
RE: A-9973-03 Woodside Village































































































































12/12/2024

MEMORANDUM

TO:  Todd Price, Development Review Division

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

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

Crystal Saunders Hancock, Transportation Planning Section, Countywide Planning 
Division    

SUBJECT:   A-9973-03 Woodside Village

Proposal
The subject Basic Plan Amendment proposes to separate Parcels 13, 42, and 48 (except 59.55 acres 
owned by M-NCPPC) from the remaining Woodside Village property included within the previously 
approved Basic Plan (A-9973) to allow for development of up to 368 single family detached 
dwelling units. 

Prior Conditions of Approval
The subject application is under the purview of Basic Plan A-9973 and Comprehensive Design Plan
CDP-0601. There are no prior conditions of approval on the subject property that are relevant to 
the subject application.
  
Master Plan Compliance
Master Plan Right of Way
The site is subject to the 2009 Approved Countywide Master Plan of Transportation (MPOT) and the
2007 Approved Westphalia Sector Plan and Sectional Map Amendment.  

The subject property is separated into two land areas, north and south. The northern area has 
frontage along Westphalia Road (C-626), a primary roadway (P-617), and Suitland Parkway 
Extended (MC-631). Westphalia Road is a two-lane collector roadway with an ultimate 80-foot 
right of way. The portion of Westphalia Road that fronts the subject property is constructed as a 
two-lane roadway. Suitland Parkway Extended is a planned four-lane major collector roadway with 
a 100-foot right of way. Planned road P-617 is proposed to have two lanes with an ultimate right of 
way of 70-feet. The southern area has frontage along Suitland Parkway Extended and planned road 
P-619, a two-lane primary road with a proposed 70-foot right-of-way. 

NS



Right of way dedication for the planned roads within this application will be further examined at 
the time of subsequent development applications.  

Master Plan Pedestrian and Bike Facilities  
The MPOT recommends the following master planned facilities: 
 
Planned Side path: Westphalia Road and Suitland Parkway Extended 
Shared Roadway: P-617 and P-619 
 
The Complete Streets element of the MPOT reinforces the need for multimodal transportation and 
includes the following policies regarding the accommodation of pedestrians and bicyclists (MPOT, 
p. 9-10): 
  

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

The 2007 Westphalia Sector Plan recommends the following policies: 
 

Policy 1: Develop a transportation system that improves existing roadways, develops 
new roadways with minimal disruptions, and supports the sector plan’s proposed 
development pattern.  

 
Policy 2: Provide for a comprehensive, multimodal transportation network to 
support the land use growth and development recommendations of the amended 
2002 General Plan and the Westphalia Sector Plan. 

 
Policy 3: Provide appropriate trails and bicycle pedestrian facilities throughout the 
Westphalia area 

 
 
Comment: The submitted plan proposes pedestrian circulation through a network of internal paths 
and side paths along Suitland Parkway Extended and P-619, while P-617 is shown as a shared 
roadway. Additional bicycle and pedestrian recommendations will be further examined and 
recommended with subsequent development applications. These frontage improvements and 
internal facilities create continuous paths and bicycle-friendly roadways to meet the intent of the 
Complete Streets policies.  
 



Transportation Planning Review 
Zoning Ordinance Compliance 
Section 27-197(b)(4) includes provisions for findings the District Council must make in approving 
the application for a basic plan amendment that divides a single approved Basic Plan into two or 
more separate Basic Plans. This includes conforming to the requirements of 27-195(b):  

(1) Prior to the approval of the application and the Basic Plan, the applicant shall 
demonstrate, to the satisfaction of the District Council, that the entire development meets 
the following criteria:  

(A) The proposed Basic Plan shall either conform to:  

(i) The specific recommendation of a General Map plan, Area Master Plan 
map, or urban renewal plan map; or the principles and guidelines of the plan 
text which address the design and physical development of the property, the 
public facilities necessary to serve the proposed development, and the 
impact which the development may have on the environment and 
surrounding properties.  

(ii) The principles and guidelines described in the Plan (including the text) 
with respect to land use, the number of dwelling units, intensity of 
nonresidential buildings, and the location of land uses.  

 
Comment: As discussed above, the roadways proposed within this development are unbuilt and 
will be analyzed in accordance with the recommendations of the MPOT and sector plan with 
subsequent development applications. As development occurs within the proposed area, staff will 
further evaluate bicycle and pedestrian facilities and amenities. The applicant submitted a traffic 
impact study analysis for the proposed development; however, adequacy will be evaluated with 
future development applications. Staff find that the subject application will conform to the General 
Map Plan, Area Master Plan, and principles and guidelines of the plan if pedestrian and bicycle 
facilities provided are in accordance with the recommendations of the  2009 MPOT Complete 
Streets Policies and Principles.  

Section 27-507 includes provisions for the purposes of the R-M zone 

(a) The purposes of the R-M Zone are to:  

(1) Establish (in the public interest) a plan implementation zone, in which 
(among other things):  

(A) Permissible residential density is dependent upon providing public 
benefit features and related density increment factors; and  



(B) The location of the zone must be in accordance with the adopted 
and approved General Plans, Master Plan, Sector Plan, public urban 
renewal plan, or Sectional Map Amendment Zoning Change.  

(2) Establish regulations through which adopted and approved public plans 
and policies (such as the General Plan, Master Plans, Sector Plans, public 
urban renewal plans, and Sectional Map Amendment Zoning Changes) can 
serve as the criteria for judging individual physical development proposals.  

(3) Assure the compatibility of proposed land uses with existing and proposed 
surrounding land uses, and existing and proposed public facilities and 
services, so as to promote the health, safety, and welfare of the present and 
future inhabitants of the Regional District.  

(4) Encourage amenities and public facilities to be provided in conjunction 
with residential development.  

(5) Encourage and stimulate balanced land development; and  

(6) Improve the overall quality and variety of residential environments in the 
Regional District.  

Comment: Staff recommend the applicant provide six-foot-wide sidewalks and traffic calming 
devices throughout the subject site. These facilities will provide opportunities for multimodal travel 
and contribute to an improved residential environment as envisioned in the R-M zone. 
 
