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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Specific Design Plan SDP-1701-04 

Departure from Parking and Loading Spaces DPLS-477 
Type 2 Tree Conservation Plan TCP2-068-93-06 
Timothy Branch - Allora Crossing 

 
The Urban Design staff has reviewed the specific design plan for the subject property and 

presents the following evaluation and findings leading to a recommendation of APPROVAL with 
conditions of the specific design plan, and APPROVAL of the departure from parking and loading 
spaces, as described in the Recommendation section of this report. 
 
 
EVALUATION 
 
 This amendment to a specific design plan and departure from parking and loading spaces 
was reviewed and evaluated for conformance with the following criteria:  
 
a. The requirements of Zoning Map Amendment (Basic Plan) A-9987-C;  
 
b. The requirements of the Prince George’s County Zoning Ordinance in the Residential 

Medium Development (R-M) Zone and site design guidelines;  
 
c. The requirements of Comprehensive Design Plan CDP-0902 and its amendment;  
 
d. The requirements of Preliminary Plan of Subdivision 4-09003; 
 
e. The requirements of Specific Design Plan SDP-1304; 
 
f. The requirements of Specific Design Plan SDP-1701 and its amendments;  
 
g. The requirements of the 2010 Prince George’s County Landscape Manual;  
 
h. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance;  
 
i.  The requirements of the Prince George’s County Tree Canopy Coverage Ordinance; and 
 
j. Referral comments.  
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FINDINGS 
 
 Based upon the analysis of the subject application, the Urban Design staff recommends the 
following findings:  
 
1. Request: This application is for approval of a specific design plan (SDP) for development of 

243 multifamily dwelling units in residential module RM-5, as the third phase of residential 
development of the Villages of Timothy Branch. The companion Departure from Parking 
and Loading Spaces DPLS-477 requests a reduction of 138 parking spaces. 

 
2. Development Data Summary: 
 

 EXISTING PROPOSED 
Zones L-A-C/R-M/M-I-O L-A-C/R-M/M-I-O 
Use Vacant Multifamily Residential 
Gross Total Acreage 322.41 322.41 

R-M Zone 250.15 250.15 
L-A-C Zone 72.26 72.26 

Total Dwelling Units in SDP-1701-04 0 243 
Multifamily  0 243 

 
OTHER DEVELOPMENT DATA: 
 
PARKING – RM-5 

 REQUIRED PROPOSED 
162 One Bedroom Apartments (2.0 spaces per unit) 324 324 
81 Two Bedroom Apartments (2.5 spaces per unit) 203 65 
Total  527 389* 

 
PARKING SPACE DETAILS – RM-5 

PARKING SPACE SIZES PROPOSED 
9.5’ x 19’ (Standard) 248 
8’ x 19’ (Non-standard/compact) 70** 
8’ x 16.5’ (Compact) 50 
8’ x 19’ Accessible with 5’ access aisle 2 
8’ x 19’ Van-accessible with 8’ access aisle 19 

 
Notes:  *DPLS-477 is a companion with this SDP and requests to provide 138 fewer parking 

spaces for the development than required; for an overall parking ratio of 1.6 spaces 
per unit.  
 
**Up to one-third of the parking spaces may be compact. Parking spaces sized 8 feet 
by 19 feet are counted as compact. A total of 120 compact spaces are provided, 
which is less than the one-third (129) allowed.  
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3. Location: The subject pod, RM-5, is located in the southwestern corner of a larger 
development known as the Villages at Timothy Branch, which is located on the south side of 
MD 381 (Brandywine Road), approximately 1,000 feet east of its intersection with Short Cut 
Road. The subject property is in Planning Area 85A, Council District 9. 

 
4. Surrounding Uses: The entire Timothy Branch property consists of 322.41 acres and is 

bounded to the north by MD 381; to the northwest by Short Cut Road; to the east by the 
Timothy Branch Stream Valley; to the south by vacant land in the Mixed Use-Transportation 
Oriented (M-X-T) and Heavy Industrial Zones, and a commercial development in the 
Commercial Shopping Center (C-S-C) Zone; and to the west by US 301 (Robert Crain 
Highway), a single commercial parcel zoned Commercial Miscellaneous, and three parcels in 
the Light Industrial (I-1)-zone along the US 301 frontage. In addition, there is an internal 
parcel (Parcel E) located in the central northern portion of the property, which is 
split-zoned Planned Industrial/Employment Park (I-3) and Employment and Institutional 
Area (E-I-A) and is developed as an existing warehouse. The 72.26-acre Local Activity 
Center-zoned (L-A-C) portion of the property is in the northeastern corner, just south of 
MD 381, and the 250.15-acre, Residential Medium Development-zoned (R-M) portion is 
located in the south, abutting US 301. The residential development included in this SDP is in 
the R-M Zone only.  
 
The RM-5 development is bound by an undeveloped portion of RM-4 to the north, the 
right-of-way (ROW) of Mattawoman Drive to the east, the ROW of US 301 to the west, and a 
golf cart business in the C-S-C Zone and undeveloped land in the M-X-T Zone to the south.  

 
5. Previous Approvals: Zoning Map Amendments (Basic Plans) A-9987-C and A-9988-C were 

approved by the Prince George’s County District Council on July 11, 2008, rezoning the 
property from the I-3 and E-I-A Zones to the L-A-C and R-M Zones, subject to 12 conditions 
and one consideration. The 2013 Approved Subregion 5 Master Plan and Sectional Map 
Amendment retained the subject property in the R-M and the L-A-C Zones.  
 
The Prince George’s County Planning Board approved Comprehensive Design Plan 
CDP-0901 for the L-A-C-zoned portion on October 7, 2010 (PGCPB Resolution No. 10-111). 
The District Council elected to review the case on November 14, 2011 and issued an Order 
of Approval on January 23, 2012, subject to 46 conditions. Subsequently, the applicant 
requested a reconsideration of the decision, which was reviewed and approved by the 
Planning Board on March 19, 2015. The final resolution (PGCPB Resolution No. 10-111(A)), 
including 38 conditions, was adopted by the Planning Board on the same day.  
 
The Planning Board approved CDP-0902 for the R-M-zoned portion on October 7, 2010 
(PGCPB Resolution No. 10-110). The District Council elected to review the case on 
November 14, 2011. The District Council remanded the case to the Planning Board on 
January 23, 2012, and the case was reapproved by the Planning Board on April 5, 2012. The 
District Council reviewed the revised approval and issued an Order of Approval on 
November 4, 2013, subject to 50 conditions. Subsequently, the applicant requested a 
reconsideration of the decision, which was reviewed and approved by the Planning Board 
on March 19, 2015. The final resolution (PGCPB Resolution No. 10-110(A)) including 
42 conditions, was adopted by the Planning Board on the same day. The Planning Board 
approved CDP-0902-01 on May 14, 2020 with revisions to residential development 
standards and recreational facility requirements. The March 17, 2020 Prince George’s 
County Council issuance of CR-10-2020, An Emergency Resolution Concerning Emergency 
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Operations-Public Meetings, Sessions and Hearings postponed all actions of the District 
Council, so they have not yet had the opportunity to elect or waive their right to review the 
application. A final order or waiver from the District Council is not expected until at least 
June 2020. 
 
The Planning Board approved Preliminary Plan of Subdivision (PPS) 4-09003 covering the 
entire Timothy Branch project on October 28, 2010 (PGCPB Resolution No. 10-117). The 
applicant’s request for a reconsideration of this decision was granted and, on April 5, 2012, 
the Planning Board heard testimony regarding the reconsideration and approved 4-09003, 
subject to the 32 conditions contained in PGCPB Resolution No. 10-117(A/1). 
 
The Planning Board approved SDP-1304 on October 23, 2014 (PGCPB Resolution 
No. 14-116) for rough-grading, dedication, and construction of Mattawoman Drive, 
installation of stormwater management (SWM) features, and construction of a sound 
attenuation berm along a portion of US 301. The current proposed site development has an 
approved SWM Concept Plan, 11355-2009-02 dated January 24, 2020.  
 
The Planning Board approved SDP-1701 on September 14, 2017 (PGCPB Resolution 
No. 17-119) for the first phase of residential development of the R-M Zone portion of 
Timothy Branch. The SDP included 323 dwelling units, inclusive of 39 single-family 
detached, 18 single-family semidetached, 194 single-family attached (townhouses), and 
72 two-family attached (two-over-two) dwelling units.  
 
Two amendments to SDP-1701 have since been approved. The first, SDP-1701-01, was 
approved by the Planning Board on July 12, 2018 (PGCPB Resolution No. 18-64) for 
additional architectural models and to modify the maximum allowed lot coverage within the 
Phase 1 development area. The second amendment, SDP-1701-02, was approved by the 
Planning Director on May 4, 2020 to add a new architectural model and modify a previously 
approved architectural model.  

 
6. Design Features: The subject SDP is for Phase 3 of the residential development of the 

Villages at Timothy Branch. The area of impact in this phase is in the southwestern portion 
of the larger 322.41-acre property, entirely within the R-M-zoned portion. The previously 
approved SDP-1304 for infrastructure includes the construction of the main public spine 
road, Mattawoman Drive, through the property, which will provide access to the residential 
units in this SDP. Development in this phase is in the area designated as Residential 
Module 5 (RM-5) by CDP-0902. This naming convention is carried over from the CDP into 
Timothy Branch’s residential SDP-1701 and subsequent amendments, including the subject 
SDP.  
 
The proposed development consists of nine residential apartment buildings, a centrally 
located clubhouse and recreational features, a maintenance shed, and associated site 
features. The layout of the site provides Buildings 1 through 4 adjacent to, and oriented 
parallel to Mattawoman Drive. Interior to the south-central portion of the site, is a 
clubhouse and pool complex, with Buildings 5 and 6 located to its south and north 
respectively, and Buildings 7 and 8 sited to the west of the pool. Building 9 is in the 
northwestern portion of the site, north of Building 8, with a dog park and open space 
provided to its east. A single driveway with a median connects to Mattawoman Drive at the 
southeast corner of the site, between Buildings 1 and 2. The location of the driveway will 
provide those entering the site with a view of the clubhouse. Parking lots wrap the 
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southern, western, and northern perimeter of the site, with additional parking shown 
through the east-central portion of the site. DPLS-477 has been requested to reduce the 
number of parking spaces normally required for the development. A small maintenance 
building is provided in the northwest corner of the property adjacent to a trash enclosure. 
Sidewalks are provided internal to the site and connecting to the sidewalk on the west side 
of Mattawoman Drive.  

 

Figure 1: Site Layout 
 
The nine residential apartment buildings are proposed to be of the same general design and 
layout. Each building is 9,368 square feet in size, three stories in height, and topped with 
gabled roofs clad in composite shingles. Façades are to be clad with brick veneer and fiber 
cement lap siding. Side elevations of all buildings will include 80 percent brick veneer and 
rear elevations will incorporate 76 percent brick veneer. Two types of front façade 
treatments are provided, with Type 1 including 70 percent brick veneer and Type 2 
including 84 percent brick veneer.  
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Figure 2: Typical Multifamily Building Elevation 
 
The 5,900-square-foot clubhouse and pool complex are the main, private on-site 
recreational amenities provided for residents of RM-5. These features are in the 
south-central portion of the site in a courtyard area framed by Buildings 5, 6, 7, and 8. 
Interior amenities of the clubhouse include a fitness room, a 42-space bicycle storage room, 
and a function space. The outdoor pool is located adjacent to the clubhouse. A concrete 
patio surrounds the pool and a sidewalk connects the area with the clubhouse. Two grill 
stations are provided at the pool area as well. A decorative aluminum fence and landscaping 
is provided around the pool area, which serve to screen it from the surrounding residential 
buildings. Additional recreational amenities provided on-site include a dog park and 
adjacent open space, both located north of Building 6. The clubhouse building is proposed 
as a single-story with a sloped roof clad with composite shingles. The façades of the 
clubhouse are faced with a white chalk stone veneer and fiber cement lap siding in gray. 
Timber frame supported canopies are provided at the front and rear entrance to the 
building and add visual interest to the design.  
 

 
Figure 3: Clubhouse Elevation 

 
A single monument sign is provided on the driveway median island. The sign area is 
25.4 square feet and materials specified are brick and stone veneer. Exterior lighting is 
provided around common spaces and parking lots throughout RM-5 at sufficient levels. A 
detail is provided regarding exterior lights, but it was unclear if cut-off optics are provided. 
A condition is included in the Recommendations section to clarify that full cut-off optics are 
utilized.  

 

rn7'I FRONT ELEVATION· BLOG. TYPE I 
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7. Zoning Map Amendment (Basic Plan) A-9987: A-9987-C was approved by the 
District Council on July 11, 2008 subject to 12 conditions and one consideration. The 
following are applicable to the review of this SDP: 
 
Land Use Types and Quantities: 
 

A-9987:  
Total area: 262± acres 
Land in the 100-year floodplain: 19 acres 
Adjusted gross area: 243 acres 
Density permitted under the R-M Zone: 3.6–5.7 du/ac 
Permitted Dwelling Unit Range 874.8–1385.1 du 

Proposed Land Use Types and Quantities:  

One-family detached, townhouse, one-family attached, two-family attached 
(two-over-two), and multifamily and recreational facilities. 

 
Conformance with these requirements was found at the time of CDP approval. The subject 
SDP proposes 243 dwelling units within the R-M-zoned portion of land governed by A-9987. 
Combined with the 323 units approved by SDP-1701, and 251 units proposed in 
SDP-1701-03, for a total of 817, the density proposed at this time is 3.36 dwelling units per 
acre, which falls below the approved range. This SDP proposes only multifamily 
development, in conformance with A-9987.  
 
Conditions 
 
3. The applicant shall construct the Master Plan hiker-biker-equestrian trail 

along the subject site’s entire segment of Timothy Branch either within 
M-NCPPC parkland or within HOA land within a public use trail easement. 
Trail connectors should be provided from the Master Plan trail to adjacent 
development envelopes. 
 
Conformance with this condition was found at the time of CDP. The master-planned 
trail is not located within or adjacent to the RM-5 development pod.  

 
5. The applicant shall provide standard sidewalks along both sides of 

Mattawoman Drive, unless modified by DPW&T. 
 
Sidewalks along Mattawoman Drive were addressed with the SDP-1304 approval 
for infrastructure. The subject SDP shows a 5-foot-wide sidewalk along the west 
side of Mattawoman Drive, adjacent to RM-5.  

 
6. The applicant shall provide standard sidewalks along both sides of all internal 

roads, unless modified by DPW&T. The sidewalk and trail network will be 
evaluated in detail at the time of Preliminary Plan and Specific Design Plan. 
Trail connectors may be warranted to the proposed recreation center and 
park/school site. 
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Standard sidewalks are shown at appropriate locations on-site. Sidewalk 
connections from the site are made to the sidewalk on the west side of Mattawoman 
Drive. Sidewalks are also provided on the fronts of Buildings 1 through 4, and on all 
sides of Buildings 5 through 9 and clubhouse. Trails are provided on the east side of 
Mattawoman Road, outside the RM-5 development pod. 

 
10. Woodland conservation that is required by the Woodland Conservation 

Ordinance shall be provided on-site to the greatest extent possible. 
 
A revised Type 2 Tree Conservation Plan (TCP2-068-93-06) was submitted with the 
current application for RM-5. The TCP2 proposes to meet approximately 77 percent 
of the overall requirement onsite.  

 
8. Prince George’s County Zoning Ordinance: The subject application has been reviewed for 

compliance with the requirements in the R-M Zone of the Zoning Ordinance. Since no 
development is proposed within the L-A-C or Military Installation Overlay Zone portions of 
the property by this SDP amendment, conformance with those requirements is not required 
at this time. 
 
a. The subject application is in conformance with the applicable requirements of 

Section 27-507, Purposes; Section 27-508, Uses; and Section 27-509, Regulations, of 
the Zoning Ordinance, governing development in the R-M Zone. 

 
b. Section 27-528 of the Zoning Ordinance sets forth the following criteria for approval 

of an SDP: 
 
(a) Prior to approving a Specific Design Plan, the Planning Board shall find 

that: 
 
(1) The plan conforms to the approved Comprehensive Design Plan, 

the applicable standards of the Landscape Manual, and except 
as provided in Section 27-528(a)(1.1), for Specific Design Plans 
for which an application is filed after December 30, 1996, with 
the exception of the V-L and V-M Zones, the applicable design 
guidelines for townhouses set forth in Section 27-274(a)(1)(B) 
and (a)(11), and the applicable regulations for townhouses set 
forth in Section 27-433(d) and, as it applies to property in the 
L-A-C Zone, if any portion lies within one-half (1/2) mile of an 
existing or Washington Metropolitan Area Transit Authority 
Metrorail station, the regulations set forth in Section 27-480(d) 
and (e); 
 
The subject plan conforms to the requirements of CDP-0902 and its 
amendment, as discussed in Finding 9 below, and the 2010 Prince 
George’s County Landscape Manual (Landscape Manual) 
requirements, as detailed in Finding 13. This SDP does not propose 
townhouse development.  
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(1.1) For a Regional Urban Community, the plan conforms to the 
requirements stated in the definition of the use and satisfies all 
requirements for the use in Section 27-508 of the Zoning 
Ordinance; 
 
The SDP does not contain property designated as a regional urban 
community. 

 
(2) The development will be adequately served within a reasonable 

period of time with existing or programmed public facilities 
either shown in the appropriate Capital Improvement Program, 
provided as part of the private development or, where 
authorized pursuant to Section 24 124(a)(8) of the County 
Subdivision Regulations, participation by the developer in a 
road club; 
 
The subject property of Villages at Timothy Branch is governed by an 
approved and valid PPS 4-09003, that meets the adequacy test for 
the required transportation facilities serving this development 
through conditioned traffic improvements and contribution to the 
Brandywine Road Club. In addition, the development will be served 
with adequate public facilities including water, sewer, schools, and 
fire and rescue services.  
 
The response time standards established by Section 24-122.01(e) of 
the Prince George’s County Subdivision Regulations is 10 minutes for 
emergency calls (priority) and 25 minutes for non-emergency calls 
(non-priority). The test is applied on the date the application is 
accepted or within the three monthly cycles following acceptance, 
pursuant to Section 24-122.01(e)(2). The specified criteria must be 
met in one of the four cycles or mitigation will be required. The times 
are based on a rolling average for the preceding 12 months. The SDP 
was accepted for processing by the Prince George’s County Planning 
Department on April 6, 2020. The response time standards of 
10 minutes for priority calls failed at acceptance and the following 
May cycle, and passed the 25 minutes for non-priority calls. 
 
As such, the development will not be served by adequate public 
facilities (for police emergency service only) and a public safety 
mitigation agreement is required, and associated fee must be 
contributed, as conditioned herein.  

 
(3) Adequate provision has been made for draining surface water 

so that there are no adverse effects on either the subject 
property or adjacent properties; 
 
SWM Concept Approval Letter and Plan 11355-2009-00 extended on 
May 9, 2017 and valid through May 9, 2020 was submitted with this 
application, which included sixteen conditions of approval and six 
additional traffic safety comments. Technical SWM management 
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design is subject to approval by the Prince George’s County 
Department of Permitting, Inspections and Enforcement (DPIE). 
Final technical plans were previously approved. Therefore, adequate 
provision has been made for draining surface water and ensuring 
that there are no adverse effects on the subject property or adjacent 
properties. 

 
(4) The plan is in conformance with an approved Type 2 Tree 

Conservation Plan; and 
 
The Environmental Planning Section determined that the proposed 
development is in conformance with the revised TCP2-068-93-06 
submitted with the current application, subject to several technical 
corrections, as included in the Recommendation section of this 
report.  

 
(5) The plan demonstrates that the regulated environmental 

features are preserved and/or restored to the fullest extent 
possible in accordance with the requirement of 
Subtitle 24-130(b)(5). 
 
The regulated environmental features on the subject property have 
been preserved and/or restored to the fullest extent possible based 
on the limits of disturbance shown on the TCP2 submitted with the 
current application. The primary management area impacts shown 
on the SDP and TCP2 plan are consistent with those approved with 
PPS 4-09003, SDP-1304, and SDP-1701.  

 
c. Departure from Parking and Loading Spaces DPLS-477: The applicant requires a 

departure from Section 27-568(a) of the Zoning Ordinance for a reduction in the 
number of parking spaces. As detailed in Finding 2, the proposed development is 
required to provide 527 parking spaces and the applicant has proposed 389 spaces, 
for a reduction of 138 parking spaces. The multifamily development includes 
162 one-bedroom units, for which 2.0 spaces are required per unit, and 
81 two-bedroom units, for which 2.5 spaces are required per unit. The applicant 
proposes a parking ratio of 1.6 spaces per unit for the entire development. The 
applicant has submitted a statement of justification to address the required findings 
for the Planning Board to grant the departure in Section 27-588(b)(7) of the Zoning 
Ordinance, 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 has provided justification to show the proposed 
parking ratio is sufficient to serve the parking needs of RM-5 and 
protect the residential character of the development.  
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(ii)  The departure is the minimum necessary, given the specific 
circumstances of the request; 
 
The site is relatively small and constrained by a wide build-to line 
requirement along Mattawoman Drive. The departure is the 
minimum necessary to ensure an adequate level of parking is 
provided, while appropriate space is dedicated to other required 
needs, including landscaping and recreational amenities.  
 

(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 County which were predominantly developed 
prior to November 29, 1949; 
 
Special circumstances impacting the site are the wide build-to line 
requirement associated with US 301 to the west and Mattawoman 
Drive to the east, and nearby environmental features. The 
combination and size of these features make the site worthy of 
special consideration. In addition, the applicant provided data from 
other nearby apartment complexes to show lower parking ratios 
satisfactorily served the needs of similar developments.  
 

(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 
 
All methods for calculating the number of spaces required have been 
found to be impractical.  
 

(v) Parking and loading needs of adjacent residential areas will not 
be infringed upon if the departure is granted. 
 
The existing network of nearby public streets and private alleys is 
not conducive to on-street parking. RM-5’s location at the southwest 
corner of the Timothy Branch development also makes it less 
convenient for future residents to park off-site.  

 
Based on the analysis above, staff recommends that the Planning Board approve DPLS-477, 
to allow a reduction of 138 parking spaces. 

