an approved SWM Concept Plan 40921-2021-00 and approval 
letter with this subject DSP. The DSP shows the layout of the proposed buildings in 
conformance with the approved SWM Concept Plan. Conformance with this condition 
should be reviewed by the Environmental Planning Section. 

 
14. A Type II tree conservation shall be approved at the time of DSP. 
 

The applicant submitted a Type 2 tree conservation plan (TCP2) with the subject. The TCP2 
should be reviewed and approved by the Environmental Planning Section. 

 
15. Development of this subdivision shall be in compliance with the approved Type I 

Tree Conservation Plan (TCPI/58/03).  The following note shall be placed on the 
Final Plat of Subdivision: 

 
“Development is subject to restriction shown on the approved Type I Tree 
Conservation Plan (TCPI/58/03), or as modified by the Type II Tree 
Conservation Plan, and precludes any disturbance or installation of any 
structure within specific areas.  Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland Conservation/Tree Preservation Policy and 
Subtitle 25.” 

 
The DSP reflects development in general compliance with the approved Type I tree 
conservation plan. Plat Book PM 220-93 reflects the above-referenced note as Note 1. The 
plat of correction should also include this note.  
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Additional Comments: 
 
1.           A recreational facilities agreement (RFA) pursuant to Condition 8 of the PGCPB Resolution 

No. 04-03 was recorded in Liber 28011 at folio 201 subsequent to approval of a prior DSP-
05001 for Parcel A. The recorded RFA will need to be amended prior to approval of the 
building permits to reflect the new proposal for the onsite recreational facilities with this 
DSP. 

 
2. Bearings and distances shown on the site plans for the southern and eastern property lines 

of Parcel A do not conform to the record plat.  The applicant stated that the record plat 
incorrectly depicted the property’s bearings and distances. A plat of correction will be 
required following the approval of this DSP and prior to the issuance of the building permit, 
to correct the property line bearings and distances which will be approved with this DSP. 

 
3. Plat Note 5 indicates that Parcel A shall be conveyed to the homeowners association (HOA) 

prior to building permits. However, the DSP does not reflect this and the submitted 
statement of justification (SOJ) states that Parcel A will be maintained by the owner of the 
multifamily project. The required plat of correction should remove the referenced Note 5. 

 
 
Recommended Conditions: 
 
1.            Prior to signature approval, the detailed site plan shall be revised as follows:        
 

a. Replace the plat reference for the subject property on all sheets of the detailed site 
plan listed as Plat Book 231 plat no. 67 with Plat Book PM 220 plat no. 93. 

 
2.           Prior to approval of any building permit, the applicant’s heirs, successors, and/or assignees 

shall submit a plat of correction to correct the property’s boundary bearings and distances 
and remove Note 5 of the existing Plat Book PM 220-93. 

 
3. The applicant, and the applicant’s heirs, successors, and/or assignees shall submit three 

original executed private recreational facilities agreements (RFAs) to the Development 
Review Division (DRD) of the Prince George’s County Planning Department for construction 
of on-site recreational facilities, for approval prior to a submission of a plat of correction. 
Upon approval by DRD, the RFA shall be recorded among the Prince George’s County Land 
Records and the Liber and folio of the RFA shall be noted on the final plat prior to 
recordation. 

 
4. Prior to the approval of any building permits, the applicant, and the applicant’s heirs, 

successors, and/or assignees shall submit to the Development Review Division (DRD) of the 
Prince George’s County Planning Department a performance bond, letter of credit, or other 
suitable financial guarantee for construction of recreational facilities, in an amount to be 
determined by DRD. 

 
This referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. The DSP has been found in 
substantial conformance with the approved preliminary plan of subdivision with the recommended 
conditions. A plat of correction will be required following this DSP approval to correct the property 
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bearings and distances or permits will be placed on hold. There are no other subdivision issues at 
this time. 
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  Countywide Planning Division 
  Environmental Planning Section   301-952-3650 
         
      August 18, 2022 
 
MEMORANDUM 
 
TO:  Tierre Butler, Planner II, Urban Design Section, DRD 
 
VIA:  Tom Burke, Supervisor, Environmental Planning Section, CWPD TB 
 
FROM:  Alexander Kirchhof, Planner I, Environmental Planning Section, CWPD ANK 
 
SUBJECT: The Cassidy; DSP-21045 and TCPII-077-04-03 
 
The Environmental Planning Section (EPS) has reviewed the above referenced Detailed Site Plan 
(DSP-21045) accepted for review on June 7, 2022. Comments were delivered to the applicant at the 
Subdivision and Development Review Committee (SDRC) meeting on June 24, 2022. Revised plans 
were submitted in response to these comments by the applicant and logged in for review on August 
12, 2022. The EPS recommends approval of DSP-21045 and TCPII-077-04-03, subject to the 
conditions found at the end of this memorandum.   
 