Conclusion 
Based on the findings presented above, staff conclude that the pedestrian and bicycle access and 
circulation for this plan is acceptable, consistent with the master plan facilities, and meets the 
findings required by Section 27-197and 27-507 for a basic plan amendment and the purpose of the 
R-M zone for pedestrian and bicycle transportation, if the following conditions are met: 
 
 

1. Provide the below master plan facilities, designed to be consistent with the 2012 AASHTO 
Guide for the Development of Bicycle Facilities, and to be reviewed as part of subsequent 
applications and shown prior to their acceptances, including the comprehensive design 
plan, unless modified by the permitting agency with written correspondence:  

a. Minimum 10-foot-wide path along Westphalia Road (C-626)  
b. Shared roadway pavement markings and signage along P-617  
c. Minimum ten-foot-wide path along P-619  
d. Minimum ten-foot-wide path along MC-631 

 
2. Internal streets and shared-use paths are to follow MPOT Complete Streets Policies and 

Principles, and include traffic calming measures. These will be reviewed as part of 
subsequent applications and shown prior to their acceptances. 
 



3. All sidewalks within the subject site shall be a minimum of six feet in width.  



MEMORANDUM 
DATE:  December 9, 2024  
 
TO: Todd Price, Planner III 
 Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Division Chief SME 
 Dominic Quattrocchi, Planning Supervisor DAQ 
 Park Planning and Environmental Stewardship Division  
 Department of Parks and Recreation 
  
FROM: Ivy Thompson, Planner III IRT 
 Park Planning and Environmental Stewardship Division 
 Department of Parks and Recreation 
 
SUBJECT: A- 9973-03 Woodside Village  
 
The Department of Parks and Recreation (DPR) has reviewed and evaluated this Basic Plan 
Amendment application as it pertains to public parks and recreational facilities.  
  
PROPOSAL  
This application is for the development of lots on Parcels 13, 42 and a portion of Parcel 49 (from the 
original approved basic plan for Woodside Village) for up to 368 residential dwelling units. The 
applicant seeks to establish a new basic plan per Prince George’s County Zoning Ordinance Section 
27-197(b), revise previously approved land use quantities per the boundaries and acreage of the 
property and amend or replace the prior approved conditions of A-9973 as related to the proposed 
development.  
  
BACKGROUND  
This 160.37-acre property, zoned Legacy Comprehensive Design and Military Installation Overlay 
(LCD/MIO) is located on the south side of Westphalia Road approximately 1500 feet from its 
intersection with Matapeake Drive. The subject property is located within Planning Area 78 and 
Council District 6. 

REVIEW OF PREVIOUS CONDITIONS OF APPROVAL 
 
Zoning Map Amendment A-9973 approved by the Prince George’s County Planning Board June 1, 
2006, with the accompanying basic plan (PGCPB Res. No. 06-112) rezoning 370.3-acres of land. 

Zoning Map Amendment A-9973-01 approved by the Prince George’s County Planning Board 
September 30, 2021, removing Parcel 14 (Bean Property), The District Council approved Zoning 
Ordinance 5-2022 April 11, 2022.  
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Zoning Map Amendment A-9973 -02 approved by the District Council effective November 15, 
2021, to separate the basic plan and approve up to 661 dwelling units on only two parcels, 
including Parcel 5 (Yergat property) and Parcel 19 (Case property), with 15 conditions that 
supersedes the prior basic plan for these two parcels. 
 
Conceptual Design Plan CDP-0601 was approved by the Prince George’s County District Council 
on September 11, 2008, (PGCPB Res. No. 08-121) relating to land dedication to DPR and the 
Westphalia Central Park.  
 
Conceptual Design Plan CDP-0601-01 was approved by the Prince George’s County Planning 
Board on May 19, 2022, (PGCPB Res. No. 2022-50) amending the previously approved plan with 
seven conditions, none specifically relating to DPR. 
 
Conceptual Design Plan CDP-0601-02 was approved by the Prince George’s County Planning 
Board April 20, 2023, (PGCPB Res. No. 2023-38) 
 
Preliminary Plan of Subdivision (PPS) 4-21049 was approved by the Prince George’s County 
Planning Board on September 8, 2022 (PGCPB Res. No. 2022-86) with 30 conditions relating to 
DPR. 
 
DISCUSSION:  
Park and Recreation amenities serving the subject property include Westphalia Park located 
approximately 1 mile west of Woodside Village and Mellwood Park located 5 miles to the 
south.  The subject property is also approximately 1.5 miles east of Westphalia Community Center.  
Adjacent to the property (south and west) is the proposed Westphalia Central Park, a premier park 
facility currently being developed. Once completed, the park will provide playgrounds, a network of 
trails, informal fields and lawn areas, a recreational pond, a seasonal ice rink, and several other 
amenities for public enjoyment 

The property is subject to the 2007 Approved Westphalia Sector Plan; Plan Prince George’s 2035 
Approved General Plan; the 2022 Land Preservation, Parks and Recreation Plan for Prince George’s 
County, and Formula 2040, Functional Master Plan for Parks, Recreation and Open Space. One of the 
strategies of the 2007 Approved Westphalia Sector Plan is to designate Westphalia Central Park and 
Cabin Branch Greenway as community focus areas.  Another strategy calls for the establishment of 
a parks fee of $3,500 (in 2006 dollars) for each new dwelling unit built in the Westphalia Sector 
Plan area to fund the construction of the public park facilities recommended in the sector plan.  

Basic Plan A-9973 was approved by the Prince George’s County District Council, February 6, 2007, 
via Council Resolution No. CR-2-2007 with 4 conditions. The following conditions are related to the 
Department of Parks and Recreation:

3(g).  The Applicant and the Applicant’s heirs, successors, and/or assignees shall provide the 
following in conformance with the 1994 Master Plan and the WCCP Study: 
(1)  Provide the Master Plan hiker-biker-equestrian trail along the subject site’s entire 

portion of the Cabin Branch stream valley subject to Department of Parks and 
Recreation coordination and approval. 