 
9. Comprehensive Design Plan CDP-0902, as amended: CDP-0902, for the R-M-zoned 

portion of the subject property, was originally approved by the Planning Board on 
October 7, 2010 (PGCPB Resolution No. 10-110). It was then remanded by the District 
Council to the Planning Board on January 23, 2012, and the case was reapproved by the 
Planning Board on April 5, 2012. The District Council elected to review the remand, and 
issued an order affirming the Planning Board’s approval on November 4, 2013, subject to 
50 conditions. Subsequently, the applicant requested a reconsideration to the decision, 
which was reviewed and approved by the Planning Board on March 19, 2015. The final 
resolution, including 42 conditions, was adopted by the Planning Board on March 19, 2015 
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(PGCPB Resolution No. 10-110(A)). An amendment, CDP-0902-01, was approved on 
May 14, 2020 (PGCPB Resolution No. 2020-64). The conditions of approval are applicable to 
the review of the subject SDP and warrant discussion, as follows: 
 
1. All conditions of approval of Basic Plan A-9987 shall remain in full force and 

effect. 
 
The subject SDP is in conformance with the applicable conditions of approval of 
A-9887, as discussed in Finding 7. 

 
2. The total areas within the L-A-C zone (CDP-0901) and the R-M zone 

(CDP-0902) comprise a combined total trip cap of 1,269 trips in the AM and 
1,775 trips in the PM. If the densities of the L-A-C zone or the R-M zone are 
modified for any reason, trips may be re-allocated between these two zones 
(CDP-0901 & CDP-0902) such that the overall trip cap of 1,269 AM and 
1,775 PM trips is not exceeded.  
 
This condition sets an overall trip cap for the whole of the Villages at Timothy 
Branch (covered by CDP-0901 and CDP-0902). Combined with development 
previously approved, the subject SDP is within the trip cap, as demonstrated in the 
table below:  

 
Trip Generation Summary: SDP-1701-04: Timothy Branch 

Land Use 
Use 

Quantity Metric 
AM Peak Hour PM Peak Hour 

In Out Tot In Out Tot 

Current Proposal 

SDP-1701-04 Multifamily 243 units 24 102 126 95 51 146 

Total: Current Proposal 24 102 126 95 51 146 

 

Other Approvals and Pending Proposals 

SDP-1701-01 Single-Family Detached 39 units 6 23 29 23 12 35 

SDP-1701-01 Townhouse 212 units 30 118 148 110 60 170 

SDP-1701-01 Two Over Two 72 units 10 40 50 38 20 58 

SDP-1701-03 Single-Family Detached 125 units 19 75 94 74 39 113 

SDP-1701-03 Townhouse 126 units 18 70 88 66 35 101 

Total Trips for Approved/Pending Proposals 83 326 409 311 166 477 

Total Trips Including Current Proposal 107 428 535 406 217 623 

Trip Cap: Per CDP-0901/CDP-0902/4-09003   1,269   1,775 
 
The proposal of SDP-1701-04 is within the established trip cap for Timothy Branch.  
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3. A minimum 50-foot building restriction line (BRL) as measured from the 
ultimate right-of-way of Mattawoman Drive shall be provided on the Specific 
Design Plan (SDP) unless it is determined that a lesser BRL provides sufficient 
area to adequately buffer the dwellings from the roadway. 
 
The required 50-foot minimum building restriction line (BRL) is provided. Buildings 
1 through 4 are located along, but beyond, the BRL associated with Mattawoman 
Drive. The design conforms to this requirement.  

 
4. A minimum 200-foot building restriction line (BRL) as measured from the 

ultimate right-of-way of US 301 shall be provided on the specific design plan 
(SDP) for multifamily buildings unless it is deemed that a lesser BRL provides 
sufficient area to adequately buffer the dwellings from the roadway. The 
minimum width of building restriction lines for other residential product 
types along US 301 shall be determined at the time of SDP and the Phase II 
Noise Study shall be considered in the determination of establishing the 
building restriction lines. 
 
The subject application proposes multifamily development in RM-5. The 200-foot 
BRL from US 301 is shown on the site plan with the development of RM-5 located 
outside of it. Further, as provided in SDP-1304 for infrastructure, a sound 
attenuation berm is provided between the residential development in RM-5 and 
US 301. A Phase II Noise Study was submitted and considered as part of this 
application.  

 
5. Prior to certificate of approval of the subject comprehensive design plan: 

 
c. Revise the development standard chart in the text and on the plan as 

follows: 
 
The following standards shall apply to the development. (Modifications to the 
standards may be permitted on a lot-by-lot basis by the Planning Board at the 
time of specific design plan if circumstances warrant.) 
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RESIDENTIAL USES—R-M ZONE1 

  
One-family 
detached 

Two-family 
attached 

Single-family 
semidetached8, 9 

Single-family 
attached3, 8, 9 Multifamily 

Minimum Net Lot Area 6,000 sq. ft. N/A 3,600 sq. ft. 1,800 sq. ft. N/A 
Minimum frontage  
at street R.O.W 60 N/A 36 feet 20 feet N/A 

Minimum frontage  
at Front B.R.L.  60 N/A 36 feet 20 feet N/A 

Minimum frontage –  
corner lot 70 N/A 40 feet 30 feet N/A 

Maximum Lot Coverage (%) 30 354 35 354 504 
Minimum building setback  
from Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 

Minimum building setback  
from Robert Crain Highway  
      (US 301) 

TBD10 TBD10 TBD10 TBD10 200 feet10 

Minimum front setback5  25 N/A 20 feet 3, 6 7 

Minimum side setback5 10 N/A 10 feet 6 7 
Minimum rear setback5 20 N/A 20 feet 6 7 
Minimum side setback  
to street5 25 N/A 20 feet 6 7 

Maximum residential  
building height11 40 55 feet 45 feet 45 feet 80 feet 

Maximum percentage  
of total units N/A N/A N/A 502 252 

Minimum frontage on  
cul-de-sac 40 N/A N/A N/A N/A 

 
1 All parking is governed by Part 11 of the Zoning Ordinance. 
 
2 Variance requested from the maximum townhouse and multifamily dwelling unit 
percentage, which allows a maximum 30 and 10 percent respectively of units in the R-
M Zone. 
 
3 Applies to both front and rear loaded garage townhouses. Rear-load garage 
townhomes shall have a minimum 25-foot front yard setback in order to reduce the 
length of the driveway. 
 
4 This percentage is for building coverage (and not for lot coverage) of the overall net 
tract area 
 

5 Stoops and/or steps may encroach into yard area. 
 
6 Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. 
May be reduced to 500 square feet for providing stoops, steps, and terraces which may 
project into yard area. Decks may project into rear yards only. 
 
7 For multifamily buildings, the minimum building setback along a street shall be 25 
feet, except for Mattawoman Drive, which requires a 50-foot setback unless it is 
deemed that a lesser BRL provides sufficient area to adequately buffer the units. 
 
8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear 
yard without meeting setback requirements. 
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9 On lots consisting of one acre or less, fences in the front yard shall not be more than 
four feet high. 
 
10 The minimum building setback for one-family detached, two-family detached, 
single-family semidetached, single-family attached and multifamily from Robert Crain 
Highway (US 301) shall be determined at the time of SDP review. 
 
11 These height limits may be increased if a variance and/or modification is granted by 
the Planning Board at the time of SDP. 

 
 

ACCESSORY BUILDINGS—R-M ZONE 
Maximum Lot Coverage (%) 25 
Minimum setback from front street line 60 feet 
Minimum setback from side lot line 2 feet 
Minimum setback from rear lot line 2 feet 
Corner lot - Minimum setback from side street 
line (along which an abutting lot fronts) 10 feet 

Corner lot - Minimum setback from side street 
line (along which an abutting lot does not front) 7 feet 

Maximum building height above grade 15 feet 
Note: No accessory building shall be located closer to the street line than 
the main building. 

 
CDP-0902-01 amended the development standard chart and associated footnotes by 
introducing one new development standard requiring a minimum distance between 
buildings for one-family detached and single-family semidetached dwellings, 
revised Footnote 3, added two footnotes to the development standards table, and 
amended seven specific standards applicable to one-family detached units, and two 
standards applicable to single-family semidetached units. The development 
standards chart provided with SDP-1701-04 conforms with the development 
standards chart, as amended by CDP-0902-01.  

 
d. A note shall be added to the plans and the comprehensive design plan 

document shall be revised to include a note stating that the requirements of 
Section 4.7 of the Prince George’s County Landscape Manual shall be used as a 
starting point or minimum for the provision of an adequate separation 
between incompatible uses, at the perimeter of the site. The requirement may 
be increased as necessary so as to ensure compatibility between incompatible 
uses at the time of approval of the specific design plan.  

 
There are no incompatible uses located at the perimeter of the multifamily 
development proposed by this SDP. No buffering of incompatible uses is required.  

 
e. The following Architectural Design Parameters shall apply and be revised in 

the CDP text: 
 
(3) All residential buildings with front elevations facing Mattawoman 

Drive shall have a full front façade of brick, stone or stucco (excluding 
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gables, windows, doors, and trim), or other masonry materials of 
equivalent quality as long as the buildings are within 100 feet of the 
Mattawoman Drive right-of-way. 
 
Buildings 1 through 4 of RM-5 are located within 100 feet of Mattawoman 
Drive, but front internally to the site. All façades of each building are 
predominantly clad with brick veneer.  

 
(6) Architecture for multifamily buildings shall be faced with at least 60 

percent brick, stone, stucco or equivalent, or other masonry materials 
of equivalent quality. Elevations of multifamily buildings facing 
Mattawoman Drive and those that are determined at SDP to have 
highly visible corner facades shall be faced with a minimum of 80 
percent brick, stone or stucco (excluding gables, bay windows, trim, 
and doors), or other masonry materials of equivalent quality. 
 
As reviewed in Finding 6, the architectural design of the proposed 
multifamily buildings provide brick veneer and fiber cement lap siding on all 
façades. Side elevations of all buildings will include 80 percent brick veneer 
and rear elevations will incorporate 76 percent brick veneer. Two types of 
front façade treatments are provided, with Type 1 including 70 percent 
brick veneer, and Type 2 including 84 percent brick veneer. 

 
(8) Side and rear walls of all residential buildings shall be articulated with 

windows, recesses, chimneys, or other architectural treatments. All 
residential endwalls shall have a minimum of two architectural 
features, except endwalls in highly visible locations, which shall be 
identified at the time of SDP, shall have additional architectural 
features creating a well-balanced composition.  
 
Architectural features provided on side or rear walls of the multifamily 
buildings include windows, open air stairwells, cross hipped style roof, and 
high percentage of brick veneer.  

 
(9) Trash enclosures made of high-quality building materials shall be used 

to screen trash dumpsters. 
 

Trash enclosures are designed with high-quality building materials that will 
complement the architecture and materials utilized in the multifamily 
buildings.  

 
7. Prior to the approval of a specific design plan, a site development plan for 

stormwater management that details how the new stormwater management 
requirements will be met regarding the provision of environmental site 
design techniques, to the fullest extent practicable, will be required unless 
other stormwater management design approvals and/or waivers are granted 
by DPW&T. 
 
The SDP-1304 approval for infrastructure, including SWM, addressed this condition.  
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8. The TCPII for the subject property shall demonstrate that the requirements of 
the Woodland and Wildlife Habitat Conservation Ordinance are provided 
on-site through preservation or afforestation to the fullest extent possible, 
consistent with the desired pattern of development and densities indicated in 
the General Plan. If off-site mitigation is required, it shall be provided within 
the Mattawoman watershed. 
 
The TCP2 proposes to meet 75.38 acres of the overall 103.26-acre requirement 
on-site. The previously approved TCP2 plan proposes off-site mitigation as part of 
Phase 2. Phasing was eliminated from the plan by the approval of TCP2-68-93-04 
and the off-site requirement was fully met within the Mattawoman watershed with 
the previously issued grading permit.  

 
12. Prior to acceptance of an SDP, a plan and proposal for the type, location, and 

timing of any required PMA mitigation, associated with the SDP, shall be 
submitted. 
 
This condition has been addressed. A nontidal wetland mitigation area of 3.5 acres 
was previously protected on the site, as required. This was 1.26 acres more than the 
wetlands mitigation permitting requirement. No additional impacts are proposed 
with this SDP.  

 
13. A variance for the removal of Specimen Tree No. 3 shall be applied for and 

approved with the appropriate SDP application and associated TCPII. 
 
This condition was addressed with SDP-1304 and TCP2-068-93-01. 

 
14. Prior to approval of TCPII which proposes to credit as woodland conservation 

planting occurring with a stormwater management easement, an approved 
Site Development Stormwater Management Plan shall be submitted to the 
Planning Department which indicates that the planting areas proposed have 
been approved by the Department of Public Works and Transportation 
regarding the location, size, and plant stocking proposed. No afforestation or 
preservation area can be shown within 15 feet of the toe of the embankment, 
or as determined by the Department of Public Works and Transportation or 
the Soil Conservation District.  
 
The proposed SWM for the site received final technical approval. The approval by 
DPIE was in coordination with the Prince George’s County Department of Public 
Works and Transportation, who provided written approval of woodland planting 
within the SWM easement. The technical plan shows woodland planting within the 
easements of ponds 1, 2A, and 4. All SWM easements are delineated and labeled on 
the SDP and TCP2, in accordance with the approved final technical plan, and 
afforestation/reforestation within the SWM easements have been credited as 
on-site woodland conservation.  

 
16. All future SDPs and associated TCPIIs shall include a tree canopy coverage 

(TCC) schedule indicating how the TCC requirements have been fulfilled for 
the subject application. 
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The submitted SDP includes a schedule stating that the tree canopy coverage (TCC) 
requirement for the site is 46.53 acres, which has been satisfied by the 78.84 acres 
of on-site woodland conservation.  

 
17. At time of specific design plan application for residential units in the R-M 

zone, a Phase II noise study shall be submitted for review. The Phase II Noise 
Study shall address how noise impacts to the residential units will be 
mitigated to provide interior noise levels of 45 dBA Ldn or less and exterior 
noise levels of 65 dBA Ldn or less within outdoor activity areas based on the 
final site design. The approval of architecture at time of SDP shall also 
demonstrate how the proposed structures are in conformance with the noise 
mitigation measures recommend in the Phase II noise report for interior 
residential uses.  
 
The Phase II Noise Study for RM-5 showed all multifamily buildings, with the 
exception of Building 6, will be impacted by noise levels above 65 dBA Ldn. 
Buildings along Mattawoman Drive will be exposed to noise levels up to 71 dBA Ldn, 
and buildings closest to US 301 will be exposed to noise levels up to 68 dBA Ldn. 
Mitigation required to attenuate these noise levels to maintain indoor noise levels 
below 45 dBA is limited to the use of upgraded doors and windows where 
applicable. The following condition requires certification of the mitigation 
measures, prior to approval of a building permit.  

 
18. Applications for building permits for residential uses within the 65 dBA Ldn 

noise contour shall contain a certification, to be submitted to M-NCPPC, 
prepared by a professional engineer with competency in acoustical analysis 
using the certification template. The certification shall state that the interior 
noise levels have been reduced through the proposed building materials to 
45 dBA Ldn or less. 
 
This condition will be addressed prior to issuance of building permits. 

 
19. All SDPs for the subject property shall demonstrate the use of full cut-off 

optics to ensure that off-site light intrusion into residential and 
environmentally-sensitive areas is minimized. At time of SDP, details of all 
lighting fixtures shall be submitted for review along with certification that the 
proposed fixtures are full cut-off optics and a photometric plan showing 
proposed light levels. The following note shall be placed on all future SDPs:  
“All lighting shall use full cut-off optics and be directed downward to reduce 
glare and light spill-over.” 
 
The subject application includes a detail of a lighting fixture and a photometric plan 
showing adequate street light levels provided. Light fixture details provided appear 
to show cut-off optics, but confirmation is necessary. A condition has been included 
in the Recommendation section for the proposed light fixture detail to be revised 
and required note added to the SDP.  

 
*[21]20. Prior to approval of building permits by M-NCPPC for 50 percent of the 

residential dwelling units within CDP-0901 and CDP-0902, the 
applicant shall make a monetary contribution in the amount of 
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$700,000.00 in 2015 dollars to The Maryland-National Capital Park 
and Planning Commission (M-NCPPC). M-NCPPC shall adjust the 
amount of the contribution using the Consumer Price Index (CPI) for 
inflation at the time of payment. The funds shall be used for the 
construction of recreational facilities in Brandywine Area Community 
Park (M-NCPPC), as determined by the Prince George’s County 
Department of Parks and Recreation (DPR), to complement the 
facilities being provided at the Southern Area Aquatic and Recreational 
Complex. 
 
Combined, there are 817 total residential units that have been approved 
(323 approved in RM-1 and RM-2) and/or currently proposed (251 units 
proposed in RM-3 and RM-4 by SDP-1701-03) and 243 units proposed by 
the subject SDP. The two CDPs provide for a total 1,200 residential units. 
Conformance with this requirement will need to be demonstrated, prior to 
approval of the 600th building permit for the overall residential 
development in Timothy Branch.  

 
*[28]21.  The applicant and the applicant’s heirs, successors, and/or assignees 

shall provide adequate, private recreational facilities on-site in 
accordance with the standards outlined in the Park and Recreation 
Facilities Guidelines. 
 
The proposed private recreational facilities have been reviewed and are 
found to be adequate, in accordance with previous approvals and the Park 
and Recreation Facilities Guidelines. CDP-0902-01 provided for the 
relocation of a previously approved multiage playground from RM-5 to 
RM-4. In lieu of this facility, the applicant has provided a clubhouse, pool, 
and dog park on-site as additional private facilities for RM-5 residents only.  

 
*[29]22.  The private recreational facilities shall be reviewed by the Urban 

Design Section of the Development Review Division (DRD), M-NCPPC 
for adequacy, conformance to the Park and Recreation Facilities 
Guidelines and appropriateness of location during the specific design 
plan review. 
 
The proposed private recreational facilities have been reviewed and are 
found to be adequate and properly sited, in accordance with previous 
approvals and the Park and Recreation Facilities Guidelines. 

 
*[31]24.  Include the following phasing for the on-site private recreational 

facilities within the CDP text and plan:  
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CDP-0902 - PHASING OF AMENITIES 
FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage – RM1 
Prior to the issuance of 

any residential unit 
permit 

Complete by 200th overall* 
residential unit permit 

7,500 sq. ft. multiage – RM3 
Prior to the issuance of 

any residential unit 
permit within RM3 

Complete by 450th overall 
residential unit permit 

20,000 sq. ft. Open play area – 
RM 4 

Prior to the issuance of 
any residential unit 
permit within RM4 

Complete by 600th overall 
residential unit permit 

Min. 4,200 square-foot 
Community building and 25 
meter swimming pool – RM2 

Prior to the issuance of 
500th overall* 

residential unit permit 

Complete by 750th overall 
residential unit permit 

2,500 sq. ft. tot-lot – RM2 
Prior to the issuance of 

500th overall 
residential unit permit 

Complete by 750th overall 
residential unit permit 

5,000 sq. ft. per teen – RM2 
Prior to the issuance of 

500th overall 
residential unit permit 

Complete by 750th overall 
residential unit permit 

7,500 sq. ft. multiage – RM5 
Prior to the issuance of 

any residential unit 
permit with RM5 

Complete by 1,000th overall 
residential unit permit 

Timothy Branch 
Stream Valley Trail1 

(approx. 5,600 L.F.) or other 
recreational trail 

Prior to the issuance of 
any residential unit 

permit for the adjacent 
pod 

Complete with adjacent pod 
Development 

It is occasionally necessary to adjust the precise timing of the construction of recreational 
facilities as more details concerning grading and construction details become available. 
Phasing of the recreational facilities may be adjusted by written permission of the Planning 
Board or its designee under certain circumstances, such as the need to modify construction 
sequence due to exact location of sediment ponds or utilities, or other engineering necessary. 
The number of permits allowed to be released prior to construction of any given facility shall 
not be increased by more than 25 percent, and an adequate number of permits shall be 
withheld to assure completion of all of the facilities prior to completion of all the dwelling 
units. 
 
* “Overall” means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 

 
Two amendments impacting the provision of recreational facilities in the 
R-M Zone of Timothy Branch were approved by CDP-0902-01. The first 
updated the phasing table for the timing of provision of on-site private 
recreational amenities, as follows:  
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FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage – 
RM4 

Prior to the issuance of 
any residential unit 
permit within RM4 

Complete by 700th 
overall residential unit 

permit 

20,000 sq. ft. Open play 
area – RM4 

Prior to the issuance of 
any residential unit 
permit within RM4 

Complete by 650th 
overall residential unit 

permit 

7,500 sq. ft. multiage – 
RM3 

Prior to the issuance of 
any residential unit 
permit within RM3 

Complete by 775th 
overall residential unit 

permit 
 

The second amendment relocated a previously approved 7,500 square-foot 
multiage playground from RM-5 to the centrally located 20,000-square-foot 
open play area within RM-4. The following condition was included in 
CDP--0902-01 to ensure RM-5 will be served by adequate on-site private 
recreational amenities:  

 
Private recreation facilities are to be provided in the multifamily RM-5 
development, in addition to the eight facilities included in this CDP 
approval.  

 
As required by this condition of the CDP amendment, this SDP provides for a 
clubhouse with a fitness room and function space, pool and outdoor grilling 
areas, a dog park and open green space. This suite of recreational amenities 
is acceptable for RM-5.  

 
*[34]27.  Provide an eight-foot-wide, concrete hiker/biker trail on the east side 

of Mattawoman Drive (A-63) along the subject site’s entire frontage 
between Brandywine Road and the southern property line in 
accordance with DPW&T standards for a concrete hiker/biker trail 
within an urban right-of-way (DPW&T Standard 100.18). The 
hiker/biker trail shall be connected to the Timothy Branch trail, if 
required, via an alternate configuration (DPW&T Standard 100.06) to 
accommodate two five-foot-wide bike lanes within the travel lanes of 
the primary street located between the commercial and residential 
development, with directional signage to the Timothy Branch trail. A 
five-foot-wide sidewalk shall also be provided on the west side of 
Mattawoman Drive. All hiker/biker trail locations, materials, signs, and 
other details shall be shown on the applicable specific design plan. 
Both the hiker/biker trail and the sidewalk shall be provided within 
the public right-of-way. 
 
The development subject of this SDP is on the west side of Mattawoman 
Drive, where a 5-foot-wide sidewalk is provided. Internal sidewalks are 
shown at appropriate locations on-site. 