BACKGROUND 
The EPS previously reviewed the following applications and associated plans for the subject site: 
 

Development 
Review Case # 

Associated Tree 
Conservation 

Plan or Natural 
Resources 

Inventory # 

Authority Status Action 
Date 

Resolution Number 

4-03084 TCPI-058-03 Planning 
Board 

Approved 1-29-2004 04-03 

DSP-04012 TCPII-077-04 Planning 
Board 

Approved 10-21-
2004 

04-232(C) 

DSP-05001 TCPII-077-04-01 Planning 
Board 

Approved 12-14-
2006 

06-263 

N/A TCPII-077-04-02 Staff Approved 6-3-2010 N/A 
N/A NRI-192-2021 Staff Approved 2-14-2021 N/A 
DSP-21045 TCPII-077-04-03 Planning 

Board 
Pending Pending Pending 
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PROPOSED ACTIVITY 
The DSP application proposes development on three currently undeveloped parcels for the 
construction of three multifamily buildings and associated parking areas. The current zoning for the 
site is RMF-20 (Residential, Multifamily-20); however, the applicant has opted to apply the zoning 
standards to this application that were in effect prior to April 1, 2022, for the Multifamily Medium 
Density Residential (R-18) Zone. 
 
GRANDFATHERING 
The project is subject to the environmental regulations contained in prior Subtitles 24 and 27, and 
Subtitle 25, as the site has previously approved Type I and II tree conservation plans. 
 
SITE DESCRIPTION 
The 13.14-acre site consists of three parcels located due north of the intersection of Ronald Road 
and Karen Boulevard. The current zoning for the site is Residential Multifamily-20 (RMF-20); 
however, the applicant has opted to apply the zoning standards to this application that were in 
effect prior to April 1, 2022, for the Multifamily Medium Density Residential (R-18) Zone. The site is 
bounded to the north by the Addison Woods Subdivision and to the south by the Walker Mill 
Subdivision. This site was part of a two-phase project, originally identified as Lincolnshire. Phase I 
is located to the west of Karen Boulevard and remains as Lincolnshire. Phase I was subject to a 
prior preliminary plan of subdivision (PPS) and DSP approval. Phase II, now identified as The 
Cassidy, lies east of Karen Boulevard. No streams exist on-site. Steep slopes are present throughout 
the site, but there are no highly erodible soils. The site is not adjacent to any roadways designated 
as scenic or historic, and is not within a Sensitive Species Project Review Area (SSPRA). According 
to the Countywide Green Infrastructure Plan of the Approved Prince George’s County Resource 
Conservation Plan (May 2017), the majority of the site is within Evaluation Area. Regulated Area is 
mapped along Karen Boulevard; however, this is where a stormwater management (SWM) device is 
shown to have once existed. The site is located within the Established Communities Area of the 
Growth Policy Map. The property has a General Plan Generalized Future Land Use (2035) of 
Commercial and is in Environmental Strategy Area 1 of the Regulated Environmental Protection 
Areas Map, as designated by Plan Prince George’s 2035 Approved General Plan.  
 
PRIOR APPROVALS 
The following text addresses previously approved environmental conditions applicable to the 
subject application: 
 
A Preliminary Plan of Subdivision (PPS 4-03084) was approved by the Prince George’s County 
Planning Board on January 21, 2004. The environmental conditions of approval found in PGCPB 
Resolution No. 04-03 have been addressed with the signature approval of TCPI-058-03. 
 
Detailed Site Plan DSP-04012 was approved by the Prince George’s County Planning Board on 
October 21, 2004 for Phase I, Lincolnshire, located to the west of Karen Boulevard. The 
environmental conditions of approval found in PGCPB Resolution No. 04-232(C) have been 
addressed with the signature approval of TCPII-077-04.  
 
Detailed Site Plan DSP-05001 was approved by the Prince George’s County Planning Board on 
December 14, 2006. The environmental conditions of approval found in PGCPB Resolution No. 06-
263 have been addressed with the signature approval of TCPII-077-04-01. 
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TCPII-077-04-02 was approved by staff June 3, 2010, to modify the proposed residential to be the 
two-over-two unit style. This TCPII was not associated with a DSP. 
 
ENVIRONMENTAL REVIEW 
 
Natural Resource Inventory (NRI)/Environmental Features 
The application has an approved Natural Resource Inventory (NRI-192-2021). The TCPII and the 
DSP show all the required information correctly in conformance with the NRI. No revisions are 
required for conformance to the NRI. 
 
Woodland Conservation 
The project is subject to the current regulations of Subtitle 25 (Woodland and Wildlife Habitat 
Conservation Ordinance) and Subtitle 27 (Zoning Ordinance). A Type I Tree Conservation Plan 
(TCP1-058-03) was approved with the PPS application for Phase I which included Lincolnshire and 
The Cassidy sites. A Type II Tree Conservation Plan (TCPII-077-04-01) was submitted with the 
prior DSP-05001 approval for Phase I. TCPII-077-04-02 was a standalone TCPII to modify the 
dwelling units to the two-over-two style. TCPII-077-04-03 was submitted with this DSP-21045 for 
Phase II, now identified as The Cassidy.  
 
The TCPII for this site was phased with the majority of the required woodland conservation left for 
Phase II and this DSP. This 13.14-acre property contains no floodplain, and has a total of 11.20 
acres of woodlands. Phase I provided 1.28 acres woodland conservation with Phase II required to 
provide 7.73 acres. The subject site proposes to clear 9.88 acres of existing woodland. The 
woodland conservation worksheet shows the project meeting the 7.73-acre woodland conservation 
requirement with 1.32 acres on-site preservation, 2.24 acres of afforestation, and 2.89 acres of 
woodland preservation off-site. An update to the Phase II Reforestation Planting Schedules to 
reflect 1,000 seedlings per acre will be required. If larger plant material is proposed, then one 
seedling is equivalent to every half inch caliper. Each planting area shall be proposed with a 
minimum of five species. 
 