(2)  Provide an eight-foot wide sidepath or wide sidewalk along the subject property’s 
entire frontage of Suitland Parkway extended. 
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(3)  Provide a sidepath (Class II Trail) along the subject site’s entire road frontage of 
Westphalia Road. 

(4)  Provide the internal HOA trails and sidepaths as conceptually shown on the submitted 
hiker and biker trail path. 

  
 COMMENT: DPR staff agrees with the deletion of this condition. 
 

i. Provide a description of the type, amount, and general location of the recreation 
facilities on the dedicated parkland and elsewhere on the site, including provision of 
private open space and recreation facilities to serve development on all portions of the 
subject property. 

 
 COMMENT: DPR staff agrees to revising this condition to eliminate references of 

recreation facilities on the public parkland. The submitted plan complies with the 
condition to illustrate general locations of onsite recreation facilities, which will be 
further reviewed at the time of CDP. 

 
j.  The Applicant, and the Applicant’s heirs, successors and/or assignees shall agree to make a 

monetary contribution or provide in-kind services for the development, operation and 
maintenance of the central park. The recreational facilities packages shall be reviewed and 
approved by DPR prior to Comprehensive Design Plan (CDP) approval. The total value of the 
monetary contribution (or in-kind services) for the development, operation and maintenance 
of the central park shall be $3,500 per dwelling unit in 2006 dollars. The Applicant may make 
a contribution into the “park club” or provide an equivalent amount of recreational facilities. 
The value of the recreational facilities shall be reviewed and approved by DPR staff. Monetary 
contributions may be used for the design, construction, operation and maintenance of the 
recreational facilities in the central park and/or the other parks that will serve the Westphalia 
Study Area. The park club shall be established and administered by DPR. 
 

 COMMENT: DPR staff recommend condition 3(j) is revised to eliminate the in-kind 
services references. The applicant shall provide a contribution the “park club”. 

 
k.  The Applicant shall submit a scope of services from a qualified urban park design consultant 

for development of a Comprehensive Concept Plan for the portion of central park in the project 
area. The Comprehensive Concept Plan shall be prepared by a qualified urban park design 
consultant working in cooperation with a design team from DPR and Urban Design Section. 
Urban Design Section and DPR staff shall review credentials and approve the design 
consultant prior to development of a Comprehensive Concept Plan. The Comprehensive 
Concept Plan shall be approved by DPR prior to approval of the Comprehensive Design Plan 
(CDP). 

 
 COMMENT: DPR agrees with the deletion of this condition. The Parkside development 

satisfied this design requirement for the future Westphalia Central Park. This Basic 
Plan Amendment does not propose any public recreational facilities.  

 
l.  The public recreational facilities shall be constructed in accordance with the standards 

outlined in the Parks and Recreation Facilities Guidelines. The concept plan for the 
development of the parks shall be shown on the Comprehensive Design Plan. 
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COMMENT: DPR agrees with the deletion of this condition. This Basic Plan 
Amendment does not propose any public recreational facilities.  

 
m.  Provide a multiuse stream valley trail along the subject site’s portion of Cabin Branch, in 

conformance with the latest Department of Parks and Recreation guidelines and standards. 
Connector trails should be provided from the stream valley to adjacent residential 
development and recreational uses. 

  
 COMMENT: DPR staff agree with the deletion of this condition because it does not 

apply to the subject property. 
 
4.  At the time of Preliminary Plan of Subdivision and/or prior to the first plat of Subdivision, the 

Applicant shall: 
 

e.  The Applicant shall dedicate 56 developable acres of public open space to the MNCPPC 
for a park/school. The portion of the parkland needed for school construction shall be 
conveyed to the Board of Education when funding for construction is in place and 
conveyance of the property is requested by the Board of Education. The final 
determination of location of the land to be dedicated for park/school sites shall be 
determined at the time of CDP Plan approval. The land to be conveyed to the M-NCPPC 
shall be subject to the following conditions: 

 
(1)  An original, special warranty deed for the property to be conveyed, (signed by 

the WSSC Assessment Supervisor), shall be submitted to the Subdivision 
Section of the Development Review Division, Maryland-National Capital Park 
and Planning Commission (MNCPPC), along with the final plats. 

 
(2)  M-NCPPC shall be held harmless for the cost of public improvements 

associated with land to be conveyed, including but not limited to, sewer 
extensions, adjacent road improvements, drains, sidewalls, curbs and gutters, 
and front-foot benefit charges prior to and subsequent to Final Plat. 

 
(3)  The boundaries and acreage of land to be conveyed to M-NCPPC shall be 

indicated on all development plans and permits, which include such property. 
 
(4)  The land to be conveyed shall not be disturbed or filled in any way without the 

prior written consent of the Department of Parks and Recreation (DPR). If the 
land is to be disturbed, DPR shall require that a performance bond be posted to 
warrant restoration, repair or improvements made necessary or required by 
M-NCPPC development approval process. The bond or other suitable financial 
guarantee (suitably to be judged by the General Counsel’s Office, M-NCPPC) 
shall be submitted to DPR within two weeks prior to applying for grading 
permits. 

 
(5)  Stormdrain outfalls shall be designed to avoid adverse impacts on land to be 

conveyed to or owned by M-NCPPC. If the outfalls require drainage 
improvements on adjacent land to be conveyed to or owned by M-NCPPC, DPR 
shall review and approve the location and design of these facilities. DPR may 
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require a performance bond and easement agreement prior to issuance of 
grading permits. 

 
(6)  All waste matter of any kind shall be removed from the property to be 

conveyed. All wells shall be filled and underground structures shall be 
removed. DPR shall inspect the site and verify that land is in acceptable 
condition for conveyance, prior to dedication. 

 
(7)  All existing structures shall be removed from the property to be conveyed, 

unless the Applicant obtains the written consent of the DPR. 
 
(8)  The Applicant shall terminate any leasehold interests on property to be 

conveyed to the Commission. 
 