 
*[36]29.  Provide four-foot-wide sidewalks along both sides of all internal 

residential roads (excluding alleys). 
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Sidewalks are shown at all appropriate locations on-site. No residential 
roads are proposed in RM-5.  

 
*[37]30.  Indicate on the specific design plan the width of all of the on-road and 

off-road bikeways, sidewalks, and trails. 
 
*[38]31.  At the time of specific design plan review, provide cross section details 

of the proposed sidewalks, on-road bike lanes, shared-use roads, and 
trails per SHA and DPW&T standards where applicable. 
 
Five-foot-wide sidewalks are shown on the SDP. On-road bike lanes and 
trails are not included in RM-5  

 
*[39]32.  Trails shall be shown no less than 20 feet from all private residential 

lot lines and/or 25 feet from all residential dwellings, excluding where 
trails connect with the internal road network, unless environmental 
constraints/impacts exist that make this impractical. The final trail 
location shall be reviewed at the time of SDP. 
 
Trails are not provided by the subject SDP in the RM-5 development areas.  

 
*[43]36.  Show bicycle parking spaces on the specific design plan at the 

recreational facilities and in the community buildings. These spaces 
should be located near the front entrances to the buildings and have 
access to bikeway and trail facilities. 
 
No commercial buildings are proposed. Bicycle parking is provided at 
recreational facilities and an internal bicycle storage room for resident use is 
provided at the clubhouse.  

 
*[46]39.  The applicant and/or the applicant’s heirs, successors, or assignees 

shall contribute toward and participate in the construction of certain 
additional off-site transportation improvements as identified 
hereinafter. These improvements shall be funded and constructed 
through the formation of a road club that will include the applicant, the 
Montgomery Ward’s Brandywine ,Distribution Center, the Brandywine 
Commerce Center, the Mattawoman-Brandywine Commerce Center, 
the Brandywine Business Park, the Brandywine/301 Industrial Park, 
the Hampton CDZ, and other property owners in the area designated as 
Employment Area “C” in the Subregion V Master Plan, as well as any 
properties along US 301/MD 5 between T.B. (the intersection of US 301 
and MD 5 in Prince George’s County) and Mattawoman Creek, and any 
other properties for which participation is deemed necessary by the 
Planning Board. For development on the subject property, the 
applicant’s sole funding responsibility toward the construction of these 
off-site transportation improvements shall be the payment of the 
following: 
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For commercial buildings, a fee calculated as $1.41 per gross square 
foot of space X (Engineering News-Record Highway Construction Cost 
index at time of payment) / (Engineering News-Record Highway 
Construction Cost Index for first quarter, 1993). 
 
For each single-family detached unit, a fee calculated as $1,306 x 
(Engineering News-Record Highway Construction Cost Index at time of 
payment) / (Engineering News-Record Highway Construction Cost 
Index for first quarter, 1993). 
 
For each townhouse, duplex, two over two unit, a fee calculated as 
$1,187 x (Engineering News-Record Highway Construction Cost Index 
at time of payment) / (Engineering News-Record Highway Construction 
Cost Index for first quarter, 1993).  
 
For each multi-family unit, a fee calculated as $886 x (Engineering 
News-Record Highway Construction Cost Index at time of payment) / 
(Engineering News-Record Highway Construction Cost Index for first 
quarter, 1993).  
 
Payment is to be made in trust to the road club escrow agent and shall 
be due, on a pro rata basis, at the time of issuance of building permits. 
Prior to issuance of any building permit(s), the applicant shall provide 
written evidence to M-NCPPC that the required payment has been 
made. 
 
The off-site transportation improvements to be constructed are set 
forth below. Construction of these improvements shall occur in the 
numerical sequence in which they appear. Each improvement shall be 
constructed if and only if sufficient funds for engineering, full design, 
and construction have been deposited into the road club escrow 
account by road club members or said funds have been provided by 
public agencies. The off-site transportation improvements shall 
include: 
 
a. Widen US 301/MD 5 from a four-lane road to a six-lane road 

beginning at Timothy Branch (north of Cedarville Road) and 
extending northerly to the US 301/MD 5 interchange (at T.B.). 
The construction shall be in accordance with presently 
approved SHA plans. 

 
b. Install a traffic signal at the A-63/Cedarville Road intersection, 

provided said signal is deemed warranted by DPW&T. 
 
c. Make minor widening/striping improvements to the 

US 301/MD 5 interchange ramps. 
 
d. Widen US 301 from a four-lane road to a six-lane road 

beginning at the T.B. interchange (US 301/MD 5) and extending 
northerly to a point approximately 2,500 feet north of MD 381. 
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e. Reconstruct the traffic signal at US 301/MD 381. 
 
f. Install a traffic signal at the MD 381/A-63 intersection, provided 

said signal is deemed warranted by DPW&T and SHA. 
 
g. Provide a grade separation at the point the spine road crosses 

US 301 northeast of T.B. 
 
h. Reconstruct the traffic signal at MD 5/Brandywine Road. 
 
i. Construction of an interchange around US 301/MD 5 and 

Cedarville/McKendree Roads. 
 
j. Construction of an interchange around MD 5 and A-63 north of 

T.B. 
 
k. Construction of A-63 as a six-lane arterial roadway (where off 

site) between the US 301/MD 5/Cedarville Rd./McKendree Rd. 
intersection and MD 5 north of T.B. 

 
l. Widen US 301/MD 5 from a six-lane road to an eight-lane road 

beginning at the T.B. interchange (US 301/MD 5) and extending 
southerly to Mattawoman Creek. 

 
m. Widen MD 5 from a four-lane road to a six-lane road beginning 

at the T.B. interchange (US 301/MD 5) and extending northerly 
to a point approximately 2,500 feet north of the planned 
intersection with A-63. 

 
This condition requires payment to the Brandywine Road Club. The Timothy 
Branch project’s participation in the Brandywine Road Club was further 
confirmed by CR-9-2017, which elevated the construction of Mattawoman 
Drive through the subject property to the top of the priority list. Pro-rata 
payments shall be required, in accordance with this condition at time of each 
building permit. 

 
*[49]42.  At the time of SDP review, the applicant may redesign Residential 

Module 5 to reconfigure the multifamily units to provide a central 
recreation or open space.  

 
RM-5 has been designed with nine multifamily buildings with centrally 
located recreational features, including a clubhouse and swimming pool, an 
open space area, and a dog park.  

 
10. Preliminary Plan of Subdivision 4-09003: The relevant PPS 4-09003 was originally 

approved by the Planning Board on October 28, 2010. Subsequently, the applicant 
requested a reconsideration, which the Planning Board heard and approved on 
April 5, 2012 (PGCPB Resolution No. 10-117(A/1)), subject to 32 conditions. Many relevant 
PPS conditions mirror those provided by CDP-0902. Responses provided to overlapping 

--
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conditions discussed under Finding 9 apply to both the CDP and PPS. The following 
conditions warrant discussion in relation to the subject SDP: 
 
† [23]16.  The applicant shall submit to DRD a performance bond, letter of credit, 

or other suitable financial guarantee for the construction of private 
recreational facilities in an amount to be determined by DRD, in 
accordance with the timing established in each SDP. 

 
CDP-0902 provided for eight total recreational facilities to be provided 
between development areas RM-1 through RM-5 of Timothy Branch. 
CDP-0902-01 relocated the previously approved recreational facility in 
RM-5 to RM-4 with the condition that RM-5 be served by some other 
recreational facility. The subject SDP provides for a clubhouse, pool, open 
space, and dog park in RM-5. These recreational facilities are above and 
beyond the eight required by the CDP and as such the applicant is not 
required to provide financial assurance for construction of the RM-5 
recreational facilities.  

 
†[24]17.  In conformance with the 2009 Approved Countywide Master Plan of 

Transportation and the Approved Subregion 5 Master Plan and Sectional 
Map Amendment, the applicant and the applicant’s heirs, successors, 
and/or assignees shall provide the following: 
 
d. A five-foot-wide sidewalk along the subject site’s frontage of the 

entire west side of Mattawoman Drive (including the Matapeake 
Business Drive extension), unless modified by DPW&T. 

 
e. Medians and/or pedestrian refuges shall be indicated along 

Mattawoman Drive at the time of SDP, unless modified by 
DPW&T. 
 
Sidewalks and sidepaths along Mattawoman Drive were previously 
approved under SDP-1304. The subject SDP shows the appropriately 
sized and located sidewalk on the west side of Mattawoman Drive.  

 
f. Standard sidewalks along both sides of all internal residential 

roads excluding alleys, unless modified by DPW&T. 
 
Sidewalks are shown at all appropriate locations on-site.  

 
g. The location, width, and surface treatment shall be indicated for 

all bikeways, sidewalks, and trails at the time of SDP. 
 
h. Sidewalk, sidepath, and trail cross sections and details shall be 

provided at the time of SDP, consistent with current DPW&T 
and DPR standards and guidelines. 
 
The location, width, and surface treatment are provided in the 
subject SDP for sidewalks. Trails and bikeways are not proposed by 
this SDP.  
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j. Bicycle parking shall be shown at all commercial buildings and 

active recreational facilities at the time of SDP. The number and 
location of bicycle parking spaces shall be determined at that 
time. 
 
No commercial buildings are proposed in this phase of development, 
and bicycle parking is provided at proposed recreational facilities. 

 
l. The need for additional facilities and amenities for pedestrians 

at transit stops will be evaluated at the time of SDP. 
 
No bus stops are currently located on or adjacent to the subject site. 
Future transit improvements may be appropriate on-site if the 
planned light rail/bus rapid transit is implemented in the corridor. 

 
†[26]19. The applicant shall develop and submit a phasing plan for the following 

improvements at the time of the initial specific design plan involving 
development within the subject property, and also shall submit any 
needed warrant studies related to condition c at this time. A status 
report for these improvements shall be submitted with each specific 
design plan within the property, with the transportation staff 
recommendation to be based upon a comparison of the status with the 
phasing plan. The staging of conditions a, b, and d shall be related to 
the timing of collection of Road Club fees (pursuant to Condition 27). 
Condition c would be implemented when the signal is deemed to be 
warranted and required by SHA. 
 
a. A third northbound through lane along US 301 through the 

MD 381 and the Mattawoman Drive intersections, beginning 
approximately 1,000 feet south of MD 381 and continuing 
approximately 2,500 feet north of MD 381. The elimination of 
left turns at the US 301/MD 381 intersection coincident with the 
construction of a northbound left-turn lane along US 301 at 
Mattawoman Drive shall be constructed by the applicant if 
required by SHA. 

 
b. A northbound left-turn lane along US 301 at Mattawoman Drive, 

subject to SHA approval. 
 
c. The signalization of the MD 381/Mattawoman Drive 

intersection, along with the addition of a westbound left-turn 
lane along MD 381 at Mattawoman Drive. 

 
d. The extension of Mattawoman Drive south of the subject 

property to connect to Matapeake Business Drive. 
 
The submitted phasing plan states that the CDP and PPS resolutions 
already allow Villages at Timothy Branch to move forward based 
solely on payment of the Brandywine Road Club fees, and the order 
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of construction is based upon the availability of funds and the 
phased construction of items, as required in CR-9-2017. The phasing 
for each item, as noted by the applicant, is described below: 
 
• A third northbound through lane along US 301: This 

improvement is subject to the payment of fees through the 
Brandywine Road Club. Pursuant to the priority project 
listing within CR-9-2017, this improvement is a later priority, 
and higher priorities within CR-9-2017 would be constructed 
earlier, subject to available funding under the Brandywine 
Road Club. 

 
• A northbound left-turn lane along US 301 at Mattawoman 

Drive: This improvement is subject to the payment of fees 
through the Brandywine Road Club. Pursuant to the priority 
project listing within CR-9-2017, this improvement is a later 
priority, and higher priorities within CR-9-2017 would be 
constructed earlier subject to available funding under the 
Brandywine Road Club. 

 
• The signalization of the MD 381/Mattawoman Drive 

intersection, along with the addition of a westbound left-turn 
lane along MD 381 at Mattawoman Drive: The signalization is 
subject to warrants being met at the MD 381/Mattawoman 
Drive intersection. An initial signal warrant analysis has been 
done, and the signal warrant analysis will be redone upon 
completion of the full Mattawoman Drive connection from 
MD 381 to Matapeake Business Drive. This will allow the 
State to determine if the warrants are satisfied, and to make 
a decision on when the traffic signal should be installed. This 
is a reasonable timeframe for the completion of this 
improvement. 

 
• The extension of Mattawoman Drive, south of the subject 

property to connect to Matapeake Business Drive: This 
improvement is subject to the payment of fees through the 
Brandywine Road Club. Pursuant to the priority project 
listing within CR-9-2017, this improvement is an earlier 
priority. The applicant is currently working with the County 
to complete the Mattawoman Drive connection from MD 381 
to Matapeake Business Drive, and it is currently under 
construction (aerial photography confirms this). The 
applicant expects this connection to be open to traffic in late 
2020. This is a reasonable timeframe for the completion of 
this improvement. 

 
† [37]29.  For each individual specific design plan, the applicant shall provide an 

inventory of the existing quantities of uses (if any) in the development, 
expressed in cumulative square footage or number of the varying types 
of residential units and information as to the exact square footage/ 

--
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number of units and types proposed, so that conformance with the 
overall approved land uses can be evaluated. Each plan of development 
shall also contain information demonstrating conformance to the 
density increment analysis completed in association with CDP-0901 
and CDP-0902. 
 
The subject SDP provides tracking charts and notes with an inventory of 
total proposed development in this phase. 

 
† [38]30.  An automatic fire suppression system shall be provided in all new 

buildings proposed in this subdivision, unless the Prince George’s 
County Fire/EMS Department determines that an alternative method of 
fire suppression is appropriate. 
 
This requirement is noted in the general notes on the SDP. 

 
† [40]32.  Prior to the approval of any SDP for the Villages of Timothy Branch 

development, the applicant and the applicant’s heirs, successors, 
and/or assignees shall work with Historic Preservation staff to develop 
names for the subdivision streets that reflect the history of the 
property, the adjacent Brandywine community, and its associated 
families.  
 
The applicant previously worked with the Historic Preservation staff during 
the review of prior SDPs for the development, and the proposed street 
names generally reflect the history of the property, the adjacent Brandywine 
community, and its associated families. 

 
11. Specific Design Plan SDP-1304: SDP-1304 for infrastructure only including rough grading, 

dedication, and construction of Mattawoman Drive, and SWM ponds, was approved by the 
Planning Board on October 23, 2014 (PGCPB Resolution No. 14-116), subject to three 
conditions. None of those conditions are applicable to this SDP.  

 
12. Specific Design Plan SDP-1701 and amendments: SDP-1701 and amendments approved 

the development of RM-1 and a portion of RM-2, as well as approved architectural models 
to be utilized throughout the residential development in the R-M Zone of Timothy Branch; 
including homes proposed in the subject SDP amendment. None of these prior approvals 
included conditions applicable to the subject SDP amendment.  

 
13. 2010 Prince George’s County Landscape Manual: The subject SDP proposes multifamily 

development of the RM-5 area of Timothy Branch. This development is subject to the 
requirements of the Landscape Manual, Section 4.1, Residential Requirements; Section 4.3, 
Parking Lot Requirements; Section 4.6, Buffering Development from Streets; and 
Section 4.9, Sustainable Landscaping Requirements. Landscape plans provided for the 
subject area of development demonstrate conformance with these requirements.  

 
14. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: This 

site is subject to the provisions of the Woodland and Wildlife Habitat Conservation 
Ordinance because the entire site has a previously approved TCP1, and a portion of the site 
has an approved and implemented TCP2 Plan. In addition, a revised TCP2 prepared in 
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accordance with the current woodland conservation requirements have been submitted 
with this application.  
 
The TCP2 covers a 334.26-acre property that contains 175.35 acres of upland woodlands 
and 28.69 acres of wooded floodplain. The TCP2 shows two phases of development. Phase 1 
is 320 acres and Phase 2 is 13.63 acres. The current application is for the development 
RM-3 and RM-4. No development is proposed in the L-A-C-zoned portion of the site. The 
revised TCP2 submitted with the current application proposes to clear a cumulative total of 
137.95 acres of upland woodlands and 1.00 acre of wooded floodplain.  
 
The woodland conservation threshold for this property is 53.77 acres. Based upon the total 
proposed clearing, the woodland conservation requirement is 103.26 acres. The plan 
proposes to meet the woodland conservation requirement in 34.04 acres of on-site 
preservation, 39.33 acres of on-site afforestation/reforestation within the net tract, 2.01 
acres of afforestation/reforestation in the floodplain, and 26.15 acres of off-site woodland 
conservation being provided on the site.  
 
Technical revisions to the TCP2 are required, as conditioned herein. 

 
15. Prince George’s Country Tree Canopy Coverage Ordinance: Subtitle 25, Division 3, of 

the Tree Canopy Coverage Ordinance requires a minimum percentage of TCC on projects 
that require a building or grading permit for 5,000 square feet or greater of gross floor area 
or disturbance. Properties that are zoned L-A-C and R-M are required to provide a minimum 
of 10 and 15 percent, respectively, of the gross tract area in tree canopy. TCC was gauged for 
the entirety of the Timothy Branch development, which is 322.41 acres in size, resulting in a 
blended TCC requirement of 44.75 acres or 13.9 percent. A TCC schedule was provided 
showing that the requirement is being met on-site by woodland preservation and 
reforestation, in addition to proposed plantings. 

 
16. 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. Community Planning—In a memorandum dated May 14, 2020 (Greene to Bossi), 

the Community Planning Division noted that pursuant to Part 8, Division 4, 
Subdivision 2, of the Zoning Ordinance, master plan conformance is not required for 
this application.  

 
b. Transportation Planning—In a memorandum dated May 11, 2020 (Masog to 

Bossi), Transportation staff provided an analysis of previous conditions of approval 
that has been incorporated into findings above, with relative conditions provided in 
the Recommendation section. Access and circulation are acceptable. Regarding the 
DPLS, staff found sufficient justification was provided to support the applicant’s 
request for a lower parking ratio in RM-5 and recommends approval of the 
requested departure.  
 
From the standpoint of transportation and in consideration of the findings 
contained herein, it is determined that this plan is acceptable if the application is 
approved. 
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c. Subdivision—Input received from Subdivision staff during the review process 
indicated that the SDP was in general conformance with PPS 4-09003, as discussed 
in findings above.  

 
d. Trails—In a memorandum dated May 8, 2020 (Smith to Bossi), Trails staff provided 

a discussion of previous conditions of approval and recommendations of relevant 
master plans. The subject SDP is in general conformance with conditions of prior 
approvals and relevant master plan recommendations for pedestrian and bicycle 
infrastructure at Timothy Branch. A single recommendation was made for the 
inclusion of crosswalks at the driveway intersection with Mattawoman Drive, which 
is conditioned herein.  

 
e. Permits—In a memorandum dated May 11, 2020 (Chaney to Bossi), the Permits 

Section noted two minor issues. One was corrected on subsequent revisions to the 
SDP, the other, to provide dimensional data for proposed buildings, is addressed 
through a recommended condition of approval.  

 
f. Environmental Planning—In a memorandum dated May 18, 2020 (Finch to Bossi), 

a comprehensive history of the site’s environmental review and conformance with 
prior conditions of approvals was presented. Staff noted the subject SDP revision 
and associated TCP2 are in conformance with the previously approved basic plan, 
CDP, PPS, and relevant SDPs. Staff recommended conditions to require a series of 
minor technical corrections to the TCP2, which are included herein.  

 
g. Special Projects—In a memorandum dated May 8, 2020 (Thompson to Bossi), the 

Special Projects Section offered an analysis of the required adequacy findings 
relative to police facilities, fire and rescue, schools, and water and sewer. Adequate 
public facilities were determined to be present for all functions, except for police 
priority (emergency) response time, which failed the adequacy test. As such, it is 
recommended that prior to certification of this SDP amendment, the applicant enter 
into a Public Safety Mitigation Fee agreement with the Planning Department. In 
addition, it is recommended that a public safety mitigation fee be paid, prior to 
issuance of a grading permit for RM-5.  

 
h. Historic Preservation—In a memorandum dated April 20, 2020 (Stabler to Bossi), 

the Historic Preservation Section noted that Phase I and II archeology was 
completed on the subject property in 2009 and interpretive signage is required in 
the lobby of the clubhouse, prior to issuance of an occupancy permit.  

 
i. Department of Permitting, Inspections and Enforcement (DPIE)—In a 

memorandum dated May 13, 2020 (Giles to Bossi), DPIE noted that roadway 
improvements and ROW dedication for Mattawoman Drive is required, as is the 
provision of sidewalks with handicap-accessible ramps along all roadways within 
the property limits. DPIE further noted that the SDP is consistent with the approved 
SWM Concept Plan 11355-2009-02, dated January 24, 2020.  

 
j. Prince George’s County Police Department—In a memorandum dated 

April 30, 2020 (Contic to Planner Coordinator, Urban Design Section), the Police 
Department noted they have no comments.  
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k. Prince George’s County Health Department—At the time of writing of this staff 
report, the Health Department did not provide comments on the subject application.  

 
l. Prince George’s Department of Parks and Recreation (DPR)—In an email dated 

May 15, 2020 (Asan to Bossi), DPR noted that the SDP has no impact on conditions 
of previous approvals relevant to parks.  

 
m. Prince George’s County Fire/EMS Department—In an email dated May 5, 2020, 

(Reilly to Bossi) the Fire Department noted that the plan provides adequate fire 
access.  

 
n. Washington Suburban Sanitary Commission (WSSC)—In a memorandum dated 

April 28, 2020, WSSC provided standard comments regarding water and sewer 
service for proposed RM-5 development. Their comments are provided for 
informational purposes and will be enforced by WSSC at time of permit issuance. 

 
o. Maryland State Highway Administration (SHA)—In an email dated May 11, 2020, 

(Woodroffe to Bossi) SHA noted that an access permit for improvements in the state 
ROW for MD 381, associated with Timothy Branch, was issued on April 28, 2020.  

 
 
RECOMMENDATION  
 
 Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that 
the Planning Board adopt the findings of this report and: 
 
A. APPROVE Departure from Parking and Loading Spaces DPLS-477 to allow for a reduction of 

138 parking spaces. 
 