Soils 
The predominant soils found to occur on-site, according to the U.S. Department of Agriculture 
(USDA) Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS), are Adelphia-
Homdel complexes, Collington-Wist-Urban land complexes, Croom-Marr complexes, Croom-Marr-
Urban land complexes, and Sassafras-Urban land complexes. No unsafe soils containing Marlboro 
clay or Christiana complexes have been identified on this site. The Department of Permitting, 
Inspections and Enforcement (DPIE) may require a Soils Report to address on-site conditions, prior 
to the issuance of a grading and/or building permits. This information is provided for the 
applicant’s benefit. A review of geotechnical conditions specific to the site follows.  
 
Specimen, Champion, or Historic Trees 
According to the NRI, 85 specimen trees have been noted on the site. Specimen trees ST-1 through 
ST-75 and ST-77, ST-79, and ST-81 though ST-85 were approved for removal as they were within 
the prior limits of disturbance of DSP-05001. No additional specimen trees were requested for 
removal with this application.  
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Preservation of Regulated Environmental Features/Primary Management Area  
There are no areas of regulated environmental features (REF) or primary management area (PMA) 
located on this site.  
 
Stormwater Management 
A SWM Concept Approval Letter (#40921-2021-00) and associated plan were submitted with the 
application for this site. The approval letter was issued from DPIE on April 26, 2022 and expires on 
April 26, 2025. The approved plan proposes standard SWM conditions for the site and shows 
submerged gravel wetlands utilized to meet on-site requirements. No further action regarding SWM 
is required at this time. 
 
SUMMARY OF RECOMMENDED FINDINGS AND CONDITIONS 
The EPS recommends approval of DSP-21045 and TCPII-077-04-03, subject to the following 
recommended findings and conditions. 
 
Recommended Findings: 

 
1.  No regulated environmental features are recorded on the subject property.  
 
Recommended Conditions: 
 
1.  Prior to certification of the detailed site plan, the TCPII shall be revised as follows:  

  
a.  The woodland conservation worksheet shall be revised as follows:  

1.  Revise Line 6 to show TCPII-077-04 for the TCPII number and indicate “3” 
for the revision number. 

2.  Add TCPI-058-03 as the TCP1 number on Line 8. 

3.  Revise Line 17 to indicate DSP-21045 for Phase II. 

4. Revise Line 18 to show that DSP-05001 is associated with TCPII-077-04 
revision 1, and DSP-21045 is associated with TCPII-077-04 revision 3.  

5.  Correct Line 1 to show that under the prior zoning ordinance this site is 
zoned R-18.   

b.  Update the Phase II Reforestation Planting Schedules to reflect 1,000 seedlings per 
acre. If larger plant material is proposed, then one seedling is equivalent to every 
half inch caliper. Each planting area shall be proposed with a minimum of five 
species.  

c.  The general notes shall be revised as follows: 

1.  Revise General Note 6 to indicate that the site is developed under the prior 
R-18 Zone. 

2.  Combine General Notes 18 and 19 into one note, as shown in the 
Environmental Technical Manual (2018). 
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3.  Revise the Post Development Notes to follow the structural formatting, as 
shown in the Environmental Technical Manual (2018).  

4.  Have the worksheet and plans signed by the qualified professional who 
prepared them.  

4.  Provide the general notes for the preservation of existing woodlands, as 
shown in the Environmental Technical Manual (2018). 

d.  Provide the detail graphic for the permanent tree protection fence.  

e.  Revise the approval block to the Development Review Division standard.  
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  Countywide Planning Division 301-952-3680  
  Historic Preservation Section  
      

June 24, 2022 
 
 
MEMORANDUM 

 
TO: Tierre Butler Urban Design Section, Development Review Division 
 
VIA: Howard Berger, Historic Preservation Section, Countywide Planning Division HSB 
 
FROM: Jennifer Stabler, Historic Preservation Section, Countywide Planning Division JAS 
  Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS 
 
SUBJECT: DSP-21045 and DPLS-22002 The Cassidy 
 
The subject property comprises 13.00-acres and is located east of the intersection of Wilberforce 
Court and Karen Boulevard. The subject application proposes 175 multifamily dwelling units in 
three buildings, which includes affordable housing units, a community center building, site 
amenities, and associated parking. The subject property is Zoned RSF-A.  

The subject property is within the 2010 Approved Subregion 4 Master Plan area. The master plan 
contains goals and policies related to Historic Preservation (pages 287-296). However, these are 
not specific to the subject site or applicable to the proposed development.  
 
A search of current and historic photographs, topographic and historic maps, and locations of 
currently known archeological sites indicates the probability of archeological sites within the 
subject property is low. The subject property does not contain and is not adjacent to any designated 
Prince George’s County Historic Sites or resources. Historic Preservation Section staff recommend 
approval of DSP-21045 and DPLS-22002 The Cassidy, without conditions. 
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August 15, 2022 

 
 
 
MEMORANDUM 
 
 
TO: Tierre Butler, Planner II, Urban Design Section 
 
FROM: Alice Jacobs, Planning Technician III, Permit Review Section  
 
SUBJECT:  DSP-21045 & DPLS-22002 – The Cassidy 
 
1.  The departure must be approved along with this detailed site plan to validate the parking 

proposed on site. 
 