(9)  No stormwater management facilities, or tree conservation or utility 

easements shall be proposed on land owned by or to be conveyed to M-NCPPC 
without the prior written consent of DPR. DPR shall review and approve the 
location and/or design of these features. If such proposals are approved by 
DPR, a performance bond, maintenance and easement agreements shall be 
required prior to the issuance of grading permits. 

 
 COMMENT: DPR staff agree that this condition is no longer relevant and can be 

deleted. 
 
f.  Enter into an agreement with DPR, prior to the first Final Plat of Subdivision, that shall 

establish a mechanism for payment of fees into an account administered by the M-NCPPC. The 
agreement shall note that the value of the in-kind services shall be determined at the sole 
discretion of DPR. 

 
COMMENT: DPR staff agree that condition 4(f) be revised to eliminate the reference 

to the in-kind agreement, keeping the fee contribution to the  Westphalia 
“Park Club” Agreement. 

 
g.  Submit three original, executed agreements for participation in the park club to DPR for their 

review and approval, eight weeks prior to a submission of a final plat of subdivision. Upon 
approval by DPR, the agreement shall be recorded among the Land Records of Prince George's 
County, Upper Marlboro, Maryland. 

 
COMMENT: DPR Staff recommend condition 4 (g) is brought forward as a condition of 

approval of this amendment. 
 
RECOMMENDATION  
DPR staff recommends the approval of A-9973-03 Woodside Village, subject to the following 
revised (renumbered) conditions: 

 
1. Prior to the acceptance of the CDP, provide a description of the type, amount, and location of 

the open space and recreation facilities on the site to serve development on all portions of 
the subject property. 
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2. The applicant, and the Applicant’s heirs, successors and/or assignees shall agree to make a 
monetary contribution to the central park. The total value of the monetary contribution for 
the development, operation and maintenance of the central park shall be $3,500 per 
dwelling unit in 2006 dollars. Monetary contributions may be used for the design, 
construction, operation and maintenance of the recreational facilities in the central park. 
 

3. Enter into an agreement with DPR, prior to the first Final Plat of Subdivision, that shall 
establish a mechanism for payment of fees into an account administered by the M-NCPPC.  
 

4. Submit three original, executed agreements for participation in the park club to DPR for 
their review and approval, eight weeks prior to a submission of a final plat of subdivision. 
Upon approval by DPR, the agreement shall be recorded among the Land Records of Prince 
George's County, Upper Marlboro, Maryland. 
 

 cc:  Leonard Pettiford 



December 9, 2024

MEMORANDUM

TO: Todd Price, Planner III, Zoning Section, Development Review Division

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

VIA: Kierre McCune, Supervisor, Master Plans and Studies, Community Planning 
Division

FROM: Michael D. Calomese, AICP, Master Plans and Studies Section, Community 
Planning Division

SUBJECT:         A-9973-03 Woodside Village

FINDINGS

The Community Planning Division finds that pursuant to Section 27-195(b)(1)(A), of the prior 
zoning ordinance, the proposed amendment to the Basic Plan conforms to the policies and 
strategies described in the 2007 Approved Westphalia Sector Plan (Sector Plan) with respect to 
land use, the number of dwelling units, and the location of land uses.

BACKGROUND

Application Type: Amendment to the Basic Plan of a Zoning Map Amendment

Location: Approximately 1,500 feet east of the intersection of Westphalia Road 
and Matapeake Drive

Size: 100.84 Acres

Existing Uses: Vacant

Future Land Use: Low-Density Residential/Public/Private Open Space

Proposal: To amend Basic Plan A-9973 to allow for the development of up to 368 
single-family detached dwelling units on the property using the prior 
Zoning Ordinance.
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Existing Zoning:   Legacy Comprehensive Design (LCD) and Military Installation (MIO) 
Overlay Zones 

 
Prior Zoning:  Residential Medium Development (R-M) Zone and Military Installation 

(MIO) Overlay Zones 
 
GENERAL PLAN, MASTER PLAN, AND SMA 
 
General Plan: The 2014 (Plan 2035) places this 
property in the Established Communities Growth Policy area. Established communities are 

and sewer outside of the Regional Transit Districts and Local Centers, as Established 
Communities. Established communities are most appropriate for context-sensitive infill and 
low- to medium-  
 
Analysis: The proposed single-family residential use is consistent with this recommendation and is 
compatible with the surrounding uses. 
 

 
 
Analysis: Final construction of the proposed development on the subject property will result in a 
development that is approximately 3.65 dwelling units per acre. This represents a marginal 
increase beyond the allowed density. Therefore, because the increase in density is not significant, 
the proposed use conforms to the recommended land use and marginally surpasses the 
recommended density. 
 
The 2007 Approved Westphalia Sector Plan makes the following recommendations that affect 
the subject property and help advance the intent and purpose of the Sector Plan: 
 
PART 3  INFRASTRUCTURE ELEMENT - Environmental Infrastructure  
  
Policy 1  Green Infrastructure (p. 35)  
  

Protect, preserve, and enhance the identified green infrastructure network within the 
Westphalia sector planning area.  
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Strategies (pp. 35, 38)  
  

Preserve or restore the regulated areas within the sector plan, both within and outside 
the designated green infrastructure network and those designated through the 
development review process.  

  
Enhance regulated areas by concentrating required woodland conservation adjacent to 
regulated areas and in an interconnected manner.  

  
Limit overall impacts to sensitive environmental areas to those necessary for 
infrastructure improvements such as road crossings and utility installations.  

 
Analysis: This application is in the Patuxent River Watershed. The western branch of the Patuxent 
River runs along and through the subject property in multiple locations. Several wooded areas are 
also on the subject property. Staff requests that the applicant coordinate with the Environmental 
Planning Section to preserve natural areas and limit impacts to sensitive environmental features 
to ensure that the property meets all environmental regulations on site.  
 
Policy 2  Water Quality and Quantity (p. 38)  
  

Protect, preserve, and enhance the identified green infrastructure network within the 
Westphalia sector planning area.  

  
Strategies (p. 38)  
  

Construct shared public/private stormwater facilities as site amenities using native 
plants and natural landscaping.  