B. APPROVE Specific Design Plan SDP-1701-04 and Type 2 Tree Conservation Plan 

TCP2-068-93-06 for Timothy Branch - Allora Crossing, subject to the following conditions:  
 
1. Prior to certification of the specific design plan (SDP), the applicant shall provide the 

following information and/or revise the site plan to provide the following:  
 
a. Provide a continental style crosswalk at the entrance/exit driveway 

intersection with Mattawoman Drive.  
 
b. Revise the exterior light detail provided and add the following note to the 

SDP: “All lighting shall use full cut-off optics and be directed downward to 
reduce glare and light spill-over.” 

 
c. Include dimensions for the maintenance building on the SDP.  
 
d. The applicant shall enter and submit a ratified Public Safety Mitigation Fee 

agreement with Prince George’s County Planning Department for 243 
multifamily dwelling units, in accordance with the Guidelines for the 
Mitigation of Adequate Public Facilities: Public Safety Infrastructure 
(CR-078-2005).  
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2. Prior to certification of the specific design plan (SDP), the Type 2 tree conservation 
plan (TCP2) shall be revised, as follows:  
 
a. Fully delineate and label the required 40-foot-wide scenic easement along 

the frontage of Brandywine Road. 
 
b. Include all recommended noise barriers proposed for RM-3 and RM-4 with 

SDP-1701-03 on the plan. To provide maintenance access, all noise barriers 
shall be set back five feet from the lot line, and woodland conservation areas 
shall be set back ten feet from a noise barrier.  

 
c. The top and bottom elevation of noise barriers shall be shown on the plan. 
 
d. All woodland conservation less than 50 feet in width shall be eliminated as 

woodland conservation or revised to meet the minimum design criteria for 
width.  

 
e. Revise the general notes if necessary, to reflect the current TCP2 revisions.  
 
f.  Revise the plan, as necessary, to be consistent with the SDP.  
 
g. Add an Owner’s Awareness Certificate to the cover sheet.  
 
h. After all required revisions are made, revise the woodland conservation 

worksheet to correctly reflect the woodland conservation required and 
fulfilled for the site. 

 
i. Have the revised plan signed and dated by the qualified professional who 

prepared it. 
 
3. Prior to approval of the first building permit for RM-5, all afforestation/ 

reforestation planting, permanent tree protection fencing, and signage shall be 
installed completed.  

 
4. Prior to approval of a grading permit for the development, a Public Safety Mitigation 

Fee shall be paid in the amount of $1,207,224 ($4,968 x 243 dwelling units). 
Notwithstanding the number of multifamily dwelling units and the total fee 
payments noted in this condition, the final number of dwelling units shall be as 
approved by the Prince George’s County Planning Board and the total fee payment 
shall be determined by multiplying the total dwelling unit number by the per unit 
factor noted above. The per unit factor of $4, 968 is subject to adjustment on an 
annual basis, in accordance with the percentage change in the Consumer Price Index 
for All Urban Consumers. The actual fee to be paid will depend upon the year the 
grading permit is issued.  
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AGENDA ITEM:   8 & 9 
AGENDA DATE:  6/11/2020

APPLICANT: 

OWNER: 

ATTORNEY/ 
CORRESONDENT: 

CIVIL ENGINEER: 

REQUEST 

AMENDED 
STATEMENT OF JUSTIFICATION 

SDP-1701-04 
DPLS-477 

Allora Crossing Multifamily at 
Timothy Branch 

Maple Multi-Family Land SE, L.P. 
1530 Wilson Boulevard, Suite 330 
Arlington, Virginia 22209 

Timothy Brandywine Investments One, LLC 
Timothy Brandywine Investments Two, LLC 
2124 Priest Bridge Drive, Suite 18 
Crofton, Maryland 21114 

Matthew C. Tedesco, Esq. 
McNamee, Hosea, Jernigan, Kim, Greenan & Lynch, P.A. 
6411 Ivy Lane, Suite 200 
Greenbelt, Maryland 20770 
(301) 441-2420 Voice 
(301) 982-9450 Fax 

Ben Dyer Associates, Inc. 
11721 Woodmore Road, Suite 200 
Mitchellville, MD 20721 
(301) 430-2000 

The approval of a rev1s1on of the specific design plan in 
accordance with Comprehensive Design Zones for Residential 
Development in RM-5 for 243 multifamily dwellings, and the 
approval of a companion request for a departure from parking and 
loading spaces to accommodate an approximate 1.6 parking ratio 
for the multifamily portion of the development. 

I. DESCRIPTION OF PROPERTY 

1. Address - 15101 Mattawoman Drive, Brandywine, MD, 20613 

2. Proposed Use- 243 multifamily dwelling units within the area of RM-5. 

3. Election District- 11 

4. Councilmanic District - 9 

5. Parcel - A portion of Outlot B, as recorded in Plat Book SJH 245 Plat No. 82. 

6. Total Project Area- 72.43 acres of land zoned L-A-C and 261.75 acres of land zoned R
M, for a gross total of 334.18 acres. The subject application is for the property within the 
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11. 

R-M Zoned land . The area for the specific property to be developed with multifamily units 
pursuant to SDP- 1701-04, within a portion of Outlot B, is 9. 7829 acres. 

7. Overal I Tax Maps & Grids - 145 Grids A-4, B-3 & 4; 155 Grids A- I &2 and B- 1 & 2. 

8. Location - Located on the east side of US 30 I /MD 5 and on the south side of Brandywine 
Road, approximately 1,000 feet east of its intersection with Short Cut Road. The specific 
area subject to th is review is generally located in the southwestern portion of the overa ll 
Timothy Branch Development. 

9. Existing Zones - L-A-C and R-M . The area where the multifamily wil l be developed 
pursuant to SDP-1 701-04 is within the R-M Zone. 

I 0. WSSC 200 Sheet - 2 I 8, 219 & 220SE07, and 21 8 & 2 I 9SE08. 

11. Archived 2002 General Plan Tier - Developing. 

12. Sustainable Growth Act, Plan Prince George's 2035 - Tier I 

13. General Plan Growth Policy Area - Established Communities. 

APPLICANT'S PROPOSAL 

Timothy Branch (formerly "Villages at Timothy Branch"), in its entirety, is a master-planned 
mixed-use residential community complemented by a neighborhood retai l center primarily within the 
Brandywine Town Center of Plan 2035. The nature of the review of SDP-1 701-04 is to accommodate a 
revision of the specific design plan in accordance with the Comprehensive Design Zones fo r Multifamily 
Residential Development in RM-5, which is located on the west side of Matta woman Drive. 
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Maple Multi-Family Land SE, L.P. is a subsidiary of Trammell Crow Residential ("TCR"), which 
is a premier multifamily real estate development and asset management company. Since 1977, Dallas-based 
TCR has developed more than 250,000 units in major markets across the country. With deep knowledge of 
local trends and a contemporary vision, TCR is proud to develop and construct market-leading rental 
communities that offer residents a comfortable and convenient lifestyle. 

TCR continues to have an active presence in the DC Metro area, having developed over 2,200 units 
locally since 20 I 0. Recent projects executed by TCR's local Arlington office include: 

Project Name Units Location Product Construction Status 
Type Start 

Alexan Concorde 310 Linthicum, MD Garden 2015 Complete 

The Batley 432 Washington, DC High-Rise 2016 Complete 

Alexan Ridgeline 294 Herndon, VA Mid-Rise 2017 Complete 

Clarendon West 330 Arlington, VA High-Rise 2019 Under Construction 

Alexan Old Town 286 Alexandria, VA Mid-Rise 2019 Under Construction 

The proposed project, known as Allara Crossing at Timothy Branch, is a 243 multifamily 
development consisting of nine three-story multifamily buildings, a clubhouse with pool, a dog park, and a 
pocket park. The finishes on the apartment will be a mix of brick and fiber cement siding panels, with the 
required 60% brick for the buildings facing Mattawoman Drive. The clubhouse will be a mix of brick and 
fiber cement siding panels to match the multifamily buildings. The workshop will be finished with fiber 
cement siding panels and the trash compactor enclosure will be concrete masonry units faced with smooth 
stucco. 

The units will have the following interior finishes: 
• Granite countertops 
• Entry-level stainless-steel appliances 
• Wood vinyl flooring in living, kitchen, dining areas 
• Island kitchens 
• 9-foot ceilings 
• In-unit washer/dryer 
• 36" upper cabinetry in kitchens 

The residents will enjoy the following common area amenities: 
■ Clubhouse 
• Pool with sun shelf and loungers 
• Grill stations 
• Package center 
• Executive business center 
• Fitness center 
• Bicycle storage 
• Dog Park 

III. COMMUNITY 

The subject property is located in Planning Area 85A within Councilmanic District 9. More 
specifically, the overall Timothy Branch project site is located on the east side of Robert S. Crain Highway 
(US 30 I/MD 5), in the southeast quadrant of its intersection with Brandywine Road. The overall property 
is split zoned between the Local Activity Center (L-A-C) Zone to the north and the Residential Medium 
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Development (R-M) Zone to the south. The residential pod reviewed as SDP-1701-04 is proposed for 
multifamily development is known in the prior reviews as area RM-5, which is located within the R-M 
Zone. 

The overall Timothy Branch property is surrounded by the following uses: 

North: Brandywine Road, and beyond a medical office building (MedStar Health at Brandywine) 
in the 1-1 Zone, and vacant land in the M-X-T Zone. 

South: Vacant land in the C-M and R-R Zones, and beyond various commercial/retail and office 
uses in the C-S-C Zone and M-X-T Zone. 

East: Timothy Branch Stream Valley, and beyond existing single family detached residential in 
the R-R Zone, and the Soil Safe Inc. in the 1-3 and the 1-2 Zones. 

West: Industrial uses in the I-1 Zone, a service station in the C-M Zone, Robert S. Crain Highway 
(US 301/MD 5), and beyond vacant land in the M-X-T Zone and industrial use in the C-S
C Zone. 

IV. GENERAL CRITERIA FOR SDP APPROVAL 

Section 27-530. -Amendments. 

(a) All amendments of approved Specific Design Plans shall be made in accordance with the 
provisions of this Division for initial approval, except as set forth below. 

(b) The Planning Director (or designee) may approve a minor amendment in the location of 
structures shown on an approved Specific Design Plan due to an engineering necessity if the 
Planning Director finds that: 
(1) It is in keeping with the architectural and site design characteristics of the approved 

Specific Design Plan; and 
(2) It does not increase the floor area ratio. 

(c) A minor amendment to an approved Specific Design Plan for the purpose of making home 
improvements may be requested by a homeowner (or authorized representative) and 
approved by the Planning Director (or designee), in accordance with the following 
procedures: 
(1) Filing. The applicant shall submit a site plan and any other material deemed 

necessary to properly detail the requested modifications. 
(2) Fee. At the time the application is filed, the applicant shall pay a fee to cover the costs 

of processing the request. The fee shall be established by the Planning Board. In cases 
of financial hardship, the fee may be waived by the Planning Board. 

(3) Criteria for granting minor amendments. A minor amendment may only be granted 
if the requested modifications: 
(A) Are located within the approved Comprehensive Design Plan building lines 

and setbacks or any approved amendments to the Comprehensive Design 
Plan; 

(B) Are in keeping with the architectural and site design characteristics of the 
approved Specific Design Plan; and 
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(d) 

(e) 

Appeal. 
(1) 

(2) 

(3) 

(C) Will not substantially impair the intent, purpose, or integrity of the approved 
Comprehensive Design Plan. 

The decision of the Planning Director (or designee) may be appealed to the Planning 
Board. Application for appeal may be made when it is claimed that the true intent of 
the Comprehensive and Specific Design Plans or of this Subtitle have been incorrectly 
interpreted or applied. Notice of such appeal shall be in writing and filed within thirty 
(30) days after the decision is rendered by the Planning Director. 
Hearing. The Planning Board shall conduct a bearing pursuant to its Rules of 
Procedure. 
Findings. 
(A) The Planning Board may grant the minor amendment in accordance with the 

(B) 
criteria set forth in Subsections (b) and (c), above. 
The Planning Board shall approve, approve with modification, or disapprove 
the requested amendments, and shall state its reasons for the action. The 
Planning Board's decision (resolution) on the minor amendment shall be sent 
to all persons of record in the bearing before the Planning Board. 

In the event that a minor amendment requires an amendment of both the approved 
Comprehensive Design Plan and Specific Design Plan, the amendment shall be combined and 
processed in accordance with the provisions of Section 27-524. 

COMMENT: SDP-1701-04 is requested to be reviewed and approved by the Planning Board, in 
accordance with the initial approval. The amendment is not due to an engineering necessity, is not a request 
by an individual homeowner, and is not an appeal of a decision by the Planning Director. This amendment 
is in combination with an amendment to the comprehensive design plan for the R-M Zone, which is case 
number CDP-0902-01, and its companion case is DPLS-477. 

Section 27-528. - Planning Board action. 

(a) Prior to approving a Specific Design Plan, the Planning Board shall find that: 

(1) The plan conforms to the approved Comprehensive Design Plan, the applicable 
standards of the Landscape Manual, and except as provided in Section 27-528(a)(l.1), 
for Specific Design Plans for which an application is filed after December 30, 1996, 
with the exception of the V-L and V-M Zones, the applicable design guidelines for 
townhouses set forth in Section 27-274(a)(l)(B) and (a)(ll), and the applicable 
regulations for townhouses set forth in Section 27-433(d) and, as it applies to property 
in the L-A-C Zone, if any portion lies within one-half (1/2) mile of an existing or 
Washington Metropolitan Area Transit Authority Metrorail station, the regulations 
set forth in Section 27-480(d) and (e); 

(1.1) For a Regional Urban Community, the plan conforms to the requirements stated in 
the definition of the use and satisfies all requirements for the use in Section 27-508 of 
the Zoning Ordinance; 

(2) The development will be adequately served within a reasonable period of time with 
existing or programmed public facilities either shown in the appropriate Capital 
Improvement Program, provided as part of the private development or, where 
authorized pursuant to Section 24-124(a)(8) of the County Subdivision Regulations, 
participation by the developer in a road club; 

(3) Adequate provision bas been made for draining surface water so that there are no 
adverse effects on either the subject property or adjacent properties; 

(4) The plan is in conformance with an approved Type 2 Tree Conservation Plan; and 
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(5) The plan demonstrates that the regulated environmental features are preserved 
and/or restored to the fullest extent possible in accordance with the requirement of 
Subtitle 24-130(b)(5). 

COMMENT: SDP-1701-04 conforms to the findings above; in as much as SDP-1701 and SDP-
1701-0 I, SDP-1701-03 conformed to the same. SDP-1701-02 was to add architectural models. SDP-1701-
04 is to accommodate a revision of the specific design plan in accordance with the Comprehensive Design 
Zones for Multifamily Residential Development in RM-5. SDP-1701-04 is not located within a Regional 
Urban Community. The entirety of the development was tested for adequate public facilities during the 
review of the preliminary plan of subdivision, which was adopted by the Planning Board on March 19, 
2015 (PGCPB No. 10-1 l 7(A/I)). The project's participation in the Brandywine Road Club ("Road Club") 
was conditioned in the Preliminary Plan, with Conditions 19 and 20. The recent adoption ofCR-9-2017 not 
only further confirms the use of the Road Club, but also reprioritizes Road Club improvements by elevating 
the construction of the Spine Road (Mattawoman Drive/A-63) through the subject property to the top of the 
priority list. The development proposed has an approved stormwater concept plan, and surface water 
drainage will not adversely affect the subject property or adjacent properties. A Type II Tree Conservation 
Plan was approved with SDP-1701, and will not be affected by the residential development proposed with 
SDP-1701-04. Through the preliminary plan of subdivision review process, this plan demonstrated that the 
regulated environmental features were preserved to the fullest extent possible, in accordance with the 
requirements of Subtitle 24-130(b)(5). 

V. CONFORMANCE WITH DEVELOPMENT STANDARDS 

As it relates to the requests made in SDP-1701-04, an amendment to the comprehensive design 
plan is in review to revise the recreational amenities within RM-5, which is the proposed multifamily 
residential development. Pursuant Section 27-530(e), CDP-0902-01 will be combined and processed with 
the SDP-1701-04 review. 

VI. APPLICABLE CONDITIONS OF APPROVAL 

CONFORMANCE WITH prior conditions of approval: 

Basic Plan A-9987-C/A-9988-C 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the subject 
site's entire segment of Timothy Branch either within M-NCPPC parkland or within HOA 
land within a public use trail easement. Trail connectors should be provided from the 
Master Plan trail to adjacent development envelopes. 

COMMENT: SDP-1701 shows the Master Plan hiker-biker-equestrian trail as a I 0-foot-wide asphalt 
hiker-biker trail with an adjacent four-foot-wide turf verge for equestrian use, within close proximity to 
the adjacent development envelopes. SDP-1701-04 does not proposed to alter this location, and therefore, 
is in conformance with this condition 

4. The applicant shall construct the eight-foot-wide Master Plan trail along the subject site's 
entire frontage of A-55. This trail shall include ADA-accessible curb cuts and ramps at all 
intersections and shall be separated from the curb by a grass planting strip. 
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COMMENT: Throughout the previous and extensive review processes, the location of A-55 has changed 
many times. The current location for A-55 is to the south of the Timothy Branch boundaries. This condition 
is no longer applicable due to the recent realignment of A-55, as Timothy Branch no longer has any frontage 
along A-55. 

5. The applicant shall provide standard sidewalks along both sides of Mattawoman Drive, 
unless modified by DPW&T. 

COMMENT: SDP-1701-04 shows a five foot wide sidewalk on the west side ofMattawoman Drive. This 
condition is met for this portion of the western side ofMattawoman Drive. 

10. Woodland conservation that is required by the Woodland Conservation Ordinance shall 
be provided on-site to the greatest extent possible. 

COMMENT: The woodland conservation for Phase 1 of the TCP Type 2 for SDP-1701 will be provided 
through 34.03 acres of on-site preservation and 43.97 acres of on-site reforestation. Phase 2, a later phase 
of the Timothy Branch development, will include off-site mitigation of approximately 23.87 acres. This 
condition has been met. 

12. The applicant shall communicate with representatives of the following adjacent 
projects, to coordinate its development activities with these projects: Wilmer's Park, 
Chaddsford, Centrex, and Brandywine Crossing. The applicant shall place in the record 
(with copies to the Councilmanic District 9 office) copies of the correspondence with these 
project representatives. One year after final approval of the Basic Plan Amendment 
approved herein, the applicant shall file in the record (with a copy to the Councilmanic 
District 9 office) a report showing steps taken and to be taken to develop the subject property 
consistently and harmoniously with these other projects. 

COMMENT: This condition has previously been satisfied with prior approvals and is no longer applicable. 

Comprehensive Design Plan CDP-0901 

SDP-1701-04 is specific to the R-M portions of the Timothy Branch development. Development is not 
proposed within the boundaries of the L-A-C Zone at this time. The conditions included with CDP-0901 
are not applicable to this review. 

Comprehensive Design Plan CDP-0902 

1. All conditions of approval of Basic Plan A-9987 shall remain in full force and effect. 

COMMENT: SDP-1701-04 conforms to this condition. 

2. The total areas within the L-A-C zone (CDP-0901) and the R-M zone (CDP-0902) comprise 
a combined total trip cap of 1,269 trips in the AM and 1,775 trips in the PM. If the densities 
of the L-A-C zone or the R-M zone are modified for any reason, trips may be re-allocated 
between these two zones (CDP-0901 & CDP-0902) such that the overall trip cap of 1,269 
AM and 1,775 PM trips is not exceeded. 

COMMENT: SDP-1701-04 is within the trip cap previously established; therefore, this condition is met. 
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3. A minimum SO-foot building restriction line (BRL) as measured from the ultimate right-of
way of Mattawoman Drive shall be provided on the Specific Design Plan (SDP) unless it is 
determined that a lesser BRL provides sufficient area to adequately buffer the dwellings 
from the roadway. 

COMMENT: SDP-1701-04 conforms to this condition. 

4. A minimum 200-foot building restriction line (BRL) as measured from the ultimate right
of-way of US 301 shall be provided on the specific design plan (SDP) for multifamily 
buildings unless it is deemed that a lesser BRL provides sufficient area to adequately buffer 
the dwellings from the roadway. The minimum width of building restriction lines for other 
residential product types along US 301 shall be determined at the time of SDP and the 
Phase II Noise Study shall be considered in the determination of establishing the building 
restriction lines. 

COMMENT: SDP-1701-04 proposes multifamily development that satisfies the 200 foot BRL from US 
301. Indeed, the closest building is more than 400 feet from US 301. This condition is met. 

5.c. The following standards shall apply to the development. (Modifications to the standards may 
be permitted on a lot-by-lot basis by the Planning Board at the time of specific design plan if 
circumstances warrant.) 
RESIDENTIAL USES-R-M ZONE1 

One-family Single-family 
detached Two-family semidetached8

• Single-family 
attached 9 attached3• 8• 9 Multifamily 

Minimum Net Lot Area 6,000 sq.ft. NIA 3,600 sq. ft. 1,800 sq. ft. 
Minimum frontage at street R.O.W 60 NIA 36 feet 20 feet 
Minimum frontage at Front B.R.L. 60 NIA 36 feet 20 feet 
Minimum frontage - corner lot 70 NIA 40 feet 30 feet 
Maximum Lot Coverage(%) 30 354 35 354 

Minimum building setback from 
Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 

Minimum building setback from 
Robert Crain Highway (US 301) TBD10 TBD10 TBD10 TBD10 

Minimum front setbacks 25 NIA 20 feet 3,6 

Minimum side setbacks 10 NIA 10 feet 6 

Minimum rear setbacks 20 NIA 20 feet 6 

Minimum side setback to street5 25 NIA 20 feet 6 

Maximum residential building 
40 55 feet 45 feet 45 feet hPiaht11 

Maximum percentage of total units NIA NIA NIA 502 

Minimum frontage on cul-de-sac 40 NIA NIA NIA 
1 All parking is governed by Part 11 of the Zoning Ordinance. 

2 Variance requested from the maximum townhouse and multifamily dwelling unit 
percentage, which allows a maximum 30 and 10 percent respectively of units in the R-M 
Zone. 
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3 Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes 
shall have a minimum 25-foot front yard setback in order to reduce the length of the 
driveway. 

4 This percentage is for building coverage (and not for lot coverage) of the overall net tract 
area 

5 Stoops and/or steps may encroach into yard area. 

6 Minimum yard area of800 square feet to be allocated for front, side, or rear yard. May be 
reduced to 500 square feet for providing stoops, steps, and terraces which may project into 
yard area. Decks may project into rear yards only. 