2. The Permit Review Section offers no comments on this development application for three 

multifamily buildings with clubhouse.  
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                        Prince George’s County Planning Department  
                     Community Planning Division  
          301-952-3972 

 

 

      August 15, 2022 

MEMORANDUM 

TO: Tierre Butler, Planner II, Urban Section, Development Review Division 

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

FROM:  Samuel L. White, Jr., Planner II, Neighborhood Revitalization Section, Community 
Planning Division 

 
SUBJECT:         DSP-21045; DPLS -22002 The Cassidy 
 

DETERMINATIONS 

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

BACKGROUND 

Application Type: Detailed Site Plan outside of an Overlay Zone 

Location: The subject site is located east of the intersection at Wilberforce Court and Karen 
Boulevard 

Size: 13.14 acres 

Existing Uses: Vacant Lot 

Proposal: The applicant is proposing to construct 175 multifamily units in three four-story 
buildings. One of the three four-story buildings will contain affordable housing units, community 
center, site amenities, and parking. The applicant is also requesting a departure from the parking 
and loading space standards to reduce the number of parking spaces from 431 to 263.  

GENERAL PLAN, MASTER PLAN, AND SMA 

General Plan: This application is located within the Established Communities policy area. Plan 
2035 describes Established Communities as areas appropriate for context-sensitive infill and low- 
to medium-density development and recommends maintaining and enhancing existing public 
services, facilities, and infrastructure to ensure that the needs of residents are met. 
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Master Plan: The 2010 Approved Subregion 4 Master Plan recommends residential medium high 
land uses on the subject property.  

Planning Area 75A 
Community: Suitland-District Heights & Vicinity 
 
Aviation/MIOZ: A portion of this property is located in the Military Installation Overlay-Height: 
Transitional Surface (7:1)- Left Runway, Label G. The maximum building heights on the subject site 
should not exceed 57 feet.  
 
SMA/Zoning: The 2010 Approved Subregion 4 Sectional Map Amendment retained the subject 
property in the R-18 (Multifamily Medium Density Residential) zone. On November 29, 2021, the 
District Council approved CR-136-2021, the Countywide Sectional Map Amendment (“CMA”) which 
reclassified the subject property from R-18 (Multifamily Medium Density Residential) zone to RMF-
20 (Residential, Multifamily-20) zone effective April 1, 2022. 
 
 
MASTER PLAN CONFORMANCE ISSUES:  
 
There are no master plan issues. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

cc: Frederick Stachura, J.D., Supervisor, Neighborhood Revitalization Section, Community 
Planning Division 

 Long-range Agenda Notebook  
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MEMORANDUM 
 
DATE:  July 30, 2022  
 
TO: Tierre Butler, Senior Planner 
 Urban Design Section 
 Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Assistant Division Chief SE 
 Department of Parks and Recreation 
  
FROM: Dominic Quattrocchi, Planning Supervisor DQ 
 Ivy R. Thompson, AICP, Planner III IRT  
 Land Acquisition/Management & Development Review Section 
 Park Planning and Development Division 
 Department of Parks and Recreation 
 
SUBJECT: DSP-21045 & DPLS-22002, The Cassidy 
 

 

 

The staff of the Department of Parks and Recreation (DPR) has reviews and evaluates Development 
Review applications for conformance with the requirements and recommendations of Area Master 
Plans, the Land Preservation, Parks and Recreational Program for Prince George’s County, Plan 
2035, the Formula 2040 Functional Master Plan for Parks, Recreation and Open Space as they 
pertain to public parks and recreation.  
 
The proposed development is located on the east side of Karen Boulevard, approximately 70 feet 
north of Ronald Road in Capital Heights. The property is bounded at the northeast and east by 
property owned by the Prince George’s County Board of Education. The proposal is to develop three 
multifamily buildings with a total of 175-units, a community building, open space, landscaped 
stormwater management facilities, accessible pedestrian connections, and requisite parking.  
 
This application is required to provide on-site private recreational facilities, in accordance with 
Planning Board Resolution #04-03 (PPS 4-03084) Conditions 7-9. The applicant has identified a list 
of recreational amenities that include a community building that will house leasing offices, a fitness 
center, laundry room, mail room, conference room and community room with a kitchenette. The 
exterior of the community building will feature an outdoor patio area featuring a pergola, 
game/dining tables, bike racks and unprogrammed open space. DPR staff is recommending the 
addition of a connection at the northeastern property boundary between the subject property and 
the Prince George’s County Board of Education property (Walker Mill Middle School) to provide 
access to the school recreational facilities by future residents. 

MN 
I : THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
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Department of Parks and Recreation 

6600 Kenilworth Avenue Riverdale, Maryland 2073 7 
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DPR staff has determined that the applicant’s proposal meets the mandatory dedication 
requirements per Section 24-134 ) of the Prince George’s County Subdivision Regulations and the 
requirements of mandatory dedication are met by the provision of on-site private recreational 
facilities per Section 24-135(b) of the Prince George’s County Subdivision Regulations subject to 
final review by Planning Department Development Review Division staff.  
 