  
Use low-impact development (LID) techniques such as green roofs, rain gardens, 
innovative stormwater outfalls, underground stormwater management, green streets, 
cisterns, rain barrels, grass swales, and stream restoration, to the fullest extent possible 
during the development review process with a focus on the core areas for use of 
bioretention and underground stormwater facilities under parking structures and 
parking lots.  

 
Analysis: Staff requests that the applicant coordinate with the Environmental Planning Section 
and the Department of Permits Inspections and Enforcement (DPIE) to ensure that the property 
meets all stormwater management regulations and uses low-impact development techniques to 
the extent practical. Techniques that are uses might include rain gardens, innovative stormwater 
outfalls, green street technology, rain barrels, grass swales, and includes stream restoration in the 
final site design for the property.  
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PART 3  INFRASTRUCTURE ELEMENT - Transportation  

Policy 1  Roadways (p. 39)  

Develop a transportation system that improves existing roadways, develops new 

development pattern.  

Strategies (pp. 40, 42)  

 Collectors: A multilane or two-lane roadway designed to carry medium-speed traffic 
between an arterial and internal local street, to provide access to major traffic 
generators, and to connect residential neighborhoods to major highway systems. 
Access to abutting properties is usually permitted. Major collectors include separate 
left-turn lanes at major intersections and may incorporate medians to control left-turn 
access. Collector rights-of-way are generally a minimum of 80 feet, where underground 
drainage is provided, and up to 100 feet on major collectors.  
 
Improve and extend existing, or construct new, collectors as required by current and 
proposed development.  
 

Construct MC-631 (Suitland Parkway extended) from MC-634 (Presidential 
Parkway extended) to A-39 (Ritchie Marlboro Road) as a major collector. 
Require additional right-of-way at major intersections for one additional lane in 
each direction (but not along the entire road length) in order to minimize the 
impacts on adjacent properties and provide LOS D operation at the major 
intersections during peak hours. 
 

Improve C-626 (Westphalia Road) from MC-634 (Presidential Parkway extended) to A-
39 (Ritchie Marlboro Road).  

Analysis: The site plan shows the location of MC-631, a Major Collector roadway. Staff 
recommends implementing the transportation recommendations to the extent practicable and 
encourages the applicant to work with the Transportation Planning Section, and the operating 
agencies as appropriate to improve, extend existing, or construct new, collectors as required by the 
Sector Plan.  

Primary Roads: These two-lane roadways provide access to, from, and through 
residential areas. On these roadways, the street space is valuable for bicycle and 
pedestrian movement as well as for vehicular movement. In Westphalia, primary 
residential roadways have 60- to 70-foot rights-of-way regardless of whether open 
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drainage or curb and gutter drainage is utilized. As a means of improving safety for 
nonvehicular users, traffic calming measures may be considered. 
 
Construct new primary roads as required to connect and consolidate access to current 
or proposed development.  

 
Construct a new primary road P-617 from P-616 (Westphalia Boulevard 
extended) to A-39 (Ritchie Marlboro Road).  
 
Construct a new primary road P-619 from P-615 (Dower House Road extended) 
to MC-631 (Suitland Parkway extended) as a 70-foot right-of-way with two 
travel lanes and parking on each side of the roadway  

Analysis: The site plan shows the location of P-617 and P-619, two Primary roadways. Staff 
recommends implementing the transportation policies and strategies of the Plan, to the extent 
practicable, and encourages the applicant to work with the Transportation Planning Section, and 
the operating agencies as appropriate to provide access to and through residential areas. Primary 
roadways should include enough space for bicycles, pedestrian movement, and vehicular 
movement to allow for multimodal travel.   

Policy 3  Sidewalks, Bikeways, and Trails (p. 45)  

Provide appropriate trails and bicycle and pedestrian facilities throughout the 
Westphalia area.  

Strategies (p. 43)  

Create a system of sidewalks, bikeways, natural surface paths, and 
hiker/biker/equestrian paths as shown on Map 11.  

Analysis: Staff recommends the installation of sidewalks bikeways and trails to provide 
connections in the development and with neighboring properties. These connections will be shown 
at the time of the Detailed Site Plan and staff recommend the applicant work with the Urban 
Design, Transportation and the Parks and Recreation Sections, in addition to the appropriate 
operating agencies to provide adequate bicycle and pedestrian facilities throughout the 
Westphalia Area.  

Policy 4  Design Principles (p. 46)  

Develop a transportation system that incorporates design principles promoting the 
intended character of the Westphalia area and the desires of the Westphalia 
community.  

  



  A-9973-03 Woodside Village, Page 6 

Strategies (p. 47)  

Arterials and Major Collectors  

Arterial and major collector roadways should be designed as parkway-like streets, 
edged by linear green spaces and fronted by development. 
 
Wide planted medians, meandering paths and trails, lush plantings, and pedestrian 
lights should all be provided. 
 
Development, neighborhood recreation, and park activities should front onto roadways. 
Intersecting streets, frontage streets, and alleys should be designed to facilitate this 
condition. Alleys, used in lieu of direct access driveways or homes backing up to the 
roadway, are the preferred design solution throughout Westphalia.  
 
On-street parking and direct parking should be avoided and direct access driveways 
should be minimized.  
 
Road segments classified as collectors should be consolidated wherever possible.  

Local Streets  

Streets should be designed to ensure low speed travel without unduly restricting traffic 
capacity, by utilizing narrow pavement widths, tighter curve radii, traffic roundabouts, 
circles and squares, and on-street parking with curb bump-outs at intersections.  
 
Designs should promote pedestrian and bike activity.   
 
Planting strips with full-size shade trees should be provided between curb and 
sidewalks or hiker/biker trails on all streets and roadways designated rural roads.  
 
Except in the industrial areas in the Andrews Air Force Base noise zone, streets should 
be designed to discourage through movement of large trucks.  

Alleys  

Alleys are strongly encouraged in both residential and commercial areas and should be 
designed to accommodate delivery, service and emergency vehicles.  
 