7 For multifamily buildings, the minim um building setback along a street shall be 25 feet, 
except for Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a 
lesser BRL provides sufficient area to adequately buffer the units. 

8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard 
without meeting setback requirements. 

9 On lots consisting of one acre or less, fences in the front yard shall not be more than four 
feet high. 

10 The minimum building setback for one-family detached, two-family detached, single
family semidetached, single-family attached and multifamily from Robert Crain Highway 
(US 301) shall be determined at the time of SDP review. 

11 These height limits may be increased if a variance and/or modification is granted by the 
Planning Board at the time of SDP. 

ACCESSORY BUILDINGS-R-M ZONE 

Maximum Lot Coverage (%) 
Minimum setback from front street line 
Minim um setback from side lot line 
Minimum setback from rear lot line 
Corner lot - Minimum setback from side street line 

25 
60 feet 
2 feet 
2 feet 

(along which an abutting lot fronts) 10 feet 
Corner lot - Minimum setback from side street line 
(along which an abutting lot does not front) 7 feet 
Maximum building height above grade 15 feet 
Note: No accessory building shall be located closer to the street line than the 
main building. 

d. A note shall be added to the plans and the comprehensive design plan document 
shall be revised to include a note stating that the requirements of Section 4.7 of the 
Prince George's County Landscape Manual shall be used as a starting point or 
minimum for the provision of an adequate separation between incompatible uses, at 
the perimeter of the site. The requirement may be increased as necessary so as to 
ensure compatibility between incompatible uses at the time of approval of the 
specific design plan. 
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e. The following Architectural Design Parameters shall apply and be revised in the 
CDP text: 

(1) A minimum of 60 percent of all townhouse units shall have a full front 
fa~ade (excluding gables, bay windows, trim, and doors) and all highly
visible endwalls, which shall be identified at the time of SDP, shall be brick, 
stone or stucco, or other masonry materials of equivalent quality. 

(2) Townhouses and single-family semidetached dwellings facing a public street 
and the side elevation of the same unit facing a public street (corner lots) 
shall be faced up to 60 percent with high-quality materials such as brick, 
stone or stucco (excluding gables, bay windows, trim, and doors) or other 
masonry materials of equivalent quality. 

(3) All residential buildings with front elevations facing Mattawoman Drive 
shall have a full front fa~ade of brick, stone or stucco ( excluding gables, 
windows, doors, and trim), or other masonry materials of equivalent quality 
as long as the buildings are within 100 feet of the Mattawoman Drive right
of-way. 

( 4) Front elevations of townhouses and two-family attached units facing 
Mattawoman Drive shall have dormers or gables to reduce the single plane 
of roof. 

(5) Front elevations of townhouse and two-family attached units facing 
Mattawoman Drive shall be offset by a minimum of two feet. 

(6) Architecture for multifamily buildings shall be faced with at least 60 percent 
brick, stone, stucco or equivalent, or other masonry materials of equivalent 
quality. Elevations of multifamily buildings facing Mattawoman Drive and 
those that are determined at SDP to have highly visible corner facades shall 
be faced with a minimum of 80 percent brick, stone or stucco (excluding 
gables, bay windows, trim, and doors), or other masonry materials of 
equivalent quality. 

(7) A minimum of 60 percent of one-family detached dwellings shall have a full 
front fa~ade (excluding gables, bay windows, trim, and doors) of brick, 
stone, or stucco, or other masonry materials of equivalent quality. 

(8) Side and rear walls of all residential buildings shall be articulated with 
windows, recesses, chimneys, or other architectural treatments. All 
residential endwalls shall have a minimum of two architectural features, 
except endwalls in highly visible locations, which shall be identified at the 
time of SDP, shall have additional architectural features creating a well
balanced com position. 

(9) Trash enclosures made of high-quality building materials shall be used to 
screen trash dumpsters. 

COMMENT: These design standards are proposed to be modified with the review of CDP-0902-01. SDP-
1701-04 is in conformance with the applicable development standards proposed with CDP-0902-01. 
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7. Prior to the approval of a specific design plan, a site development plan for stormwater 
management that details how the new stormwater management requirements will be met 
regarding the provision of environmental site design techniques, to the fullest extent 
practicable, will be required unless other stormwater management design approvals and/or 
waivers are granted by DPW&T. 

COMMENT: A Stormwater Management Concept Approval extension, Case # 11355-2009-00, was 
obtained for this property on May 9, 2017, and is valid through May 9, 2020. 

8. The TCP2 for the subject property shall demonstrate that the requirements of the Woodland 
and Wildlife Habitat Conservation Ordinance are provided on-site through preservation or 
afforestation to the fullest extent possible, consistent with the desired pattern of development 
and densities indicated in the General Plan. If off-site mitigation is required, it shall be 
provided within the Mattawoman watershed. 

COMMENT: The woodland conservation for Phase 1 of the TCP Type 2 of SDP-170 I will be provided 
through 34.03 acres of on-site preservation and 43.97 acres of on-site reforestation. Phase 2, a later phase 
of the Timothy Branch development, will include off-site mitigation of approximately 23 .87 acres. This 
condition has been met for Phase I . 

12. Prior to acceptance of an SDP a plan and proposal for the type, location, and timing of any 
required PMA mitigation, associated with the SDP, shall be submitted. 

COMMENT: SDP-170 I was submitted without a plan or proposal for primary management (PMA) 
mitigation because a nontidal wetland area of 3 .5 acres is protected on the site, which was 1.26 acres more 
than the permitting requirement. No additional PMA mitigation will be required. The MDE tracking number 
was 11-NT-0 173 and the ACOE permit number is 2011 60707, AI No. 134217. 

13. A variance for the removal of Specimen Tree No. 3 shall be applied for and approved with 
the appropriate SDP application and associated TCP2. 

COMMENT: A variance was approved by the Planning Board on October 23, 2014 (see SDP-1304) for the 
removal of Specimen Tree No. 3, this condition has been addressed. 

14. Prior to approval of TCP2 which proposes to credit as woodland conservation planting 
occurring with a stormwater management easement, an approved Site Development 
Stormwater Management Plan shall be submitted to the Planning Department which 
indicates that the planting areas proposed have been approved by the Department of Public 
Works and Transportation with regard to the location, size, and plant stocking proposed. No 
afforestation or preservation area can be shown within 15 feet of the toe of the embankment, 
or as determined by the Department of Public Works and Transportation or the Soil 
Conservation District. 

COMMENT: The Stormwater Concept approval number that reviewed and approved credit for woodland 
conservation planting occurring within a stormwater management easement was 11355-2009-00. The 
technical approval that allowed planting within the easement areas was Permit # 35729-2009. This 
condition has been addressed. 

16. All future SDPs and associated TCP2 shall include a tree canopy coverage (TCC) schedule 
indicating how the TCC requirements have been fulfilled for the subject application. 
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COMMENT: The Tree Canopy Coverage schedule is provided on Sheet LI 8. SDP-1701-04 exceeds the 
requirement by I ,828,926 square feet. 

17. At time of specific design plan application for residential units in the R-M zone, a Phase II 
noise study shall be submitted for review. The Phase II Noise Study shall address how noise 
impacts to the residential units will be mitigated to provide interior noise levels of 45 dBA 
Ldn or less and exterior noise levels of 65 dBA Ldn or less within outdoor activity areas based 
on the final site design. The approval of architecture at time of SDP shall also demonstrate 
how the proposed structures are in conformance with the noise mitigation measures 
recommend in the Phase II noise report for interior residential uses. 

COMMENT: The Phase II Noise Analysis for area RM-5, dated December 23, 2019, was included for 
review with SDP-1701-04. RM-5 will include nine three-story multifamily buildings, clubhouse with pool, 
dog park and a pocket park. The noise levels in the pool area, dog park, and pocket park will be below 65 
dBA Ldn due to the noise reduction provided by the three-story residential buildings. Additional mitigation 
for outdoor activity areas will not be required. All but one multifamily building, Building 6, will be 
impacted by noise levels above 65 dBA Ldn. Buildings 1 through 4 along Mattawoman Drive will be 
exposed to noise levels up to 71 dBA Ldn , while Buildings 5 and 7 through 8 will be exposed to noise 
levels up to 68 dBA Ldn. Modifications to the building construction will be required for the residential 
units directly or partially facing Mattawoman Drive and Crain Highway. These upgraded construction 
methods will be limited to upgraded windows and doors where applicable. The remailing units will not 
require modification. SDP-1701-04 conforms to this condition. 

Preliminary Plan of Subdivision 4-09003 

3. Prior to approval of the SDP, the preliminary plan and TCPl shall relocate all townhouse 
lots adjacent to US 301/MD 5 outside of the 75 dBA Ldn unmitigated noise contour. This 
may result in the loss of lots if they cannot be appropriately relocated. 

9. A Phase II noise study shall be submitted for review with each SDP for residential uses. The 
Phase II noise study shall address how noise has been mitigated to 65 dBA Ldn exterior and 
45dBA Ldn interior for residential units throughout the site. 

10. The appropriate SDP shall show noise mitigation measures for the single-family detached lots 
impacted by noise levels of 65 dBA Ldn or greater along Mattawoman Drive. Mitigation for 
outdoor activity areas, as defined by the SDP, may include fencing or walls necessary to 
reduce the noise levels in the outdoor activity areas to 65 dBA Ldn or less. 

11. Applications for building permits for lots and structures identified on the SDP requiring noise 
mitigation measures shall contain a certification, to be submitted to M-NCPPC, prepared by 
a professional engineer with competency in acoustical analysis using the certification 
template. The certification shall state that the interior noise levels have been reduced through 
the proposed building materials to 45 dBA Ldn or less for residential units. 

COMMENT: The Phase II Noise Analysis for area RM-5, dated December 23, 2019, was included for 
review with SDP-1701-04. RM-5 will include nine three-story multifamily buildings, clubhouse with pool, 
dog park and a pocket park. The noise levels in the pool area, dog park, and pocket park will be below 65 
dBA Ldn due to the noise reduction provided by the three-story residential buildings. Additional mitigation 
for outdoor activity areas will not be required. All but one multifamily building, Building 6, will be 
impacted by noise levels above 65 dBA Ldn. Buildings I through 4 along Mattawoman Drive will be 
exposed to noise levels up to 71 dBA Ldn , while Buildings 5 and 7 through 8 will be exposed to noise 
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levels up to 68 dBA Ldn. Modifications to the building construction will be required for the residential 
units directly or partially facing Mattawoman Drive and Crain Highway. These upgraded construction 
methods will be limited to upgraded windows and doors where applicable. The remailing units will not 
require modification. SDP-1701-04 conforms to this condition. 

14. The applicant and the applicant's heirs, successors, and/or assignees shall provide adequate, 
private on-site recreational facilities in accordance with the standards outlined in the Parks 
and Recreation Facilities Guidelines. The private recreational facilities shall be reviewed by 
M-NCPPC for adequacy and proper siting at the time of specific design plan. 

COMMENT: CDP-0902-0 I proposes that a pool, clubhouse and dog park are to be developed within area 
RM-5. These facilities were revised from the initial approval of CDP-0902. Please refer to the clubhouse 
building elevations on Sheet A28. l and the dog park details on Sheet C2 l. The residential amenities at the 
clubhouse will include not only the leasing office, but a fitness center, a yoga turf area, mail room and bike 
storage. SDP-1701-04 conforms to this condition. 

17. In conformance with the 2009 Approved Countywide Master Plan of Transportation and the 
Approved Subregion 5 Master Plan and Sectional Map Amendment, the applicant and the 
applicant's heirs, successors, and/or assignees shall provide the following: 

d. A five-foot-wide sidewalk along the subject site's frontage of the entire west side of 
Mattawoman Drive (including the Matapeake Business Drive extension), unless 
modified by DPW&T. 

e. Medians and/or pedestrian refuges shall be indicated along Mattawoman Drive at 
the time ofSDP, unless modified by DPW&T. 

f. Standard sidewalks along both sides of all internal residential roads excluding 
alleys, unless modified by DPW&T. 

g. The location, width, and surface treatment shall be indicated for all bikeways, 
sidewalks, and trails at the time of SDP. 

h. Sidewalk, sidepath, and trail cross sections and details shall be provided at the time 
of SDP, consistent with current DPW &T and DPR standards and guidelines. 

j. Bicycle parking shall be shown at all commercial buildings and active recreational 
facilities at the time of SDP. The number and location of bicycle parking spaces 
shall be determined at that time. 

k. Sidewalk and sidepath construction shall be provided concurrently with road 
construction. Construction of the Timothy Branch trail shall be in phase with the 
development of adjacent residential development. 

COMMENT: As conditioned, SDP-1701-03 proposes a 5-foot-wide sidewalk along the west side of 
Mattawoman Drive. This condition is not applicable to SDP-1701-04. 

19. The applicant shall develop and submit a phasing plan for the following 
improvements at the time of the initial specific design plan involving development 
within the subject property, and also shall submit any needed warrant studies related 
to condition c at this time. A status report for these improvements shall be submitted 
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20. 

with each specific design plan within the property, with the transportation staff 
recommendation to be based upon a comparison of the status with the phasing plan. 
The staging of conditions a, b, and d shall be related to the timing of collection of Road 
Club fees (pursuant to Condition 27). Condition c would be implemented when the 
signal is deemed to be warranted and required by SHA. 

a. A third northbound through lane along US 301 through the MD 381 and the 
Mattawoman Drive intersections, beginning approximately 1,000 feet south 
of MD 381 and continuing approximately 2,500 feet north of MD 381. The 
elimination of left turns at the US 301/MD 381 intersection coincident with 
the construction of a northbound left-turn lane along US 301 at 
Mattawoman Drive shall be constructed by the applicant if required by 
SHA. 

b. A northbound left-turn lane along US 301 at Mattawoman Drive, subject to 
SHA approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, along with 
the addition of a westbound left-turn lane along MD 381 at Mattawoman 
Drive. 

d. The extension of Mattawoman Drive south of the subject property to 
connect to Matapeake Business Drive. 

The applicant and the applicant's heirs, successors, or assignees shall contribute 
toward and participate in the construction of certain additional off-site 
transportation improvements as identified hereinafter. These improvements shall be 
funded and constructed through the formation of a road club that will include the 
applicant, the Montgomery Ward Brandywine Distribution Center, the Brandywine 
Commerce Center, the Mattawoman-Brandywine Commerce Center, the 
Brandywine Business Park, the Brandywine/301 Industrial Park, the Hampton CDZ, 
and other property owners in the area designated as Employment Area "C" in the 
Subregion V Master Plan, as well as any properties along US 301/MD 5 between T.B. 
(the intersection of US 301 and MD 5 in Prince George's County) and Mattawoman 
Creek, and any other properties for which participation is deemed necessary by the 
Planning Board. For development on the subject property, the applicant's sole 
funding responsibility toward construction of these off-site transportation 
improvements shall be payment of the following: 

For each non-residential unit, a fee calculated as $1.41 per gross square foot of space 
X (Engineering News-Record Highway Construction Cost index at time of payment) 
/ (Engineering News-Record Highway Construction Cost Index for first quarter, 
1993). 

For each single-family unit, a fee calculated as $1,306 X (Engineering News-Record 
Highway Construction Cost index at time of payment) / (Engineering News-Record 
Highway Construction Cost Index for first quarter, 1993). 

For each townhouse, duplex, or two-family attached (two-over-two) unit, a fee 
calculated as $1,187 X (Engineering News-Record Highway Construction Cost index 
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at time of payment) / (Engineering News-Record Highway Construction Cost Index 
for first quarter, 1993). 

For each multifamily unit, a fee calculated as $886 X (Engineering News-Record 
Highway Construction Cost index at time of payment)/ (Engineering News-Record 
Highway Construction Cost Index for first quarter, 1993). 

Payment is to be made in trust to the road club escrow agent and shall be due, on a 
pro rata basis, at the time of the issuance of building permits. Prior to the issuance 
of any building permit(s), the applicant shall provide written evidence to M-NCPPC 
that the required payment has been made. 

The off-site transportation improvements to be constructed are set forth below. 
Construction of these improvements shall occur in the numerical sequence in which 
they appear. Each improvement shall be constructed if and only if sufficient funds 
for engineering, full design, and construction have been deposited into the road club 
escrow account by road club members or said funds have been provided by public 
agencies. The off-site transportation improvements shall include: 

a. Widening US 301/MD 5 from a four-lane road to a six-lane road beginning 
at Timothy Branch (north of Cedarville Road) and extending northerly to 
the US 301/MD 5 interchange (at T.B.). The construction shall be in 
accordance with presently approved SHA plans. 

b. Installing a traffic signal at the A-63/Cedarville Road intersection, provided 
said signal is deemed warranted by DPW&T. 

c. Making minor widening/striping improvements to the US 301/MD 5 
interchange ramps. 

d. Widening US 301 from a four-lane road to a six-lane road beginning at the 
T.B. interchange (US 301/MD 5) and extending northerly to a point 
approximately 2,500 feet north of MD 381. 

e. Reconstructing the traffic signal at US 301/MD 381. 

f. Installing a traffic signal at the MD 381/ A-63 intersection, provided said 
signal is deemed warranted by DPW&T and SHA. 

g. Providing a grade separation at the point the spine road crosses US 301 
northeast ofT.B. 

h. Reconstructing the traffic signal at MD 5/Brandywine Road. 

i. Construction of an interchange in the area of US 301/MD 5 and 
Cedarville/McKendree Roads. 

j. Construction of an interchange in the area of MD 5 and A-63, north ofT.B. 
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k. Construction of A-63 as a six-lane arterial roadway (where off-site) between 
the US 301/MD 5/Cedarville Rd./McKendree Road intersection and MD 5 
north of T.B. 

I. Widening US 301/MD 5 from a six-lane road to an eight-lane road beginning 
at the T.B. interchange (US 301/MD 5) and extending southerly to 
Mattawoman Creek. 

m. Widen MD 5 from a four-lane road to a six-lane road beginning at the T .B. 
interchange (US 301/MD 5) and extending northerly to a point 
approximately 2,500 feet north of the planned intersection with A-63. 

COMMENT: Pursuant to prior approvals and the County Council's recent adoption of CR-9-2017, the 
Applicant will participate in the Brandywine Road Club as provided above or as further modified by CR-
9-2017. A phasing of improvements has been submitted to the Transportation Planning Section. A-63, 
which traverses north to south through the entire Timothy Branch project, is currently under construction. 

21. Total development of the overall site shall be limited to uses that would generate no more 
than 1,269 AM and 1,775 PM peak-hour vehicle trips. Any development generating an impact 
greater than that identified herein above shall require a new preliminary plan of subdivision 
with a new determination of the adequacy of transportation facilities. 

COMMENT: SDP-1701-04 proposes 243 multifamily dwelling units. Adding this with the proposed 251 
dwelling units with SDP-1701-03, and the previously approved 323 dwelling units would total 817, which 
is well within the overall trip cap approved in 4-09003. Please see "Lenhart Traffic Consulting, Inc." 
memorandum filed with SDP-1701-04, which analyzes the development proposed with SDP-1701-03 and 
SDP-1701-04 (multifamily). Added to the development approved with SDP-170 I and SDP-1701-01, the 
applicant is well within the approved trip cap. This condition is met. 

22. All appropriate specific design plans shall limit access to A-63 as follows: 

a. Any public or private streets shown on the approved preliminary plan. 

b. A maximum of two driveways within the L-A-C-zoned portion of the site to serve the 
commercial development. 

c. A maximum of two driveways within the R-M-zoned portion of the site to serve 
Residential Module 5. 

COMMENT: SDP-1701-04 conforms to these conditions by showing the road connections as they were 
located on the approved preliminary plan ( 4-09003). This application proposes only one driveway access 
to serve the multifamily development. 

24. Prior to the approval of the first specific design plan, the applicant and the applicant's heirs, 
successors, and/or assignees shall provide a final report detailing the Phase Il investigations 
and ensure that all artifacts are curated in accordance with the Guidelines for Archeological 
Review. 

25. Prior to the approval of the first specific design plan, the applicant and the applicant's heirs, 
successors, and/or assignees shall provide a plan for any interpretive signage to be erected 
and public outreach measures (based on the findings of the Phase I and Phase Il arcbeological 
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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 SDP shall include the timing for the installation of the signage and the 
implementation of public outreach measures. 

COMMENT: The Historic Preservation Section has confirmed that the final report was submitted, as 
required. SDP-170 I included interpretive signage details and locations for review and approval. This 
condition is satisfied. 

27. All conditions of approval of Basic Plan A-9988-C shall remain in full force and effect. 

COMMENT: The conditions of A-9988-C are addressed in this statement of justification. 

29. For each individual specific design plan, the applicant shall provide an inventory of the 
existing quantities of uses (if any) in the development, expressed in cumulative square footage 
or number of the varying types of residential units and information as to the exact square 
footage/number of units and types proposed, so that conformance with the overall approved 
land uses can be evaluated. Each future plan of development shall also contain information 
demonstrating conformance to the density increment analysis completed in association with 
CDP-0901 and CDP-0902. 

COMMENT: A Development Tracking Chart is located on Sheet C-13 that records the number and the 
various types of residential units as well as the amount of any commercial floor area. SDP-1701-04 
complies with this condition. 

32. Prior to the approval of any SDP for the Villages of Timothy Branch development, the 
applicant and the applicant's heirs, successors, and/or assignees shall work with Historic 
Preservation staff to develop names for the subdivision streets that reflect the history of the 
property, the adjacent Brandywine community, and its associated families. 

COMMENT: Streets are not proposed with SDP-1701-04. This condition is not applicable. 

Specific Design Plan for Infrastructure SDP-1304 

The conditions of approval for SDP-1304 consisted of requested plan revisions and requirements prior to 
grading permits. The conditions included with SDP-1304 are not applicable to this review. 

Specific Design Plan SDP-1701 and SDP-1701-01 

SDP-1701-04 is specific to the RM-5 portion of the Timothy Branch development that are located on the 
western side of Mattawoman Drive, which is generally located in the southwestern portion of the 
development. The review of SDP-1701 and SDP-1701-0 I included residential development on the eastern 
side of Mattawoman Drive. The conditions included with SDP-170 I and SDP-1701-0 I were specific to 
the RM-1 and RM-2 development areas, and are not applicable to this review. 