 
Recommendation: 
 

1. DPR staff recommends the addition of a soft surface path/connection at the northeastern 
property boundary between the subject property and the Prince George’s County Board of 
Education property (Walker Mill Middle School) to provide access to the school’s outdoor 
recreational facilities. 

 
 
 
cc: Bridget Stesney 
 Christian Gabriel 

I 
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MEMORANDUM 
 

July 25, 2022  
 
 
TO:  Tierre Butler, Urban Design Section 

Development Review Division, M-NCPPC 
     
FROM:   Mary C. Giles, P.E., Associate Director 
  Site/Road Plan Review Division, DPIE 
      
Re:   The Cassidy, DSP- 21045 and DPLS-22002 

   
CR:  Ronald Road (County) 
CR:  Karen Boulevard (County) 
 

This is in response to Detailed Site Plan No. DSP-21045 and DPLS-22002 referral.  The 
Department of Permitting, Inspections and Enforcement (DPIE) offers the following: 
 
- The proposed subdivision is located at east of the intersection at Ronald Road and Karen 

Boulevard.  
 
- The applicant proposes a residential development consisting of 175 multifamily dwelling 

units in three building.  
 

- Regarding Departure from Parking and Loading Standards, DPLS-22002, a total of 431 
parking spaces are required to serve the development.  The applicant is proposing 263 
parking spaces. DPIE does not support the DPLS-22002. 

 
- The following are DPIE Traffic comments: 

 
 Entrance width is shown as 34’ on the plans.  Widen the 34’ width entrance to 36’ (two 

(2) 11’ wide lanes for exiting the site and one (1) 14’ wide lane for entering the site). 
 

 Provide 5’ sidewalk up to end of property line on the northern side of the site. 
 

 Widen the outbound lanes to 11’ during grading permit stage.  
 

 Provide frontage improvement including bike accommodation. 
 

 Provide ADA compliant ramps at the entrance. 

tllc:,f,OR:e:s 8 
z C: 
2 z 
0.. . .... ~ 

(l,i4RYL>\~\) 

Angela D. Alsobrooks 
County Executive 

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

Site/ Road Plan Review Division 

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774 
Phone: 301.636.2060 • http://dpie.mypgc.us • FAX: 301. 925.8510 

DEPARTMENT OF PERMITTING, 
INSPECTIONS AND ENFORCEMENT 

Melinda Bolling 
Director 
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- DSP-21024 is consistent with the Site Development Concept Plan 40921-2021 which was 
approved April 26, 2022.  

 
 

If you have any questions or require additional information, please contact Mr. Steve 
Snyder, P.E, the District Engineer for the area, at (301) 883-5710. 

 
 

cc: Steve Snyder, P.E., District Engineer, S/RPRD, DPIE 
 Patriotic Homes LLC, 9224 Harvest Rush Road, Owings Mills, Maryland, 21117 

Victoria Ballestero, ATCS, PLC, 9500 Medical Center Drive, Suite 370, Largo MD 
20774 
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AGENDA ITEM:   5 & 6 
AGENDA DATE:  9/15/2022 

Additional Back-up 

For 

DSP-21045 & DPLS-22002 
The Cassidy
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GIBBS and HALLER 
ATTORNEYS AT LAW 

1300 CARAWAY COURT, SUITE 102 
LARGO, MARYLAND 20774 

EDWARD C. GIBBS, JR. 
THOMAS H. HALLER 

JUSTIN S. KORENBLATI 

(301 )306-0033 
FAX (301) 306-0037 

www .gibbshaller.com 

September 12, 2022 

The Honorable Peter A. Shapiro 
Chair 
Prince George's County Planning Board 
of the Maryland-National Capital Park 
and Planning Commission 
County Administration Building 
Upper Marlboro, Maryland 20772 

Re: The Cassidy; DSP-21045 

Dear Chairman Shapiro: 

I represent the Applicant, KCG SSP Capitol Heights GP, LLC 
in the referenced Detailed Site Plan case which is scheduled to 
be considered by the Planning Board on September 15, 2022. 

We appreciate the staff's recommendation of approval 
subject to conditions. We have discussed the conditions with 
staff and have some proposed revisions. A full set of the 
conditions contained in the staff report, annotated to show one 
change proposed by the Applicant, is attached to this 
correspondence. I will be present at the Planning Board hearing 
on September 15 to further explain the change, if necessary. 
Thank you for your consideration of this request. 

Very truly yours, 

GIBBS AND HALLER 

Thomas H. Haller 
Enclosure 
cc: Tierre Butler 
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APPLICANT'S PROPOSED REVISIONS TO CONDITIONS 
THE CASSIDY 

DETAILED SITE PLAN DSP-21045 

RECOMMENDATION 

Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the 
Planning Board adopt the findings of this report and APPROVE Detailed Site Plan DSP-21045, 
Departure of Parking and Loading Standards DPLS-22002, and Type II Conservation Plan 
TCPII-077-04-03, for The Cassidy, subject to the following conditions: 

1. 

2. 

3. 

4. 

5. 

Prior to signature approval, the detailed site plan (DSP) shall be revised to replace the plat 
reference for the subject property on all sheets of the DSP listed as Plat Book 231 plat no. 67 
with Plat Book PM 220 plat no. 93. 