Alleys are most encouraged behind developments that front on to roads with limited 
curb cuts and in sections where homes are placed back to back.  
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Sidewalks, Bikeways and Street Trees/Planting Strips  
  

Sidewalks should be provided throughout the Westphalia community, except on 
designated scenic rural roads, highways, bikeways, trails, and lanes.  

 
Street trees should be provided in planting strips between curbs and sidewalks on all 
roads and streets with walks or paths.  

 
Analysis: Staff recommends implementing the transportation recommendations, if feasible at the 
time of Subdivision Review and Detailed Site Plan. Roadway design should include strategic 
wayfinding and branding elements to provide a visual character for the area. These might include 
elements such as landscaped medians, street trees, street furniture, lighting, special paving, or 
signage to improve the public realm and define the roadway.   

Planning Area/Community: 78/Westphalia and Vicinity 
 
Aviation/MIOZ: This application is located within the Military Installation Overlay Zone in 
Conical Surface (20:1) - Right Runway, Area E and is subject to requirements for height. 
 
SMA/Zoning: The 2007 Westphalia Sector Plan and Sectional Map Amendment rezoned from the 
Residential Agricultural (R-A) Zone to the Residential Medium Development (R-M) Zone in 
2007. Basic Plan Amendments A-9973-01 and its amendment increased the number of dwelling 
units on the property and divided the original basic plan into two separate plans. This 
application is consistent with both prior applications. 
 
On November 29, 2021, the District Council approved CR-136-2021, the Countywide Map 
Amendment (CMA), which reclassified the subject property from the Residential Medium 
Development (R-M) Zone to the Legacy Comprehensive Design (LCD) Zone, effective April 1, 
2022.  
 
 
MASTER PLAN CONFORMANCE ISSUES 
 
None 
 
 
cc: Long-Range Agenda Notebook 
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MEMORANDUM

TO:  Todd Price, Planner II, Zoning Section, DRD

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

FROM:  Alexander Kirchhof, Planner II, Environmental Planning Section, CWPD  ANK

SUBJECT: Woodside Village A-9973-03 
Petition for Basic Plan Amendment 

The Environmental Planning Section has reviewed the above referenced Zoning Map Amendment 
application accepted on November 8, 2024. The amendment application meets all applicable 
environmental requirements. The following comments are provided for your consideration.

Background
The Environmental Planning Section (EPS) has extensively reviewed this site previously with the 
review of the following applications:   

Development
Review Case 

Associated 
TCP(s) 

Authority Status Action Date Resolution 
Number

NRI-158-05 N/A Staff Approved 12/23/2005 N/A
A-9973 N/A District 

Council
Approved 2/6/2007 Final Decision

CDP-0601 TCP1-006-08 Planning 
Board

Approved 7/31/2008 08-121

NRI-158-05-01 N/A Staff Approved 10/4/2012 N/A
A-9973-01 N/A District 

Council
Approved 4/11/2022 Final Decision 

NRI-158-05-02 N/A Staff 3/30/2020 Approved N/A
A-9973-02 N/A District 

Council
Approved 11/15/2021 Final Decision

NRI-158-05-03 N/A Staff Approved 9/16/2021 N/A
SDP-1002 N/A Planning 

Board
Approved 1/26/2012 12-07

NRI-158-05-04 N/A Staff Approved 11/02/2022 N/A
NRI-158-05-05 N/A Staff Approved 10/02/2023 N/A
A-9973-03 N/A District 

Council
Pending Pending Pending
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Proposed Activity 
This application requests to amend the approved Basic Plan to separate the Suit and Wholley 
properties (Parcels 13, 42 and a portion of Parcel 48), a total of 89.16 acres, from the Woodside 
Village Basic Plan.   
 
Applicable Environmental Regulations 
The project is subject to the environmental regulations contained in Subtitles 24, 25, and 27 that 
came into effect on July 1, 2024, because the development proposal will be required to file an 
amended comprehensive design plan and a new preliminary plan application to reflect changes 
proposed under the Basic Plan amendment.  
 
Site Description 
The subject property is 89.16 acres in the Residential Medium Development (R-M) zone, located on 
the south side of Westphalia Road, west of Ritchie-Marlboro Road. There are streams, wetlands, 
100-year floodplain, and associated areas of steep slopes on the property. Marlboro clay is found to 
occur within the vicinity of the site. No Sensitive Species Project Review Areas are indicated or 
mapped on the site. Furthermore, no rare, threatened or endangered species are indicated as 
present on site. Westphalia Road is a designated historic road fronting this development. This 
property is located in the Western Branch watershed in the Patuxent River basin. The site is 
currently located within Environmental Strategy Area 2 (formerly the Developing Tier) of the 
Regulated Environmental Protection Areas Map as designated by Plan Prince George’s 2035 
Approved General Plan (Plan 2035). The site contains Regulated Areas and Evaluation Areas as 
designated on the 2017 Countywide Green Infrastructure Plan (GI Plan) of the Approved Prince 
George’s County Resource Conservation Plan. The subject property is in the Westphalia Sector 
Planning Area.   
 
Plan Prince George’s 2035 Approved General Plan (2014) 
The site is located within the Environmental Strategy Area 2 (formerly the Developing Tier) of the 
Regulated Environmental Protection Areas Map and has a Growth Policy of Established 
Communities as designated by Plan Prince George’s 2035 Approved General Plan (Plan 2035). 
 
Master Plan Conformance 
The Approved Westphalia Sector Plan and Sectional Map Amendment (February 2007) approved by 
the District Council is the current master plan for this area. This Master plan included 
environmentally related policies and their respective strategies in the Environmental Infrastructure 
section. 
 
Below in bold are the primary policies relating to the site. More detail regarding the strategies can 
be found in the Approved Westphalia Sector Plan and Sectional Map Amendment.  
  
 Policy 1 – Green Infrastructure 
 Protect, preserve, and enhance the identified green infrastructure network within 
 the Westphalia sector planning area. 
 