Specific Design Plan SDP-1701-02 

SDP-1701-02 was limited in nature to add architecture for a new 24-foot-wide townhouse model, known 
as The Wexford, and to add a new elevation for the Ballenger duplex. This amendment is currently in the 
pre-review process, and is expected to be a staff level review. Since this review and previous SOP reviews 
did not review any multifamily architecture, SDP-1701-02 is not applicable to the review of SDP-1701-04. 
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VII. DEPARTURE FROM PARKING AND LOADING SPACES 

SDP-1701-04 proposed 243 residential multifamily dwelling units, consisting of 162 one bedroom 
units and 81 two bed room units. Section 27-582(a) of the Zoning Ordinance requires 2.0 parking spaces 
per dwelling unit, plus 0.5 parking space for each bedroom in excess of one per unit. The proposed dwelling 
unit mix would require a total of 527 parking spaces. The applicant proposes a 1.6 parking ratio per dwelling 
unit with SDP-1701-04, or approximately 3 89 parking spaces; thus, resulting in the need for a departure of 
approximately 138 parking spaces. 

The criteria for obtaining approval of a departure from the number of parking and loading spaces 
is contained in Section 27-588(b)(7) of the Zoning Ordinance. That section states the following: 

Section 27-588. - Departures from the number of parking and loading spaces required. 
(b) Procedures. 

(7) Required findings. 
(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; 

Section 27-550. Purposes 
(a) The purposes of this Part are: 

(1) To require (in connection with each building constructed and each new use 
established) off-street automobile parking lots and loading areas sufficient to serve 
the parking and loading needs of all persons associated with the buildings and uses; 

(2) To aid in relieving traffic congestion on streets by reducing the use of public streets 
for parking and loading and reducing the number of access points; 

(3) To protect the residential character of residential areas; and 
(4) To provide parking and loading areas which are convenient and increase the 

amenities in the Regional District. 

COMMENT: The purposes of the parking and loading regulations will be served by the applicant's request 
to develop multifamily residential dwellings. The departure seeks to ensure sufficient parking to serve the 
needs of the residents, and is not otherwise located adjacent to public residential streets; therefore, there 
will be no impact to residential areas or the residential character of the surrounding community. The parking 
facilities provided are immediately adjacent to the building(s) and convenient to the uses they serve. Thus, 
nearby properties will not be affected by the departure, as parking will be sufficient to serve residents. The 
requested departure will not impair the visual, functional, or environmental quality or integrity of the site 
or surrounding neighborhood. The reduction to the number of parking spaces to accommodate a 1.6 parking 
ratio is in conformance with the Comprehensive Zoning Ordinance Rewrite. In fact, the proposed future 
zoning for this portion of the Timothy Branch development is T AC-c Zone, which would require 1.0 
parking spaces per one bedroom unit and 1.2 parking spaces for the two bedroom units, which would result 
in requiring a total of only 260 parking spaces. This is well below what the applicant is proposing. The 
approval of the 1.6 parking ratio will also allow for more open space to accommodate more meaningful 
amenities, such as a clubhouse, pool, dog park with connecting open space that is landscaped. Moreover, 
the departure ensures that the applicant is able to accommodate the required 4.3 Internal Planting 
requirements in the Landscape Manual. The totality of what is being proposed will ensure that the parking 
needs of the residents of this portion of the development are met, but will also protect the character of the 
area by not requiring sea of asphalt be created and the site unnecessarily over-parked. Regarding the latter, 
the applicant has included a memorandum from Lenhart Traffic Consulting, dated February 17, 2020, which 
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further supports the applicant's conclusion that the 389 parking spaces will be adequate fo r the proposed 
use. The appl icant incorporates and adopts, by reference, herein said memorandum. Finally, the applicant 
surveyed comparable proj ects that have been bu il t since 2009 within a IO mile radius of the subject property. 
Although, on average, those projects provide a parking ratio of 1.8 spaces per units, only 1.4 parking spaces 
are actua lly utilized, on average. Moreover, the projects surveyed also included a much higher mix oftwo
bedroom units than what is proposed in SDP-1701 -04, which results in a higher parking utilization rate. 
Thus, even with a higher parking uti lization rate given the higher mix of two-bedroom units in the surveyed 
projects, the actual uti lization, on average, is only 1.4 spaces per unit. Finally, the applicant requested 
information from Bozzuto Management regarding parking utilization and cars per unit across its over 
21,000 unit portfo lio in the metropolitan area as well as in southern Maryland. Below is a summary of the 
data that was collected. 

Parking Utilization Rates 
Comparable Projects - Suburban Maryland - February 2020 

Property Abberly Square Westchester at Pavilion Links at Gleneagles Nines at Gleneagles Average 
Year Built 2018 2009 2015 2012 2014 
Location Waldorf, MD Waldorf, MD St. Charles, MD St. Charles, MD MD Suburbs 
Occupancy 95.0% 94.5% 93.5% 95.5% 94.6% 
Total Units 288 500 213 120 280 
Units - 1 Bedroom 94 237 125 57 128 
Units - 2 Bedroom 170 229 80 63 136 
Units - 3 Bedroom 24 34 8 0 17 
Parking Spaces Provid 538 1028 367 203 534 
Parking Ratio Provided 1.87 2.056 1.72 1.69 1.83 
Parking Spaces Utilize 416 714 294 163 397 
Parking Ratio Utilized 1.44 1.43 1.38 1.36 1.40 

Average Cars Per Unit - DC Metro 
Bozzuto Mana ement - Februa 2020 

Studio 0.5 0.8 
1BR 0.7 1.1 
1BR/DEN 0.8 1.4 
2BR 1 1.4 
2BR/DEN 1.2 1.8 
3br+ 1.3 1.6 
Average 0.8 1.3 
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Average Cars Per Unit - DC Metro 
Bozzuto Mana ement - Februa 2020 

1.2 960 
Pri 1.2 980 
Fai 1.2 6,634 

1.1 2,535 
0.8 3,065 

District of Columbia 0.4 6,578 
Grand Total 0.9 21,613 

Based on this data, and the information provided in the Lenha1t Traffic Consulting memo regarding the 
utilization of parking, the applicant contends that the parking that proposed parking will adequately meet 
the needs of the future residents and will not negatively impact the surrounding area. 

(ii) The departure is the minimum necessary, given the specific 
circumstances of the request; 

COMMENT: The requested departure is the minimum necessary because there will be su fficient parking 
spaces to accommodate the proposed mu ltifamily dwel lings, and there will not be any spill over parking 
onto surrounding areas. Simply stated, the parking and loading needs of adjacent property wi ll not be 
infringed. This is not only supported by the applicant's operational understanding of the parking demands 
that it will need to meet to accommodate its future residents - as supported by the appl icant's long 
development history in the region, but is also supported by the fact that the Comprehensive Zoning 
Ord inance Rewrite proposes zoning for this portion of the Timothy Branch development that would only 
require 1.0 parking spaces per one bedroom unit and 1.2 parking spaces for the two bedroom units, which 
is significantly less than what the applicant is proposing. In fu1ther support of th is departure, Lenha1t Traffic 
Consulting prepared a memorandum, dated February 17, 2020, that suppo1ts the applicant's conclusion that 
the 389 parking spaces wi ll be adequate for the proposed use. The applicant incorporates and adopts, by 
reference, herein said memorandum. Finally, the applicant surveyed comparable projects that have been 
bui lt since 2009 within a IO mile radius of the subject property. Although, on average, those projects 
provide a parking ratio of 1.8 spaces per units, only 1.4 parking spaces are actually uti lized, on average. 
Moreover, the projects surveyed also included a much higher mix of two-bedroom units than what is 
proposed in SDP-1 701-04, which resul ts in a higher parking utilization rate. Thus, even with a higher 
parking utilization rate given the higher mix of hvo-bedroom units in the surveyed projects, the actual 
uti lization, on average, is only 1.4 spaces per unit. Finally, the applicant requested information from 
Bozzuto Management regarding parking utilization and cars per unit across its over 21,000 unit portfolio 
in the metropo li tan area as well as in southern Maryland. Below is a summary of the data that was collected. 
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Parking Utilization Rates 

Comparable Projects - Suburban rvlaryland - February 2020 

Property Abberly Square Westchester at Pavilion Links at Gleneagles Nines at Gleneagles Average 
Year Built 2018 2009 2015 2012 2014 
Location Waldorf, MD Waldorf, MD St. Charles, MD St. Charles, MD MD Suburbs 
Occupancy 95.0% 94.5% 93.5% 95.5% 94.6% 
Total Units 288 500 213 120 280 
Units -1 Bedroom 94 237 125 57 128 
Units - 2 Bedroom 170 229 80 63 136 
Units - 3 Bedroom 24 34 8 0 17 
Parking Spaces Provid 538 1028 367 203 534 
Parking Ratio Provided 1.87 2.056 1.72 1.69 1.83 
Parking Spaces Utilize 416 714 294 163 397 
Parking Ratio Utilized 1.44 1.43 1.38 1.36 1.40 

Average Cars Per Unit - DC Metro 
Bozzuto Mana ement - Februa 2020 

Studio 0.5 0.8 
1BR 0.7 1.1 
1BR/DEN 0.8 1.4 
2BR 1 1.4 
2BR/DEN 1.2 1.8 
3br+ 1.3 1.6 
Average 0.8 1.3 

Average Cars Per Unit - DC Metro 
Bozzuto Management - February 2020 -
Countykea Unit Sample Size (Units) 
Prince William County 1.5 861 
Alexandria City 1.2 960 
Prince George's County 1.2 980 
Fairfax County 1.2 6,634 
Montqomery County 1.1 2,535 
Arlington County 0.8 3,065 
District of Columbia 0.4 6,578 
Grand Total 0.9 21,613 

The applicant contends that by parking the Allora Crossing multifamily development at a 1.6 parking ratio, 
the necessary parking demand will be met despite the requested departure. 

(iii) The departure is necessary in order to alleviate circumstances wbich 
are special to the subject use, given its nature at this location, or 
alleviate circumstances which are prevalent in older areas of the 
County whicb were predominantly developed prior to November 29, 
1949; 
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COMMENT: There are circumstances that will be alleviated if this departure is approved. Although the 
subject property is currently undeveloped, if the parking requirements of the Zoning Ordinance are required 
to be implemented, the use will be significantly over parked, which will require a significant loss in 
available green space and amenity space. As indicated above, the use of the property, as a multifamily 
development with RM-5 will not require the amount of parking the Zoning Ordinance would require. 
Again, the Zoning Ordinance, as it exists today - unlike the recently adopted, but not yet effectuated New 
Zoning Ordinance, would require a total of 527 parking spaces. This sea of asphalt would result in the loss 
in the proposed dog park and other more meaningful open spaces and green areas. The applicant strongly 
contends that based on actual parking data from the ITE Parking Generation Manual (see the Lenhart Traffic 
Consulting Memorandum) and actual parking utilization at comparable developments, the departure is 
necessary to alleviate circumstances special to this use. Again, the parking regulations for this use requires 
an incongruous amount of parking. 

(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 

COMMENT: All methods of calculating the number of spaces required have been used. Indeed, the 
applicant is maximizing the allowed number of compact spaces, and is not able to avail itself of any other 
shared parking reductions. Nevertheless, the required 527 parking spaces is superfluous and would result 
in the applicant creating a sea of asphalt, as opposed to landscaped open space with a dog park. This is 
further acknowledged by the fact that the Comprehensive Zoning Ordinance Rewrite, which proposes 
zoning this portion of the Timothy Branch development to the T AC-c Zone, would only require 
approximately 260 parking spaces (i.e., 1.0 parking spaces per one bedroom unit and 1.2 parking spaces for 
the two bedroom units), which is far less than what the applicant is proposing. As articulated is greater 
detail above, the applicant contends that by parking the Allora Crossing multifamily development at a 1.6 
parking ratio, the parking demand will be met despite the requested departure. Moreover, the departure 
ensures that the applicant is able to accommodate the required 4.3 Internal Planting requirements in the 
Landscape Manual and provide meaningful open space with amenities for the residents. In the applicants 
experience, a 1.6 parking ratio, which still exceeds the parking requirement for the soon to be implemented 
T AC-c Zone, will adequately serve the needs of the future residents without negatively impacting other 
areas of the Timothy Branch property/development. Finally, the applicant surveyed comparable projects 
that have been built since 2009 within a 10 mile radius of the subject property. Although, on average, those 
projects provide a parking ratio of 1.8 spaces per units, only 1.4 parking spaces are actually utilized, on 
average. Moreover, the projects surveyed also included a much higher mix of two-bedroom units than what 
is proposed in SDP-1701-04, which results in a higher parking utilization rate. Thus, even with a higher 
parking utilization rate given the higher mix of two-bedroom units in the surveyed projects, the actual 
utilization, on average, is only 1.4 spaces per unit. Finally, the applicant requested information from 
Bozzuto Management regarding parking utilization and cars per unit across its over 21,000 unit portfolio 
in the metropolitan area as well as in southern Maryland. Below is a summary of the data that was collected. 
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Parking Utilization Rates 
Comparable Projects - Suburban Maryland - February 2020 

Property Abberly Square Westchester at Pavilion Links at Gleneagles Nines at Gleneagles Average 
Year Built 2018 2009 2015 2012 2014 
Location Waldorf, MD Waldorf, MD St. Charles, MD St. Charles, MD MD Suburbs 
Occupancy 95.0% 94.5% 93.5% 95.5% 94.6% 
T otal Units 288 500 213 120 280 
Units - 1 Bedroom 94 237 125 57 128 
Units - 2 Bedroom 170 229 80 63 136 
Units - 3 Bedroom 24 34 8 0 17 
Parking Spaces Provid 538 1028 367 203 534 
Parking Ratio Provided 1.87 2.056 1.72 1.69 1.83 
Parking Spaces Utilize 416 714 294 163 397 
Parking Ratio Utilized 1.44 1.43 1.38 1.36 1.40 

Average Cars Per Unit - DC Metro 
Bozzuto Mana ement- Februa 2020 

Studio 0.5 0.8 
1BR 0.7 1.1 
1BR/DEN 0.8 1.4 
2BR 1 1.4 
2BR/DEN 1.2 1.8 
3br+ 1.3 1.6 
Average 0.8 1.3 

Average Cars Per Unit - DC Metro 
Bozzuto Management- February 2020 -
County kea Unit Sample Size (Units) 
Prince William County 1.5 861 
Alexandria City 1.2 960 
Prince George's County 1.2 980 
Fairfax County 1.2 6,634 
Montqomery County 1.1 2,535 
Arlington County 0.8 3,065 
District of Columbia 0.4 6,578 
Grand Total 0.9 21,613 

(v) Parking and loading needs of adjacent residential areas will not be 
infringed upon if the departure is granted. 

COMMENT: As indicated above, because there will be sufficient parking spaces to accommodate the 
proposed residential multifam ily use, and there will not be any spill over parking onto surrounding areas, 
and the parking and loading needs of adj acent property will not be infringed. This is not only supported by 
ITE Parking Generation Manual and the surveyed data of actual parking utilization at comparable 
developments, but also by the fact that the future zoning of the subject property wou ld require less parking 
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than what the applicant proposes. As stated previously, the primary purpose for parking is to prov ide a 
sufficient number of spaces to serve the needs of all persons associated with the buildings and uses they 
serve - in this instance, 243 mu ltifam ily units. The appl icant contends that by parking the Allora Crossing 
multi family development at a 1.6 parking ratio (or with approximately 389 parking spaces) the anticipated 
parking demand will be met despite the requested departure. 

V III. CONCLUSION 

The applicant respectfully requests the approval of this Specific Design Plan (S DP-1 701-04) to 
accommodate a revision of the specific design plan in accordance with the Comprehensive Design Zones 
for the proposed Multifami ly Residential Development in RM-5, and approval of the Departure from 
Parking and Loading Spaces (DPLS-477) to accommodate a 1.6 parking ratio (or approx imately 389 
parking spaces). Based on the forego ing, as well as the specific design plan package filed in conjunction 
with this appl ication, and a ll evidence that has or will be subm itted into the record, this application, and the 
requests herein, adhere to Sections 27-530, 27-528, and 27-588 of the Zoning Ordinance and the app licable 
conditions of approval of A-9987-C, A-9988-C, CDP-090 I , CDP-0902, 4-09003, SDP- 1304, SDP-1701 , 
SDP-1701-01 , SDP-1 701-02 and SDP-1701-03. Accordingly, the applicant contends, and respectfully 
requests, that the Planning Board approve SDP-1701-04. 

Date: March 2, 2020 
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Respectfully submitted, 
McNamee Hosea 

By~ 
Matthew C. Tedesco, Esq. 
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Case No.:  A-9987-C and A-9988-C     
 

Applicant:  Timothy Brandywine One, LLC 
                  & Timothy Brandywine Investments  
                  Two, LLC 
 
(Project Name – Villages at Timothy Branch) 

  
 COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
 SITTING AS THE DISTRICT COUNCIL 
  
 ZONING ORDINANCE NO.  17    - 2008 
 
  

AN ORDINANCE to amend the Zoning Map for the Maryland-Washington Regional 

District in Prince George's County, Maryland, by rezoning property to the R-M Zone and the  

L-A-C Zone, with conditions. 

WHEREAS, Application No. A-9987 was filed for approximately 262 acres of land in 

the I-3 and E-I-A Zones, located east of U.S. 301/MD 5, on the south side of Mattawoman 

Drive, north of Matapeake Drive, in Brandywine, Maryland, to rezone the property to the R-M 

Zone; and 

WHEREAS, Application No. A-9988 was filed for approximately 72 acres of land in the 

I-3 and E-I-A Zones, located on the south side of Short Cut Road and Brandywine Road, in 

Brandywine, Maryland, to rezone the property to the L-A-C Zone; and 

WHEREAS, the applications were advertised and the properties posted prior to 

public hearing, in accordance with all requirements of law; and 

WHEREAS, the applications were reviewed by the Technical Staff and the Planning 

Board, which filed recommendations with the District Council; and 

WHEREAS, the Zoning Hearing Examiner held a public hearing on the application 

and filed recommendations with the District Council; and 
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WHEREAS, having reviewed the record in both cases, the District Council has 

determined, based on consideration of the entire record, that the subject properties should 

be rezoned to the R-M (A-9987) and L-A-C (A-9988) Zones ; and 

WHEREAS, to protect adjacent properties and the general neighborhood, approval 

of the amended basic plan is granted subject to conditions; and 

WHEREAS, as the basis for this action, the District Council adopts the 

recommendations of the Zoning Hearing Examiner as its findings and conclusions in this 

case, except that the last sentence of paragraph (5) on page 2 is hereby modified, to read 

as follows:  "The village center will include residential, retail commercial, office, and 

warehouse and distribution uses, as well as light manufacturing and industrial flex space." 

NOW, THEREFORE, BE IT ORDAINED AND ENACTED: 

SECTION 1.  The basic plans for Application Nos. A-9987 and A-9988 are hereby 

amended, and, as amended, are approved, subject to the following land use types and 

quantities, conditions and considerations: 

 
Land Use Types and Quantities: 
 

A-9987: 
 
 Total area:     262± acres 

     
Land in the 100-year floodplain:   19 acres  
Adjusted gross area:    243 acres  
Density permitted under the R-M Zone:   3.6–5.7 du/ac  
Permitted Dwelling Unit Range 874.8–1385.1 du 
  
Proposed Land Use Types and Quantities: 
 
One-family detached, townhouse, one-family attached, two-family attached (two-
over-two), and multifamily and recreational facilities.   
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A-9988: 
 
 Total area:     72± acres  

Land in the 100-year floodplain:    8 acres  
Adjusted gross area:    64 acres  
Density permitted under the L-A-C Zone:   10–15 du/ac  
Permitted dwelling unit range: 640 – 960 du 
Floor area ratio:   0.2–0.4 FAR 
Proposed commercial/employment:  220,000–270,000 sq. ft. 
 

  Proposed Land Use Types and Quantities: 
 
One-family attached, townhouse and multi-family (active adult community) 
and recreational facilities. 

 
 Residential uses, retail/commercial, office, warehousing and distribution, and light 

manufacturing and industrial flex space. 
 

Conditions 
 
1. At the time of Comprehensive Design Plan, the Transportation Planning Staff shall 

make Master Plan transportation facility recommendations consistent with the 
Subregion V Master Plan. 

 
2. At the time of Comprehensive Design Plan and Preliminary Plan of Subdivision, the 

Transportation Planning Staff shall review a traffic impact study as a means of making 
findings of the adequacy of transportation facilities. The traffic study shall, at a 
minimum, include the following as critical intersections: 

 
a. MD 5 and Brandywine Road (signalized) 
b. US 301 and MD 381/Brandywine Road (signalized) 
c. MD 381 and Mattawoman Drive (unsignalized) 
d. US 301 and Mattawoman Drive (proposed) 
e. US 301/MD 5 and proposed A-55 (future) 
f. US 301/MD 5 and Matapeake Business Drive/Clymer Drive 
 (signalized) 
g. US 301/MD 5 and Cedarville Road/McKendree Road (signalized) 
h. Future Mattawoman Drive and proposed A-55 (future)” 

 
3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 

subject site’s entire segment of Timothy Branch either within M-NCPPC parkland or 
within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes.  
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4. The applicant shall construct the eight-foot-wide Master Plan trail along the subject 

site’s entire frontage of A-55. This trail shall include ADA-accessible curb cuts and 
ramps at all intersections and shall be separated from the curb by a grass planting 
strip.  

 
5. The applicant shall provide standard sidewalks along both sides of Mattawoman Drive, 

unless modified by DPW&T.  
 
6. The applicant shall provide standard sidewalks along both sides of all internal roads, 

unless modified by DPW&T. The sidewalk and trail network will be evaluated in detail 
at the time of Preliminary Plan and Specific Design Plan. Trail connectors may be 
warranted to the proposed recreation center and park/school site. 
 
 

7. At time of Comprehensive Design Plan, the applicant shall: 
   

 a. Submit design standards that establish design and review parameters, including 
setbacks, lot coverage, and other bulk standard for development, standards for 
the materials and design of architecture, and standards for design of signage 
for the entire site.  

 
 b. Provide a site-wide pedestrian circulation plan, including the possible location of 

a bus stop(s) and its supporting pedestrian path network, the location of 
pedestrian crossings, and a connection to the adjacent retail components of the 
site.  

 
c. Show that bufferyards for residential pods generally meet the minimum 

requirements established in the Landscape Manual. However, in order to 
ensure compatibility, bufferyards shall be reviewed further during the 
Comprehensive Design Plan process. 
  

d. Provide an indoor and outdoor recreational facility package adequate to meet 
the needs of the future populations. 
 