Prior to approval of any building permit, the applicant and the applicant's heirs, successors, 
and/or assignees shall submit a plat of correction to correct the property's boundary 
bearings and distances and remove Note 5 of the existing Plat Book PM 220-93. 

The applicant, and the applicant's heirs, successors, and/or assignees shall submit three 
original executed private recreational facilities agreements (RFAs) to the Development 
Review Division (ORD) of the Prince George's County Planning Department for construction 
of on-site recreational facilities, for approval prior to a submission of a plat of correction. 
Upon approval by ORD, the RFA shall be recorded among the Prince George's County Land 
Records and the Liber and folio of the RF A shall be noted on the final plat prior to 
recordation. 

Prior to approval of any building permits, the applicant, and the applicant's heirs, 
successors, and/or assignees shall submit to the Development Review Division (ORD) of the 
Prince George's County Planning Department a performance bond, letter of credit, or other 
suitable financial guarantee for construction of recreational facilities, in an amount to be 
determined by ORD. 

Provide the addition of a soft surface path/connection at the northeastern property 
boundary between the subject property and the Prince George's County Board of Education 
property ('Nalker Mill Middle School) to provide access to the school's outdoor recreational 
facilities. 

e-._S. __ Coordinate with staff to establish triggers for construction of the recreation facilities. 

Prior to certification of the detailed site plan, the TCPII shall be revised as follows: 

+._6. __ The woodland conservation worksheet shall be revised as follows: 

a. Revise Line 6 to show Type II Tree Conservation Plan TCPII-077-04 for the TCPII 
number and indicate "3" for the revision number. 

b. Add Type I Tree Conservation Plan TCPI-058-03 as the TCPl number on Line 8. 

c. Revise Line 17 to indicate Detailed Site Plan DSP-21045 for Phase II. 
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d. Revise Line 18 to show that Detailed Site Plan DSP-05001 is 
associated with TCPII-077-04 Revision 1, and DSP-21045 is 
associated with TCPII-077-04 revision 3. 

e. Correct Line 1 to show that under the prior Zoning Ordinance this site is 
zoned Multifamily Medium Density Residential. 

g.,_7. __ Update the Phase II Reforestation Planting Schedules to reflect 1,000 seedlings per 
acre. If larger plant material is proposed, then one seedling is equivalent to every 
0.5-inch caliper. Each planting area shall be proposed with a minimum of five 
species. The general notes shall be revised, as follows: 

a. Revise General Note 6 to indicate that the site is developed under 
the prior Multifamily Medium Density Residential Zone. 

b. Combine General Notes 18 and 19 into one note, as shown in 
the 2018 Environmental Technical Manual. 

c. Revise the Post Development Notes to follow the structural formatting, as 
shown in the 2018 Environmental Technical Manual. 

d. Have the worksheet and plans signed by the qualified professional who 
prepared them. 

e. Provide the general notes for the preservation of existing woodlands, as 
shown in the 2018 Environmental Technical Manual. 

f. Provide the detail graphic for the permanent tree protection fence. 
Revise the approval block to the Development Review Division 
standard. 
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    Countywide Planning Division 
    Transportation Planning Section    
         301-952-3680 
 

August 25, 2022 
 
MEMORANDUM 
 
TO:  Tierre Butler, Urban Design Review Section, Development Review Division 
 
FROM: Benjamin Ryan, Transportation Planning Section, Countywide Planning Division

 
VIA:  William Capers III, PTP, Transportation Planning Section, Countywide Planning 

Division 
 
  
SUBJECT: DSP-21045 / DPLS-22002: The Cassidy 
 
Proposal: 
The subject Detail Site Plan (DSP) application proposes the construction of 175 multifamily 
dwelling units (within three buildings) and an associated community building.  The DSP includes a 
companion Departure from Parking and Loading Standards (DPLS) application, DPLS-22002, which 
seeks a reduction of 168 total parking spaces.  
 
The project is located along the east side of Karen Boulevard, directly north of its intersection with 
Ronald Road. The Transportation Planning review of this DSP and companion DPLS applications 
were evaluated using the standards of Section 27 of the prior Zoning Ordinance. 
 
 
Prior Conditions of Approval: 
The subject property falls under the purview of PPS 4-03084. The following transportation 
conditions are related to the subject application:  
 

12. Prior to the issuance of any building permits within the subject property, the applicant 
shall conduct a traffic signal warrant study at the intersection of Walker Mill Road and 
Karen Boulevard.  The applicant should utilize a new 12-hour count and should analyze 
signal warrants under total future traffic as well as existing traffic in the direction of 
DPW&T.  If a signal is deemed warranted by DPW&T at that time, the applicant shall bond 
the signal prior to the release of any building permits within the subject property, and 
install it at a time when directed by DPW&T.  The applicant will be responsible for any 
additional pavement markings and signage at this location as determined by DPW&T. 