This policy has been addressed under the Green Infrastructure Section of this memorandum. 
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 Policy 2—Water Quality and Quantity: 
 Restore and enhance water quality and quantity of receiving streams that have been 

degraded and preserve water quality and quantity in areas not degraded. 
 
As part of Policy 2, environmental site design (ESD) will be required for stormwater management 
(SWM) control to ensure that water quality and quantity is protected to the fullest extent practical 
as required by the County. A SWM plan reviewed by the Department of Permits, Inspection and 
Enforcement will be required at the time of preliminary plan. 
 
Conformance with the Green Infrastructure Plan 
The site is mapped within the Green Infrastructure Network as delineated in accordance with the 
Green Infrastructure Plan of the Approved Prince George’s County Resource Conservation Plan (2017). 
The Regulated Area is mapped along the streams and other Regulated Environmental Features 
(REF) and the Evaluation Area is mapped on the remainder of the site due to the existing forest 
contiguous to the streams. The plans as submitted generally show the preservation of the Regulated 
Areas; however, more detailed information will be evaluated during the subsequent applications. 
Prior to the acceptance of any future development applications, an updated NRI is required to 
confirm the regulated features on the site and to establish the Primary Management Area (PMA). 
The amended Basic Plan can be found in conformance with the Green Infrastructure Plan.   
 
COMPLIANCE WITH PREVIOUSLY APPROVED CONDITIONS  
 
Conditions of Previous Approvals: 
 
Basic Plan, A-9973  
On February 6, 2007, the District Council approved the Basic Plan for Woodside Village. The 
following conditions were determined to be environmental in nature. It is recommended that these 
conditions be carried forward for this application.  
 

3. The following shall be required as part of the Comprehensive Plan (CDP) 
 submittal package: 
 
  o.  Submit a signed natural resources inventory (NRI) with the comprehensive 

design plan.  All subsequent plan submittals shall clearly show the Patuxent 
River Primary Management Area (PMA) as defined in Section 24-101(b)(10), 
and as shown on the signed NRI. 

  
 This condition shall be carried forward; however, the Patuxent River Primary 

Management Area is now called the Primary Management Area (PMA) and is 
defined in Section 24-101(b)(22). 

 
 p.   Demonstrate that the PMA has been preserved to the fullest extent possible.  

Impacts to the PMA shall be minimized by making all necessary road crossings 
perpendicular to the streams and by using existing road crossings to the 
extent possible. 
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 This condition shall be carried forward and met at the time of the Comprehensive 
Design Plan review.   

 
 q. Submit a required Type I Tree Conservation Plan (TCPI).  The TCPI shall; 
 
 (1) Focus on the creation and/or conservation/preservation of contiguous 

woodland. 
 
 (2) Concentrate priority area for tree preservation in areas within the 

framework of the approved Green Infrastructure Master Plan, such as stream 
valleys.  Reflect a 25 percent Woodland Conservation Threshold (WCT) and 
meet the WCT requirements on-site. 

 
 (3) Mitigate woodland cleared within the PMA’s Preservation Area on-site at a 

ratio of 1:1, with the exception of impacts caused by master plan roads which 
shall be mitigated 1:25.  This note shall also be placed on all Tree 
Conservation Plans. 

 
 (4) Focus afforestation in currently open areas within the PMA and areas 

adjacent to them.  Tree planting should be concentrated in areas of wetland 
buffers and stream buffers, which are priority areas for afforestation and the 
creation of contiguous woodland. 

 
 (5) Prohibit woodland conservation on all residential lots. 
 
 These conditions shall be carried forward and met at the time of the Comprehensive 

Design Plan review.   
 
  r. Submit an exhibit showing areas where Marlboro Clay occurs on-site. 
 
 This condition shall be carried forward and met at the time of the Comprehensive 

Design Plan review.   
 
4. At the time of preliminary plan of subdivision and/or prior to the first plat of 

subdivision, the applicant shall: 
 
  c. Submit a letter of justification for all proposed PMA impacts, in the event 

disturbances are unavoidable. 
 

 This condition shall be carried forward and met at the time of preliminary plan of 
subdivision review.   

 
Basic Plan Amendment, A-9973-01  
On April 11, 2022, the District Council approved a revision of the Basic Plan for Woodside Village to 
separate out the Bean property. No environmental conditions were identified in the District 
Councils final decision.   
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Basic Plan Amendment, A-9973-02  
On November 11, 2021, the District Council approved a revision of the Basic Plan for Woodside 
Village to separate out the Case and Yergat properties. No environmental conditions were identified 
in the District Councils final decision. 
 
Comprehensive Design Plan, CDP-0601, PGCPB. No. 08-121 
The conditions of approval of the Comprehensive Design Plan, CDP-0601 found in resolution 
PGCPB-08-121 are not applicable to the review of the current application.  This application will be 
subject to CDP revision and will be further evaluated at that stage. 
 
Environmental Review 

Existing Conditions/Natural Resource Inventory (NRI) 
An NRI is not required as part of a zoning amendment application and an NRI was not provided in 
the submission package. No further information is needed at this time.  An updated NRI reflective of 
the current requirements of the Woodland Conservation Ordinance that came into effect July 1, 
2024, including expanded stream buffers, will be needed for future development review cases. 
 
Woodland Conservation 
The project is subject to the environmental regulations contained in Subtitles 24, 25, and 27 that 
came into effect on July 1, 2024.  Prior to acceptance of any CDP revision a revised NRI which 
details the regulated environmental features in accordance with the current Subtitle 25 
requirements is required. The woodland conservation threshold (WCT) per A-9973 shall be 25 
percent with the WCT requirements being met on-site. A Type 1 tree conservation plan will be 
required with any CDP or PPS filed for this site. A Type 2 tree conservation plan will be required 
with any SDP applications filed for this site.  All future applications will require a revision to the 
tree conservation plans.  
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December 10, 2024

MEMORANDUM

TO: Todd Price, Zoning Section, Development Review Division

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

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

SUBJECT: A-9973-03 Woodside Village (Former Suit and Wholey Properties)

The subject property comprises 100.84 acres and is south of Westphalia Road, 0.64 miles from its 
intersection with Ritchie Marlboro Road. The subject property was zoned Residential Medium 
Development (R-M), per the prior Zoning Ordinance, and is located within the 2007 Approved 
Westphalia Sector Plan area. 