8. At the time of Comprehensive Design Plan the applicant shall provide either: 
 

 a. Private recreational facilities  on site consistent with the standards outlined in 
the Parks and Recreation Facilities Guidelines and dedication of on site a 
minimum 20 acres of parkland, at a mutually agreeable location, or 

 
 b. Private recreational facilities and major off-site recreational facilities (ball field(s) 

and parking) consistent with the Parks and Recreation Facilities Guidelines at 
nearby Brandywine Area Community Park.   
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9. The submission package of the Comprehensive Design Plan shall contain a signed 

Natural Resources Inventory (NRI). The NRI shall be used by the designers to prepare 
a site layout that limits impacts to the Regulated Areas and Evaluation Areas of the site 
to the greatest extent possible. 

  
10. Woodland conservation that is required by the Woodland Conservation Ordinance 

shall be provided on-site to the greatest extent possible.   
 
11. The submission package of the Comprehensive Design Plan shall include an Inventory 

of Significant Visual Features for the viewshed of historic Brandywine Road. 
 
12. The applicant shall communicate with representatives of the following adjacent 

projects, to coordinate its development activities with these projects:  Wilmer's Park, 
Chaddsford, Centrex, and Brandywine Crossing.  The applicant shall place in the 
record (with copies to the Councilmanic District 9 office) copies of the correspondence 
with these project representatives.  One year after final approval of the Basic Plan 
Amendment approved herein, the applicant shall file in the record (with a copy to the 
Councilmanic District 9 office) a report showing steps taken and to be taken to develop 
the subject property consistently and harmoniously with these other projects. 

 
Consideration 
 
 If public benefit features are needed and if the Applicant and DPR agree to a twenty 

acre on-site parkland dedication; the Applicant shall provide the needed recreational 
amenities so that the twenty acre public parkland can serve as a Community Park. 
 
SECTION 2.  The Zoning Map for the Maryland-Washington Regional District in Prince 

George's County, Maryland, is hereby amended by rezoning the properties which are the 

subject of Application Nos. A-9987 (from the I-3 and E-I-A Zones to the R-M Zone) and  

A-9988 (from the I-3 and E-I-A Zones to the L-A-C Zone). 

SECTION 3.  BE IT FURTHER ENACTED that this Ordinance shall take effect initially 

on the date of its enactment, as conditionally approved, and shall become effective when the 

applicant accepts in writing the conditions in Section 1. 

Enacted this 16th day of June, 2008, for initial approval, by the following vote: 

In Favor: Council Members: Dean, Bland, Campos, Exum, Harrison, Knotts, Olson and Turner 
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Opposed: Council Member Dernoga 

Abstained: 

Absent: 

Vote: 8-1 

COUNTY COUNCIL OF PRINCE 
GEORGE'S COUNTY, MARYLAND, 
SITTING AS THE DISTRICT COUNCIL 
FOR THAT PART OF THE MARYLAND-
WASHINGTON REGIONAL DISTRICT IN 
PRINCE GEORGE'S COUNTY, 
MARYLAND 

 
 
 

BY:___________________________ 
     Samuel H. Dean, Chairman 

 
ATTEST: 
 
 
____________________________ 
Redis C. Floyd 
Clerk of the Council
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Case No.:  A-9987-C and A-9988-C     
 

Applicant:  Timothy Brandywine One, LLC 
                  & Timothy Brandywine Investments  
                  Two, LLC 
 
(Project Name – Villages at Timothy Branch) 

 
 

COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
SITTING AS THE DISTRICT COUNCIL 

 
FINAL CONDITIONAL ZONING APPROVAL 

 
 AN ORDINANCE to incorporate the applicant's acceptance of conditional zoning 

and to grant final conditional zoning approval. 

 WHEREAS, the District Council in approving Application No. A-9987-C and A-9988-C, 

to amend the approved basic plan on the subject property, attached conditions; and 

 WHEREAS, the District Council, having reviewed the application and the 

administrative record, deems it appropriate to accept the applicant's consent to the 

conditions and to approve final conditional rezoning. 

 NOW, THEREFORE, BE IT ORDAINED AND ENACTED:  

 SECTION 1.  Final conditional zoning approval of Application No. A-9987-C and  

A-9988-C is hereby granted.  The applicant's written acceptance of the conditions referred to 

above, at the time of initial conditional zoning approval, is hereby incorporated into this 

amendment of the Zoning Map for the Maryland-Washington Regional District in Prince 

George's County, Maryland. 

 SECTION 2.  Use of the subject property as conditionally reclassified shall be subject 

to all requirements in the applicable zones and to the requirements in the conditions referred 

to above.  Failure to comply with any stated condition shall constitute a zoning violation and 
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shall be sufficient grounds for the District Council to annul the rezoning approved herein; to  

revoke use and occupancy permits; to institute appropriate civil or criminal proceedings; or to  

take any other action deemed necessary to obtain compliance. 

 SECTION 3.  This Ordinance is effective July 11th, 2008, the date of receipt of the 

applicant's acceptance of the conditions imposed. 

     COUNTY COUNCIL OF PRINCE GEORGE'S 
     COUNTY, MARYLAND, SITTING AS THE 
     DISTRICT COUNCIL FOR THAT PART OF 
     THE MARYLAND-WASHINGTON REGIONAL 
     DISTRICT IN PRINCE GEORGE'S COUNTY, 
     MARYLAND 
 
 
     BY:________________________________ 
            Samuel H. Dean, Chairman 
      
 
 
ATTEST: 
 
 
_______________________ 
 Redis C. Floyd 
 Clerk of the Council 
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 Case No.: CDP-0902 
 VD-0902 
 
 Applicant: Timothy Brandywine  
  Investments One, LLC 
 

 Timothy Brandywine 
 Investments Two, LLC 

 
 

COUNTY COUNCIL OF PRINCE GEORGE’S COUNTY, MARYLAND, 
SITTING AS THE DISTRICT COUNCIL 

 
ORDER OF REMAND 

 
 IT IS HEREBY ORDERED, that application No. CDP-0902/VD-0902, a 

comprehensive design plan for 1,069 dwelling units in the R-M-zoned portion of The Villages at 

Timothy Branch, consisting of 101 single-family detached units, 80 one-family semidetached 

units, 368 one-family attached units, 312 two-family attached units, and 308 multifamily units, 

with variances from the maximum townhouse and multifamily dwelling unit percentage 

requirements, to a maximum of 50 percent for townhouses, and to a maximum of 25 percent for 

multifamily units, on property described as 262 acres of land in the R-M Zone, on the east side 

of US 301, southeast of its intersection with MD 5 and MD 381, Brandywine, is: 

 REMANDED to the Planning Board, to reconsider its decision and take further 

evidence or action as to the following issue:  

 (1) Technical staff for the Planning Board shall re-test the proposed development 

for transportation adequacy without the use of the Brandywine Road Club as a means of 

satisfying requirements of transportation adequacy.  Instead, Planning Board technical staff shall 

apply the provisions of Section 24-124 of the Subdivision Regulations of Prince George’s 

County, Maryland, the suspension of the Brandywine Road Club as adopted in CR-33-2011 and 

CR-61-2011, as well as the transportation mitigation guidelines to ensure that the proposed 
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CDP-0902 
VD-0902 

 

2 
 

development complies with the transportation adequacy standards recited therein, and that the 

development proposed in CDP-0902/VD-0902 will not excessively burden transportation public 

facilities. 

 Ordered this 23rd day of January, 2012, by the following vote: 
 
In Favor:   Council Members Campos, Davis, Franklin, Harrison, Lehman, Olson,  
 

Patterson and Toles. 
 
Opposed: 
 
 
Abstained:   
 
 
Absent:   Council Member Turner. 
 
 
Vote:  8-0 
 
 
 
    COUNTY COUNCIL OF PRINCE GEORGE’S 
    COUNTY, MARYLAND, SITTING AS THE 
    DISTRICT COUNCIL FOR THAT PART OF  
    THE MARYLAND-WASHINGTON REGIONAL 
    DISTRICT IN PRINCE GEORGE’S COUNTY, 
    MARYLAND 
 
 
    By: ______________________________ 
             Andrea C. Harrison, Chair 
 
 
 
ATTEST: 
 
 
__________________________ 
Redis C. Floyd 
Clerk of the Council 
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MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

March 24, 2015 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 

Timothy Brandywine Investments One & Two, LLC 
2124 Priest Bridge Road, Suite 18 
Crofton, MD 21114 

Dear Applicant: 

Re: Notification of Planning Board Action on 
Comprehensive Design Plan - CDP-0902 
The Villages at Timothy Branch 

This is to advise you that on March 19, 2015 the above-referenced Comprehensive Design Plan 
was acted upon by the Prince George's County Planning Board in accordance with the attached Resolution. 

Pursuant to Section 27-523, the Planning Board's decision will become final 30 calendar 
days after the date of the final notice March 24, 2015 of the Planning Board's decision 
unless: 

1. Within the 30 days, a written appeal has been filed with the District Council by 
the applicant or any Person of Record in the case; or 

2. Within the 30 days (or other period specified by Section 27-291), the District 
Council decides, on its own motion, to review the action of the Planning Board. 

Please direct any future communication or inquiries regarding this matter to Ms.Redis C. Floyd, Clerk of 
the Council, at the above address. 

Very truly yours, 
Alan Hirsch, Chief 
Devel p 

c: Redis C. Floyd, Clerk to the County Council 
Persons of Record 

PGCPB No. 10-ll0(A) 
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MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

PGCPB No. 10-1 lO(A) 

AMENDED RESOLUTION 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 

File No. CDP-0902 

WHEREAS, the Prince George's County Planning Board is charged with the approval of 
Comprehensive Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince 
George's County Code; and 

*WHEREAS, by letter dated February 11, 2015, the Planning Director of the Maryland-National 
Capital Park and Planning Commission requested a reconsideration of Conditions 20-27 and findings 
related to off-site recreational facilities at the Brandywine Area Community Park; and 

*WHEREAS, on March 19, 2015, the Planning Board approved the request for reconsideration 
based on other good cause in furtherance of substantial public interest; and 

*WHEREAS, on March 19, 2015, the Planning Board heard testimony regarding the 
reconsideration. 

WHEREAS, in consideration of evidence presented at a public hearing on October 7, 2010, 
regarding Comprehensive Design Plan CDP-0902 for The Villages at Timothy Branch the Planning Board 
finds: 

1. Request: The request in the subject application is for 1,069 dwelling units in the R-M-zoned 
portion of The Villages at Timothy Branch development distributed as follows: 101 single-family 
detached units, 80 one-family semidetached (duplex) units, 368 one-family attached a (townhouse) 
units, 312 two-family attached (two-over-two) units, and 208 multifamily units. Variances from 
the maximum townhouse and multifamily dwelling unit percentage requirements as stated in 
Section 27-515(b)(7), Footnote 29 of the Zoning Ordinance to a maximum of 50 percent for 
townhouses and to a maximum of 25 percent for multifamily units are also requested. 

2. Development Data Summary 

Zone(s) 

Use(s) 

Gross Acreage 

Acreage in the 100-year floodplain 

Adjusted gross acreage (minus 50% floodplain) 

Number of Dwelling Units 

*Denotes Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 

EXISTING 

R-M 

Vacant 

262 

38 

243 

0 

APPROVED 

R-M 

Residential 

262 

38 

243 

1,069 
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OTHER DEVELOPMENT DATA-Dwelling Units by Housing Types 

Dwelling Types 

R-MZone 
Single-family Detached 
Townhouses 
One-Family Semi-Attached Duplex 
Two-Family Attached (Two-Over-Twos) 
Multifamily 
Total Units in the R-M Zone 
*Not to exceed 50 percent 
tNot to exceed 25 percent 

Approximate % 
of Total Units 

9.45 
34.42* 

7.48 
29.18 
19.45t 

99.98 or approximately 100% 

Number of Units 

I 

101 
368 
80 

312 
208 

1,069 

3. Location: The larger Timothy Branch application, combined with the R-M- zoned'(Residential 
Medium Development) CDP-0902, consisting of 334.26 acres is bounded to the north by 
Brandywine Road (MD 3 81 ), to the northwest by Short Cut Road, to the east by the Timothy 
Branch stream valley, to the south by vacant land and light industrial uses in the I-1 (Light 
Industrial) and I-3 (Planned Industrial/Employment Park) Zones, and to the west by Robert Crain 
Highway, (US 301) a single-commercial parcel zoned C-M (Miscellaneous Commercial), and 
multiple I-1-zoned industrial parcels along the US 301 frontage. Additionally, there is an internal 
parcel (Parcel E), located in the central northern portion of the property which is zoned I-3 and 
E-I-A (Employment and Institutional Area) and is developed as an existing warehouse. 
Specifically, the R-M zoned portion of the property CDP-0902, is located with the exception of 
three intervening industrial and one commercial parcel, on the eastern side of Robert Crain 
Highway (US 301), southeast of its intersection with Shortcut Road and Branch Avenue (MD 5). 
To the north of the subject property is an existing warehouse in the I-3 and E-I-A Zone, L-A-C
zoned CDP-0901 and Brandywine and Shortcut Roads; to the east the Timothy Branch Stream 
Valley; to the west is US 301 (Robert Crain Highway; and to the south, vacant land and light 
industrial uses in the I-1 (Light Industrial) and I-3 (Planned Industrial/Employment Park) Zones. 

4. Surrounding Uses: The subject site is surrounded to the north by the portion of the site zoned 
L-A-C (Local Activity Center), by Parcel E in industrial use zoned I-3 Planned 
(Industrial/Employment Park) and E-I-A (Employment and Institutional Area), and by Brandywine 
and Shortcut Roads with I-1 (Light Industrial) parcels in industrial use beyond; by residential use 
and vacant land to the east; industrial use and vacant land to the south; and to the west by US 301 
(Robert Crain Highway) with commercial, industrial, and vacant land beyond. 

5. Previous Approvals: The 1978 Brandywine-Mattawoman Section Map Amendment rezoned the 
property from the R-R (Rural Residential) Zone to the I-3 and E-I-A (Employment-Industrial
Area) Zones. The 1993 Subregion V Approved Master Plan and Sectional Map Amendment 

*Denotes Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 
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retained the property in the E-1-A and I-3 zoning categories. There were no conditions associated 
with these previous zoning approvals. Zoning Map Amendment A-9987, approved by the District 
Council on July 11, 2008, is a previously approved application affecting the subject property. The 
basic plan rezoned the property from the I-3 and E-1-A Zones to the R-M Zone. 

6. Design Features: The 262 acres of land comprising this comprehensive design plan includes 
Mattawoman Drive extended, a six-lane arterial classification roadway, which will provide a 
diagonal southwestern to northeastern spine through the development with residential pods 
grouped on either side. Multifamily units are located in the most southwesterly portion of the 
development, nearest the planned bus rapid transit or light rail station. The central portion of the 
development is organized to the northwest and the southeast of a traffic circle on Mattawoman 
Drive, with a recreational facility or center providing a focal point for each of the residential pods 
on either side of Matta woman Drive. The residential dwelling types in the central pods of 
development on either side ofMattawoman Drive include single-family detached, single-family 
semidetached (duplex), townhouses, and two-family attached (two-over-twos).The most northern 
and western pod of the development is comprised of townhouses and single-family detached units 
and a combination of townhouses and two-family attached (two-over-twos). A recreational facility 
is specified in its center. The eastern pod of the development, located south of Matta woman Drive, 
and directly across from an existing warehouse facility, has a majority of townhouses and some 
two-family attached units fronting Mattawoman Drive and is the most proximate to the L-A-C
zoned portion of the development. 

The applicant has ascribed nomenclature to five residential development sections on the 
R-M-zoned portion of the Villages at Timothy Branch. These sections, RM-1 through RM-5, are 
indicated on the staging plan (CDP-5). Sections RM-1 and RM-2 are located east ofMattawoman 
Drive. Sections RM-3, RM-4, and RM-5 are located on the west side ofMattawoman Drive. 

Stormwater management is planned to be handled by six ponds, four proposed ponds located on 
the most eastern section of the R-M- zoned area, and one existing pond created in conjunction with 
the previously anticipated industrial park. One pond is located on the western side of existing 
Mattawoman Drive. 

The applicant, in accordance with Condition 8(b) of the approved basic plan, *has committed to 
provide a fee in lieu of off-site recreation facilities. On March 19, 2015 the Planning Board 
approved a reconsideration of Conditions 20-27 related to off-site recreational facilities in the 
nearby Brandywine Community Park. [has committed to provide public recreational facilities at 
the nearby Brandywine Area Community Park.] On-site private recreational facilities to be 
proposed by the applicant include: 

a. A community building and recreation center including: 
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(1) A 25-meter pool 
(2) A wading pool 
(3) Bathhouse/pool facilities with community meeting space; 

b. One preschool-age playground (2,500 square feet); 

c. One school-age playground (5,000 square feet); 

d. Three multi-age playgrounds (7,500 square feet); 

e. One 100-foot by 200-foot open play area; 

f. Approximately 5,600 linear feet of an eight-foot-wide hiker/biker trail with a four-foot-
wide cleared earth/turf equestrian sidepath. 

Signs for the development will include gateway entrance features and may include informational 
and directional signs. In the comprehensive design plan document (p. 15), the applicant stated that 
a coordinated approach to the design of entrance feature signage will enhance the overall quality 
and appearance of the residential communities. Because the applicant has not specified how this 
will be accomplished, a condition below requires Urban Design approval of a comprehensive 
entrance feature signage plan prior to signature approval of the subject comprehensive design plan, 
as it is not sufficient to offer a determination of entrance feature design at the time of approval of 
each specific design plan. The intent of a comprehensive design plan is to provide a 
comprehensive approach to a design superior to that which would have been achieved by the 
standard applicability of Zoning Ordinance requirements as expressed in Section 27-614(f)(l) and 
Section 27-613(g)(l). 

Density Increment 
The permitted density range in the R-M Zone, 3.6 to 5.7 dwelling units per gross acre, is 
calculated by multiplying the base density allowed (in this case 3.6 units) by gross acre minus 50 
percent of the land located within the 100-year floodplain. 

In this case, the 262-acre site would be reduced by 19 acres (50 percent of the 38 acres of 100-year 
floodplain) resulting in an adjusted gross area of 243 acres multiplied by the permitted dwelling 
unit range of 3.6 to 5.7 for a sum of 875 to 1,385 units allowed. The application, proposes a total 
of 1,069 dwelling units, a 194 dwelling unit increase over the base dwelling unit range. Therefore, 
the applicant needs to justify this increase by use of public benefit features. More particularly, the 
calculations are as follows: 
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194 dwelling units divided by the base residential density allowed per acre ( 194 dwelling units 
divided by 875 base units) represents an increase in density of approximately 22 percent over the 
base density of the zone. 

The public benefit features that the applicant is offering for the R-M-zoned portion of the Villages 
of Timothy Branch covered by this comprehensive design plan in order to justify the 22 percent 
increase in residential density include: 

• Provision of open space; 
• Enhancing physical features; 

Creating a workable pedestrian network; 
Developing open space with recreational development; and 

For each of the above public benefit features, the applicant is requesting the full increase 
allowance in dwelling units allowed by the Zoning Ordinance or 25 percent for open space, 2.5 
percent enhancing existing physical features, 5 percent for provision of a pedestrian system and, 
10 percent for recreational development of open space. 

Zoning Ordinance Density Applicant's Proposed Qualifying Staff's Response 
Increment Provision Plan Features 
For open space land at a ratio of at least The plan proposes approximately 141 Staff agrees that the application warrants the 
3.5 acres per 100 dwelling units, an acres of open space, or approximately 15 granting of the full 25 percent density increment 
increment factor may be granted, not to acres per 100 dwelling units. The open as requested. Based on the calculation, the 
exceed 25 percent in dwelling units space includes space for recreational applicant is required to have a minimum of37.5 
(This open space land should include facilities, buffers, woodland conservation acres of land that is unregulated open space and 
any irreplaceable natural features, areas, the stream valley of the Timothy useable open space by the residents. This 
historic buildings, or natural drainage Branch and natural drainage areas on the application will include approximately 45 acres 
swales located on the property). property. of usable not including other regulated lands 

such as steep slopes, 100-year floodplain, 
stormwater management, and wetland areas, not 
otherwise required to be left as open space and 
not to be used for parking lots. 

For enhancing existing physical features The plan proposes to enhance the existing Staff does not agree that the application warrants 
(such as break-front treatment of physical features by minimizing impacts to granting of density increments for enhancement 
waterways, sodding of slopes susceptible wetlands, streams, steep slopes and of physical features. The application does not 
to erosive action, thinning and grubbing floodplain. Concentrated stormwater flows provide for any enhancement above those 
of growth, and the like), an increment will be limited to ponds outfalls. Perimeter measures already require by law to protect the 
factor may be granted, not to exceed 2.5 areas will be graded as necessary to physical features of the site. Therefore, staff does 
percent dwelling units promote stormwater sheet flow to not recommend the granting of any increments 

undisturbed areas. for the enhancement of physical features on the 
site. 
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For a pedestrian system separated from 
vehicular rights-of-way, an incremental 
factor may be granted, not to exceed 5 
percent in dwelling units 

For recreational development of open 
space (including minimum 
improvements of heavy grading, seeding, 
mulching, utilities, off-street parking, 
walkways, landscaping, and playground 
equipment), an increment factor may be 
granted, not to exceed 10 percent in 
dwelling units. 

The plan proposes a pedestrian circulation 
system generally separated from vehicular 
rights-of-way. All public rights-of-way 
will have standard sidewalks along both 
sides which with be separated and elevated 
from the vehicular traffic. A Master 
Planned Hiker Biker Equestrian Trail is 
proposed along the Timothy Branch 
Stream Valley for the entire length of the 
development. Neighborhood pedestrian 
paths are proposed throughout the 
development to connect the Stream Valley 
Trail to the public sidewalk system. The 
three pedestrian routes together comprise a 
comprehensive pedestrian system through 
the R-M portion of the Villages at 
Timothy development. 
For the 1,069 dwelling units proposed in 
the five residential development pods, 
recreational space and private recreational 
facilities will be provided in phase with 
development. Recreational space and 
facilities including master plan trails, as 
well as off site faeilities IJfO'iiaea at the 
neaFby Bmndywine Area Cornrn-1,mity PaFk 
will be designed in accordance with the 
Parks and Recreation Facilities Guidelines. 