 
13. Prior to the issuance of any building permits within the subject property, the following 
road improvements shall (a) have full financial assurances, (b) have been permitted for 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

17 17 14741 Governor Oden Bowie Drive 
r- r- Upper Marlboro, Maryland 20772 Ml C TTY: (301) 952-4366 

www.mncppc.org/pgco 

DSP-21045 & DPLS-22002_Additional Backup   5 of 10



construction, and (c) have an agreed-upon timetable for construction with the SHA and/or 
DPW&T: 

 
a. The applicant shall extend the southbound left turn lane on Addison Road 

at Ronald Road based on DPW&T recommendations and guidelines to 
increase stacking distance to a minimum of 175 feet.  In addition, an 
acceleration lane shall be constructed along northbound Addison Road at 
Ronald Road.  Any modifications to the traffic signal, new pavement 
markings, or signage will be the responsibility of the applicant. 

 
b. At the intersection of Walker Mill Road and Addison Road, the applicant 

will modify the westbound approach of Walker Mill Road from one left 
turn lane and one right turn lane to one left turn lane and one shared 
left/right turn lane.  This may require minor widening and reconstruction 
at the intersection.    

 
c. At the intersection of MD 214 and Addison Road, the applicant shall 

construct a free-flow, northbound, right-turn lane on Addison Road to 
eastbound MD 214 or construct an exclusive eastbound right-turn lane on 
MD 214 to southbound Addison Road. 

 
d. At the time of final plat approval, the applicant shall construct Karen 

Boulevard to connect with the existing portion of Karen Boulevard to the 
north at Walker Mill Middle School. 

 
These improvements shall include any signal, signage, and pavement marking modifications and 
additions to be determined by SHA and/or DPW. 
 
Comment: All relevant conditions of approval related to transportation access or adequacy have 
been addressed. The applicant has provided email correspondence from the Prince George’s County 
Department of Permits, Inspections, Enforcement (DPIE) noting that all necessary improvements 
related to conditions 12 and 13 have been completed.  
 
While not listed as a condition of approval, p.12 of the approved Planning Board resolution, PGCPB 
No 04-03, contains the following finding related to peak-hour trips: 
 
The site is proposed for development as a residential subdivision, with 24 townhouses and 262 
apartments.  The trip rates were obtained from the guidelines.  The resulting site trip generation 
would be 153 AM peak-hour trips (30 in, 123 out), and 176 PM peak-hour trips (114 in, 62 out).   
 
Comment: While no traffic study was submitted with the subject application, the applicant notes a 
finding from Lenhart Traffic Consultants that the proposed 175 multifamily dwelling units, which is 
significantly lower than the number of multifamily dwelling units approved under 4-03084, will 
generate 91 trips in the morning peak hour (18 in & 73 out) and 105 trips in the evening peak hour 
(68 in & 37 out). Taking into consideration that the 24 townhouses approved with 4-03084 have 
achieved full buildout, staff finds the subject DSP is consistent with the land use and development 
program for the residential dwelling units approved in the PPS and therefore is within the peak-
hour trip cap approved in PPS 4-03084. 
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Master Plan Compliance  
This application is subject to the 2009 Approved Countywide Master Plan of Transportation (MPOT) 
and the 2010 Subregion 4 Master Plan and Sectional Map Amendment. 
 
Master Plan Roads 
The subject property has frontage on Karen Boulevard (C-429) along the western bounds of the 
site. Per the 2009 MPOT and the 2010, Subregion 4 Master Plan and Sectional Map Amendment, the 
portion of Karen Boulevard that fronts the subject property is designated as a collector roadway 
with an ultimate right-of-way of 80 feet. The subject application accurately displays this 
information which is consistent with Master Plan recommendations.  
 
Master Plan Pedestrian and Bike Facilities 
The 2009 Approved Countywide Master Plan of Transportation (MPOT) recommends the following 
facilities: 
 

Side Path: Karen Boulevard 
 
The MPOT also provides policy guidance regarding multimodal transportation and the Complete 
Streets element of the MPOT recommends how to accommodate infrastructure for people walking 
and bicycling.  
 

Policy 1: Provide standard sidewalks along both sides of all new road construction within 
the Developed and Developing Tiers.  
 
Policy 2: All road frontage improvements and road capital improvement projects within the 
Developed and Developing Tiers shall be designed to accommodate all modes of 
transportation. Continuous sidewalks and on-road bicycle facilities should be included to 
the extent feasible and practical.  
 
Policy 4: Develop bicycle-friendly roadways in conformance with the latest standards and 
guidelines, including the 1999 AASHTO Guide for the Development of Bicycle Facilities. 
 
Policy 5: Evaluate new development proposals in the Developed and Developing Tiers for 
conformance with the complete streets principles. 

 
Comment: The subject application conforms to MPOT and Sector Plan policies and goals by 
providing a network of sidewalks separated from the roadway by landscaping within the right of 
way along the frontage of Karen Boulevard. A future side path may be considered by the Prince 
George’s County Department of Public Works and Transportation (DPWT) as appropriate or 
provided as part of a capital improvement project by DPWT.  
 
 
 
Transportation Planning Review 
 
Zoning Ordinance Compliance 
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Section 27-283 of the Prince George’s County Zoning Ordinance (Ordinance) provides guidance for 
detailed site plans. The section references the following design guidelines described in Section 27-
274(a):  
 

(2) Parking, loading, and circulation 
(C) Vehicular and pedestrian circulation on a site should be safe, efficient, and 
convenient for both pedestrians and drivers. To fulfill this goal, the following 
guidelines should be observed: 

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

 
(6) Site and streetscape amenities 

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

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

 
Additionally, the property falls within the R-18 (Multifamily Medium Density Residential) Zone. 
Section 27-436(1) (a-d) discuss the purposes of the R-18 Zone and is copied below.  
 