The subject application includes Parcels 13, 42, and a portion of Parcel 48. The subject application 
proposes an amendment to Basic Plan (A-9973) to divide the initial basic plan area by deleting the 

-9973. This proposal requests the 
approval of 356-368 single-family detached dwelling units. The residential development proposed 

-family detached units and will not exceed the 
total 1,497 dwelling units approved for the overall Woodside Village development through 
application A-9973. This basic plan division is necessary because the total assemblage of properties 
in A-9973 is no longer under common ownership.

The 2007 Approved Westphalia Sector Plan contains goals and policies related to historic 
preservation (pp. 66-68). However, these are not specific to the subject site.

A Phase I archeology survey was conducted on the Suit property in 2005, with additional
investigations in 2007. The archeological surveys of the Suit property involved archival and 
background research, the systematic excavation of shovel test pits within areas of poor surface 
visibility, a systematic intensive pedestrian survey in areas of adequate visibility, and an inventory 
of all structures. Archival research indicates that the Suit property was part of the Joy's Fortune 
land patent owned by Peter Joy during the early eighteenth century. Historic documents suggest 
that the land was farmed by several owners prior to the end of the Civil War, all of whom held
enslaved people and resided elsewhere. However, no map evidence indicates the presence of 
structures on this tract until the twentieth century.



A-9973-03 Woodside Village (Former Suit and Wholey Properties)

 
A total of 537 shovel test pits (STPs) were excavated across the Suit Property, and surface collection 
was conducted at 1,020 locations. Four archeological sites were identified. Two of the sites, 
18PR892 and 18PR895, are the locations of late-nineteenth and twentieth-century tenant houses, 
located in the northern portion of the property. These sites were not considered to contain 
significant information for further investigation. One site, 18PR1893, is the location of the Suit 
House in the central part of the property. Site 18PR894 is the location of either a tenant residence 
or possibly was originally a quarter for the enslaved. This site is located on a portion of the overall 
Suit property that was conveyed to M-NCPPC for parkland. Other artifact locations, containing 
twentieth-century material were widely scattered and are considered isolated finds. Phase II 
investigations were recommended on site 18PR894 in the site report. The land on which site 
18PR894 is located was conveyed to M-NCPPC as part of the Central Park for the overall Woodside 
Village development in 2015 and is not included in this application. 
 
A Phase I archeology survey was conducted on the 10-acre Wholey property in January 2007. 
Background archival research indicated that the Wholey property was once part of the Dunblane 
land patent through the mid-twentieth century. The manor house associated with the Dunblane 
plantation was located on the adjoining parcel to the west. No structures pre-dating the twentieth 
century were identified on the property. Of a total of 175 shovel test pits (STPs) excavated across 
the property, only 14 contained cultural material. Twelve of the positive STPs were concentrated in 
a 40 by 80-meter area surrounding a twentieth-century residential structure. This artifact 
concentration was recorded as archeological site 18PR860. It comprises a light artifact scatter 
dating to the twentieth century and is associated with the extant twentieth-century residential 
structure. Two other positive tests were situated at the head of a drainage located in the 
southeastern part of the property and contained twentieth-century materials, likely representing 
trash disposal. Neither of these artifact scatters were determined to be significant. No additional 
archeological investigations were recommended on the Wholey property by the surveyors, and no 
further studies were required.  
 
Conclusions 
 
Site 18PR893, representing the site of the late nineteenth to early twentieth-century Suit residence, 
appears to have also been the site of an earlier, eighteenth-century residence, based on the 
recovery of domestic artifacts from that period in the Phase I investigations. Historic Preservation 
staff recommend additional Phase II investigations of this site to determine if significant 
archeological features and artifact deposits remain intact. No further archeological investigations 
are recommended on sites 18PR892, 18PR894, 18PR895 on the Suit property, or 18PR860 on the 
Wholey property. 

 
A Phase II archeological survey shall be required at the time of the preliminary plan of subdivision 
on archeology site 18PR893, to determine if any significant cultural features are present. The 
applicant shall submit a Phase II Research Plan for approval by the staff archeologists prior to 
commencing the Phase II investigations. If significant archeological materials are identified, Phase 
III archeological mitigation may be required. Depending upon the significance of the findings at the 
Phase II, or III level, the applicant may be required to provide interpretive signage at the time of 
Detailed Site Plan/Specific Design Plan. 
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Recommendation 
 
Historic Preservation staff recommend to the Planning Board approval of A-9973-03 Woodside 
Village with the following conditions:  
 
1.  Prior to approval of the preliminary plan, Phase II (evaluation) archeological investigations, 

Guidelines for Archeological Review (May 2005), shall be 
conducted on site 18PR893, the site of the Suit residence. The applicant shall submit a 
Phase II Research Plan for approval by the staff archeologists prior to commencing Phase II 
work.  Evidence of M-NCPPC concurrence with the final Phase II report, and 
recommendations, is required prior to signature approval of the preliminary plan. 

 
2.  Upon receipt of the report by the Planning Department, if it is determined that potentially 

significant archeological resources exist in the project area, prior to Planning Board 
approval of the final plat, the applicant shall provide a plan for: 
 

i.) mitigating the resource at the Phase III level, or 
 
ii.) avoiding and preserving the resource in place. 

 
3.  The applicant shall provide a final report detailing the Phase II and/or Phase III 

investigations, and ensure that all artifacts are curated in a proper manner prior to any 
ground disturbance or the approval of any grading permits. 

 
4.  

and/or assignees, shall provide a plan for any interpretive signage to be erected and public 
outreach measures (based on the findings of the archeological investigations). The location 
and wording of the signage and the public outreach measures shall be subject to approval 
by the Historic Preservation Commission and the M-NCPPC staff archeologist. The plan shall 
include the timing for the installation of the signage and the implementation of public 
outreach measures. 

 
 
 
 








































