(1) The purposes of the R-18 Zone are: 
(A) To make available suitable sites for multifamily developments of low and 
moderate density and building bulk. 
(B) To provide for this type of development at locations recommended in a Master 
Plan, or at other locations which are found suitable by the District Council. 
(C) To provide for this type of development at locations in the immediate vicinity of 
the moderate-sized commercial centers of the County; and 
(D) To permit the development of moderately tall multifamily buildings, provided 
they are surrounded by sufficient open space to prevent detrimental effects on the 
use or development of other properties in the general vicinity.  

 
Comment: The applicant proposes a single point of vehicle access along Karen Boulevard which 
will allow for full turning movements to/from the site. Upon initial receipt of the subject 
application, staff expressed concerns that the single point of access may be insufficient for the 
development proposal and requested the applicant demonstrate that the single access point would 
be adequate to serve the site. The applicant’s response staff’s comments (Ballestero to Butler, 
August 12, 2022) contains the following response regarding the proposed single point of access: 
 
 “Per Mike Lenhart, with Lenhart Traffic Consultants, 175 multifamily dwelling units will generate 
91 trips in the morning peak hour (18 in & 73 out) and 105 trips in the evening peak hour (68 in & 
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37 out). While a Traffic Impact Study was not conducted with this Detailed Site Plan, it should be 
noted that the Transportation Review Guidelines have a three-step process for evaluating 
unsignalized intersections. The second step of this three-step process evaluates the number of trips 
on the stop-controlled approach during the AM and PM peak hours, and if the volume of trips on the 
stop-controlled approach are less than 100 vehicles/hour, then the intersection is deemed 
adequate and no further analysis is required.  This single access point will have a maximum of 73 
exiting vehicles in the AM peak and 37 exiting vehicles in the PM peak, therefore the intersection is 
adequate.”  
 
Staff finds this explanation to be suitable and agrees with the methodology used for this 
determination.  
 
In addition, staff raised concerns during the initial review of the DSP application regarding the 
distance of the immediate internal drive aisle (that provides access to Building 1) to the site access 
driveway along Karen Boulevard.  Given the drive aisle’s close proximity to the site access point, 
staff was concerned that any queueing at this location will result in stacking along Karen Boulevard 
and requested that the applicant demonstrate that the drive aisle conformed to the County or 
State’s throat length requirement.  In a response to staff’s comment the applicant indicated that the 
proposed throat length from the site access to the immediate drive aisle is 70 feet which conforms 
to the Maryland State Highway Administration (SHA) requirement of 30 feet.   
 
In regards to  site circulation, the internal layout provides a continuous road network that allows 
vehicles to easily enter and exit the site, and  provide adequate circulation to the proposed 
buildings and facilities onsite.  The latest DSP submission displays a sidewalk along the site’s 
frontage along Karen Boulevard and also shows a crosswalk provided along the site access 
driveway to facilitate safe pedestrian connection along the site’s frontage. A series of crosswalks are 
also provided within the parking area to provide safe pedestrian crossing locations throughout the 
site. The proposal also features an extensive sidewalk network throughout the site, providing a 
continuous path along the frontage of all three multifamily buildings as well as the community 
building. The site also features three 10-foot-wide pedestrian paths which surround the submerged 
gravel wetland areas. Staff finds that the site access and circulation are sufficient and meet the 
required findings of section 27-274(a)(2)(c) of the Ordinance which examines vehicular and 
pedestrian circulation as part of a detailed site plan.  
 
Departure from Parking and Loading Standards – DPLS-22002 
As mentioned above, this application also considers Departure from Parking and Loading 
Standards, DPLS-22022. Pursuant to Section 27-568 a total of 431 parking spaces are required to 
serve the development. The applicant is proposing 263 parking spaces, resulting in a proposed 
reduction of 168 required parking spaces. 
 
The applicant’s development proposal notes that due to environmental features and site 
topography, only 175 dwelling units are being pursued. Typically, a multifamily project would allow 
for 20 units per acre, which would technically allow for 262 units.  
 
The applicant cites guidance from the Institute of Traffic Engineers (ITE) Parking Generation 
Manual, 5th edition in determining parking demand for the site. In evaluating parking requirements 
for multifamily projects, ITE uses both the number of dwelling units and the number of bedrooms 
to determine parking adequacy. In evaluating the number of total units, the peak period demand for 
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parking from Monday to Friday would result in 226 parking spaces and 214 on Saturdays. The 
applicant also evaluated the number of bedrooms, which resulted in 256 parking spaces from 
Monday to Friday and 259 on Saturdays. In both scenarios, the  peak parking  demand will be 
supported with the applicant’s proposal of 263 parking spaces. Staff finds the applicant’s parking 
proposal detailed within DPLS-22002 to be acceptable and recommends approval based on the 
criteria submitted with the subject application.   
 
Lastly, bicycle parking is adequately provided at locations convenient to the entrance of all three 
multifamily buildings along with the community building 
 
Conclusion: 
Overall, from the standpoint of The Transportation Planning Section it is determined that this plan 
is acceptable. 
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