Staff agrees that the application warrants the 
granting of a 5 percent density increment. The 
plan is proposing a master plan trail along 
Timothy Branch that is approximately 5,600 
linear feet of eight-foot-wide trail, as indicated 
on the comprehensive design plan. A pedestrian 
trail system will connect all of the pods of 
development on the east side ofMattawoman 
Drive to the Timothy Branch Trail so that the 
residents and public will have an alternative 
access to the commercial area within the 
adjacent L-A-C CDP and/or a loop 
configuration that will connect to bike ways and 
sidewalks developed as part of the project. 

Staff disagrees that the application warrants the 
granting of density increments for recreational 
development of open space. The applicant 
proposes a range of recreational facilities 
distributed throughout the site, including a 
swimming pool/bathhouse, two tennis courts, and 
six to seven playgrounds for homeowners. These 
private recreational facilities will meet the 
requirements of mandatory dedication per 
Subtitle 24. Since this is otherwise required, it 
may not be counted toward density increments. 

In summary, the applicant requested approval of 42.5 percent density increments over the base 
density of the R-M Zone, even though in order to achieve the density as proposed on the 
comprehensive design plan is only 22 percent. Based on the analysis of the comprehensive design 
plan, the total density increment requested for the provision of open space and for the provision of 
a pedestrian system separated from vehicular rights-of-way is granted. The density increase of 30 
percent exceeds the requested 22 percent needed for the development of the total number of units 
proposed of 1,069 units. 

Staging Plan 
The staging plan for the development as it affects the R-M-zoned portion of the Villages of 
Timothy Branch site includes a phase for grading and infrastructure that will include the extension 
ofMattawoman Drive. Infrastructure improvements will include extension of water, sewer and gas 
lines, and the placement of stormwater collection and storage facilities. The majority of residential 
and recreational development is planned to occur in stages one through seven as defined at page 
43 of the comprehensive design plan. Stage One is specified for the year 2012, with each 
subsequent phase staged by a whole number, making Stage Seven sought to be accomplished by 
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2018. The various land use/development pods in the R-M Zone, as shown on the comprehensive 
plan drawing (CDP-2), are identified on the staging plan drawing (CDP-4) in five sections. These 
sections are identified as RM-1 through RM-5. 

The resident population of the R-M-zoned portion of the Villages of Timothy Branch is expected 
to be approximately 2,910. This estimate is arrived at by utilizing the population multipliers of 
2.956 per dwelling for the multifamily units and 2.665 for the single-family units for Planning 
Area 85A. 

COMPLIANCE WITH EVALUATION CRITERIA 

7. Zoning Map Amendment A-9987: Zoning Map Amendment A-9987-C was approved by the 
District Council of Prince George's County on July 11, 2008. The relevant conditions of that 
approval are listed in bold face type below and are followed by staff comment. 

Land Use Types and Quantities: 

A-9987: 

Total area: 
Land in the 100 acre floodplain: 
Adjusted gross area: 
Density permitted under the R-M Zone: 
Permitted Dwelling Unit Range: 

Proposed Land Use Types and Quantities: 

Approximately 262 acres 
19 acres 
243 acres 
3.6-5.7 dwelling units per acre 
874.8-1,385.1 dwelling units 

One-family detached, townhouse, one-family attached, two-family attached (two-over-two), 
and multifamily and recreational.facilities. 

The CDP proposes 1,069 residential units or approximately 4.4 units per acre. This proposed 
density falls well within the ranges approved in the basic plan. 

1. At the time of Comprehensive Design Plan, the Transportation Planning Staff shall 
make Master Plan transportation facility recommendations consistent with the 
Subregion V Master Plan. 

The Transportation Planning Section has made master plan transportation recommendations 
consistent with the Subregion 5 Master Plan. 
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2. At the time of Comprehensive Design Plan and Preliminary Plan of Subdivision, the 
Transportation Planning Staff shall review a traffic impact study as a means of 
making findings of the adequacy of transportation facilities. The traffic study shall, 
at a minimum, include the following as critical intersections: 

a. MD 5 and Brandywine Road (signalized) 
b. US 301 and MD 381/Brandywine Road (signalized) 
c. MD 381 and Mattawoman Drive (unsignalized) 
d. US 301 and Mattawoman Drive (proposed) 
e. US 301/MD 5 and proposed A-55 (future) 
f. US 301/MD 5 and Matapeake Business Drive/Clymer Drive (signalized) 
g. US 301/MD 5 and Cedarville Road/McKendree Road (signalized) 
h. Future Mattawoman Drive and proposed A-55 (future)" 

A traffic study including review of the above intersections dated July 2009 was submitted by the 
applicant, reviewed by the Transportation Planning Section and referred to the Maryland State 
Highway Administration (SHA) and the Department of Public Works and Transportation 
(DPW &T) in order for the Planning Board to make findings regarding the adequacy of 
transportation facilities at the time of comprehensive design plan review and approval. A summary 
of the traffic impacts and the effects on intersections is as follows: 
The application is a comprehensive design plan for a mixed-use development, consisting of the 
following uses, having the following trip generation: 

CDP-0902, R-M, Use Use AM Peak Hour PM Peak Hour 
Villages at Timothy Branch Quantity Type 

In Out Tot In Out 
Residential 

One-Family Detached 119 units 18 71 89 70 37 
One-Family Semidetached 72 units 10 40 50 38 20 
Townhouse 365 units 51 205 256 190 102 
Two-Family Attached 284 units 40 159 199 148 79 
Multifamily 224 units 22 94 116 87 48 

Total 1064 units 141 569 710 533 286 

Note: The use quantities shown above do not directly correspond to the fmal design plans, but the 
numbers are substantially in conformance. The trip generation is estimated using trip rates in the 
"Guidelines for the Analysis of the Traffic hnpact of Development Proposals." 

Links and signalized intersections: Level-of-service (LOS) D, with signalized intersections 
operating at a critical lane volume (CLV) of 1,450 or better. Mitigation, as defined by Section 
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24-124(a) (6) of the Subdivision Regulations, 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. 

The following critical intersections, interchanges and links identified above, when analyzed with 
existing traffic using counts taken in May 2009 and existing lane configurations, operate as follow: 

EXISTING TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume Level of Service 

(AM&PM) (LOS, AM & PM) 
IUS 301 and Mattawoman Drive Future Future -- --
MD 5 and Brandywine Road 1,769 1,810 F F 
US 301 and MD 381 1,160 1,078 C B 
MD 381 and Mattawoman Drive 493 412 A A 
IUS 301/MD 5 and Chadds Ford Drive 1,185 1,431 C D 
IUS 301/MD 5 and Matapeake Business Drive 1,114 1,416 B D 
IUS 301/MD 5 and Cedarville/McKendree Road 1,289 1,866 C F 

With one exception (US 301/MD 5 and Chadds Ford Drive), none of the critical intersections 
identified above are programmed for improvement with 100 percent construction funding within 
the next six years in the current Maryland Department of Transportation Consolidated 
Transportation Program or the Prince George's County Capital Improvement Program. There are 
programmed improvements being conducted by SHA at the intersection of MD 5 and Brandywine 
Road. Background traffic has been developed for the study area using an extensive listing of 
approved developments in the area and a 2.0 percent annual growth rate in through traffic along 
US 301 and MD 5. The critical intersections, when analyzed with background traffic and existing 
( or future) lane configurations, operate as follows: 
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BACKGROUND TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume 

(AM&PM) 
US 301 and Mattawoman Drive 1,193 1,743 
MD 5 and Brandywine Road 1,804 1,815 
US 301 and MD 381 2,002 1,601 
MD 3 81 and Matta woman Drive 621 602 
US 301/MD 5 and Chadds Ford Drive 1,650 2,111 
US 301/MD 5 and Matapeake Business Drive 1,497 2,198 
US 301/MD 5 and Cedarville/McKendree Road 1,737 2,398 

Level of Service 
(LOS, AM & PM) 

C F 
F F 
F F 
A A 
F F 
E F 
F F 

The following critical intersections, interchanges, and links identified above, when analyzed with the 
programmed improvements and total future traffic as developed using the guidelines, including the site 
trip generation as described above and the distribution as described in the traffic study, operate as 
follows: 

TOTAL TRAFFIC CONDITIONS 

Intersection Critical Lane Volume Level of Service 
(AM&PM) (LOS, AM & PM) 

US 301 and Mattawoman Drive 1,271 1,851 C F 
MD 5 and Brandywine Road 2,105 1,815 F F 
US 301 and MD 381 2,528 2,340 F F 
MD 3 81 and Matta woman Drive 1,284 1,361 C D 
US 301/MD 5 and Chadds Ford Drive 1,693 2,199 F F 
US 301/MD 5 andMatapeake Business Drive 1,534 2,278 E F 
US 301/MD 5 and Cedarville/McKendree Road 1,797 2,420 F F 

It is found that all but one of the critical intersections (MD 381 and Mattawoman Drive) operate 
unacceptably under total traffic in either one or both peak hours. In response to the inadequacies, 
the applicant proposes several roadway improvements in the area: 

a. A third northbound through lane is proposed along US 301 through the MD 381 and the 
Mattawoman Drive intersections. Left turns are proposed to be eliminated at the 
US 301/MD 381 intersection coincident with the extension of Mattawoman Drive through 
the Brandywine Business Park property (which is to be completed by other private parties 
at some time in the future). 

b. A northbound left-tum lane is proposed along US 301 at Mattawoman Drive. 
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c. The MD 381/Mattawoman Drive intersection is proposed to be signalized (this has been 
taken into account through the entire analysis), and a westbound left-tum lane along 
MD 381 at Mattawoman Drive is proposed. 

d. As a means of mitigating the impact of excessive through traffic along US 301/MD 5 
south of the split, the applicant proposes to extend Mattawoman Drive south of the subject 
property to connect to Matapeake Business Drive. This will provide some relief by 
rerouting traffic from the subject site off of portions of US 301/MD 5. 

e. The subject site is required to contribute to the Brandywine Road Club. The level of this 
contribution will be determined during review of the preliminary plan of subdivision. For 
the record, it is noted that the Brandywine Road Club has posed several issues for the 
Planning Board in the past, and these issues are briefly summarized below: 

(1) The use of the Brandywine Road Club in approving a development poses an issue 
of concurrency. In other words, Section 24-124 of the Subdivision Ordinance (the 
section that governs findings of adequate transportation facilities) is intended to 
ensure that needed transportation facilities occur concurrently with development 
or within a reasonable time thereafter. However, transportation inadequacies in 
the area have been documented since 1989. Beginning in 2000, many properties 
have been approved with a condition to pay funds toward a Brandywine Road 
Club. But since th.ose initial approvals, no improvements have been constructed. 
Furthermore, there is nothing in either the current county Capital Improvement 
Program or the state's Consolidated Transportation Program that suggests that 
needed improvements are funded for construction. 

(2) Council Resolution CR-60-1993 approved the master plan and the sectional map 
amendment for the Approved Subregion 5 Master Plan and Sectional Map 
Amendment. As a part of that resolution, zoning map amendment A-9878 for 
Brandywine Village was approved with conditions that allow this and many other 
properties to participate in the Brandywine Road Club as a means of determining 
transportation adequacy. The same condition allows such road club participation 
by "any properties along US 301/MD 5 between T.B. {the intersection of US 301 
and MD 5 in Prince George's County) and Mattawoman Creek." This has been 
carefully considered, and it has been detennined that the subject property is along 
the identified section of US 301/MD 5. Therefore, the use of the Brandywine 
Road Club for this site would appear to be consistent with the intent of the council 
resolution. 

(3) The site included under the current plan was subdivided under application 
4-92048, which itself was a consolidation of four previous preliminary plans, 
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conditional upon contribution to the Brandywine Road Club. The road club has 
always involved the construction of interchanges north and south of the study 
area, along with north-south roadways connecting properties to those intersections 
that would eliminate existing signals and provide adequacy. The road club was 
implemented in recognition thatthe scope and cost of these improvements would 
far exceed the ability of an individual applicant to fund them. 

For the reasons described above, and given that development under the existing cap can proceed 
with the payment of fees under the Brandywine Road Club, the use of the Brandywine Road Club 
as a means, in part, of finding adequacy for this site would be acceptable. It is detennined that 
adequate transportation facilities can only be found if the improvements at the intersections within 
the study area as proffered and described above are constructed and there is participation in the 
Brandywine Road Club. 

The following critical intersections, interchanges, and links identified above, when analyzed with 
the programmed improvements and total future traffic as developed using the guidelines, including 
the site trip generation as described above and the distribution as described in the traffic study, and 
with the proffered improvements as described in the July 2009 traffic study, operate as follows: 

TOTAL TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume Level of Service 

(AM&PM) (LOS, AM & PM) 
US 301 and Mattawoman Drive 916 1,221 A C 
MD 5 and Brandywine Road 2,105 1,815 F F 
US 301 and MD 381 1,741 1,725 F F 
MD 3 81 and Matta woman Drive 1,031 1,246 B C 
US 301/MD 5 and Chadds Ford Drive 1,570 2,013 E F 
US 301/MD 5 and Matapeake Business Drive 1,453 2,183 E F 
US 301/MD 5 and Cedarville/McKendree Road 1,797 2,420 F F 
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The traffic study was referred to and reviewed by DPW &T and SHA. The responses are attached, 
and they raise the following issues that require discussion: 

a. DPW&T indicated that the number of trips diverting onto Mattawoman Drive appears to 
be overestimated. It is important to remember that many trips in the area are destined for 
retail uses within and to the south of the subject site. The connection ofMattawoman 
Drive will provide a direct alternative for reaching these areas from north of Brandywine, 
and that was much of the reason for classifying this roadway as an arterial. It has that 
function and will be used as such, particularly given the ongoing congestion that occurs on 
US 301/MD 5. For that reason, the diversion used does not seem to be excessive. 

b. DPW &T also indicated that analyses should have been included for the future intersection 
of A-55 and A-63. Since that intersection is off-site, and since neither the east nor west 
legs of A-55 are proposed for construction, there is really nothing to analyze. 

c. SHA and DWP&T both objected to the elimination of left turn movements at the 
US 301/MD 381 intersection. That is obviously something that will need to be studied 
carefully at the time that Mattawoman Drive is connected on both sides of US 301 by 
Brandywine Business Park. 

With regard to the R-M-zoned portion of the site, the site is affected by several facilities: 

The F-9 facility, which is along existing US 301/MD 5, is a planned freeway facility. The 
current plan includes ramps to and from the north and south to support the future 
interchange at A-55. Since an extensive area in the southwest portion of the site is 
proposed to remain without development, this is sufficient. 

• The A-63 facility traverses the site from north to south. Over the time of reviewing this 
plan, there has been some confusion about the alignment of A-63 and where it terminates 
at the southern end. The A-63 arterial facility actually terminates at A-55, which has been 
determined to be located just south of the subject site. The CDP plan indicates a portion of 
A-63 south of the more southerly traffic circle to be "Matapeake Business Drive 
Extension" with a 100-foot right-of-way. This is incorrect. This portion ofroadway 
between the traffic circle and the southern property line is A-63, and should make 
provision for a 120-foot right-of-way. 

• The master plan includes I-503, a planned facility that was originally included in the 1993 
Master Plan and intended to connect industrial land uses between the A-63 facility and 
Short Cut Road, along with the Schraf, Meinhardt, and M&M Joint Venture properties, to 
Short Cut Road and to the Mattawoman Drive facility in the future. If collector-distributor 
lanes are not constructed along MD .5/301 when it is upgraded to an access-controlled 
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freeway, the named properties may lose the ability to access US 301/MD 5 in the future. 1-
503 was initially planned when all properties in the area had industrial zoning, however, 
this has changed with the subject site being rezoned to R-M. He:n'ce, the uses proposed for 
the subject property are different, and it is appropriate to route industrial traffic away from 
proposed residential areas. Therefore, 1-503 as initially envisioned and aligned is no longer 
necessary. However, some means to allow the named properties that front on MD 5/301 to 
potentially gain access to Short Cut Road may be needed. Accordingly, an alternative to 1-
503 has been addressed by this plan by showing an area of land within which an industrial 
cul-de-sac south from Short Cut Road to the Schrafproperty could be constructed. This 
cul-de-sac could be located half on the subject property and half on the properties being 
served by it. The portion of the subject property should be placed in a separate parcel or 
outlot at the time of subdivision to facilitate the future acquisition by either the State or a 
property owner to be served by it. With the provision of this parcel, 1-503 is no longer 
needed and the CDP should be revised prior to signature approval to remove the depiction 
of the "Alternative Alignment ofl-503" and to show a separate parcel to accommodate the 
future industrial connection. 

• The Approved Subregion 5 Master Plan and Sectional Map Amendment reflects a future 
transit facility between Charles County and the Branch Avenue Metrorail station. While it 
is noted that this facility is not explicitly noted on the plan, the plan includes henning 100 
feet in width along the site's frontage of US 301/MD 5. This henning is set back between 
15 and 50 feet from the existing right-of-way. The transit facility is proposed to be 70 feet 
in width. It is determined, given that the transit line has not been subjected to 
environmental review or detailed engineering, that the area ofberming along the 
US 301/MD 5 frontage constitutes adequate provision for this future transit facility. In the 
event that a transit facility is implemented in the future, plans for the facility will need to 
incorporate either the use of a retaining wall to maintain the berm or the removal of the 
berm in favor of a sound wall. 

• It is noted that the transit line described above includes the identification of the combined 
M&M Joint Venture/Meinhardt properties as a possible location for a maintenance yard. 

Within the R-M-zoned portion of the property, individual residential lots are proposed to receive 
driveway access from alleys or minor streets, and are not proposed to gain individual access to 
A-63 directly. This is desirable. Within the multifamily development proposed at the southern end 
of the site, west of A-63, the plan shows potential driveway access, and variations for driveway 
access to A-63 may need review. This will be evaluated further in the context of the preliminary 
plan of subdivision. 

There is a piece of developed land in the E-1-A Zone surrounded by the R-M-zoned portion of this 
property. This developed site is not part of the subject application, but it receives its access via 
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Mattawoman Drive. Given that the land around this site is proposed for development as mixed-use 
and residential, it is desirable that the E-I-A-zoned property be provided with the opportunity to 
gain access to Short Cut Road. It is recommended that an access symbol be shown on the CDP. 
The means of providing this access shall be determined further at the time of preliminary plan 
review. 

Conclusions 
Based on the preceding findings, the Planning Board concludes that the staging of development 
will not be an unreasonable burden on available transportation facilities as required under Section 
27-521(a)(7) of the Zoning Ordinance if the application is approved with the following conditions: 

a. Prior to signature approval of the CDP, the plan shall be revised to reflect the following 
rights-of-way: 

(1) A 120-foot right-of-way along A-63, Mattawoman Drive, from north to south 
through the subject property. 

(2) A right-of-way of 40 feet from centerline along C-613 (MD 381, Brandywine 
Road), along the site's frontage. 

(3) A 70-foot industrial cul-de-sac extending southward from Short Cut Road to serve 
the Schraf, Meinhardt, and M&M Joint Venture properties as shown on the CDP. 

b. At the time of approval of the preliminary plan, the following transportation-related 
conditions shall be addressed: 

(1) A third northbound through lane along US 301 through the MD 381 and the 
Mattawoman Drive intersections. The elimination of left turns at the 
US 301/MD 381 intersection coincident with the extension ofMattawoman Drive 
through the Brandywine Business Park property (which is to be completed by 
other private parties at some time in the future) shall be more fully addressed by 
the requirements of the approval of the preliminary plan of subdivision for the 
project. 

(2) A northbound left-tum lane along US 301 at Mattawoman Drive. 

(3) The signalization of the MD 381/Mattawoman Drive intersection, along with the 
addition of a westbound left-tum lane along MD 381 at Mattawoman Drive. 

( 4) The extension of Matta woman Drive, south of the subject property to connect to 
Matapeake Business Drive. 
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c. The applicant and the applicant's heirs, successors, and/or assignees shall contribute 
toward and participate in the construction of certain additional off-site transportation 
improvements as identified hereinafter. These improvements shall be funded and 
constructed through the formation of a road club that will include the applicant, the 
Montgomery Ward's Brandywine Distribution Center, the Brandywine Commerce Center, 
the Mattawoman-Brandywine Commerce Center, the Brandywine Business Park, the 
Brandywine/301 Industrial Park, the Hampton CDZ, and other property owners in the area 
designated as Employment Area C in the Subregion 5 master plan, as well as any 
properties along US 301/MD 5 between T.B. (the intersection of US 301 and MD 5 in 
Prince George's County) and Mattawoman Creek, and any other properties for which 
participation is deemed necessary by the Planning Board. For development on the subject 
property, the applicant's sole funding responsibility toward the construction of these off
site transportation improvements shall be payment of the following: 

For commercial buildings, a fee calculated as $1.41 per gross square foot of space 
X (Engineering News-Record Highway Construction Cost index at time of 
payment) /(Engineering News-Record Highway Construction Cost Index for first 
quarter, 1993 ). 

Payment is to be made in trust to the road club escrow agent and shall be due, on a pro rata 
basis, at the time of issuance of building permits. Prior to issuance of any building 
permit(s), the applicant shall provide written evidence to M-NCPPC that the required 
payment has been made. 

The off-site transportation improvements to be constructed are set forth below. 
Construction of these improvements shall occur in the numerical sequence in which they 
appear. Each improvement shall be constructed if and only if sufficient funds for 
engineering, full design, and construction have been deposited into the road club escrow 
account by road club members or said funds have been provided by public agencies. The 
off-site transportation improvements shall include: 

(1) Widen US 301/MD 5 from a four-lane road to a six-lane road beginning at 
Timothy Branch (north of Cedarville Road) and extending northerly to the 
US 301/MD 5 interchange (at T.B.). Construction shall be in accordance with 
presently approved SHA plans. 

(2) Install a traffic signal at the A-63/Cedarville Road intersection, provided said 
signal is deemed warranted byDPW&T. 
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(3) Make minor widening/striping improvements to the US 301/MD 5 interchange 
ramps. 

(4) Widen US 301 from a four-lane road to a six-lane road beginning at the T.B. 
interchange (US 301/MD 5) and extending northerly to a point approximately 
2,500 feet north of MD 381. 

(5) Reconstruct the traffic signal at US 301/MD 381. 

(6) Install a traffic signal at the MD 381/A-63 intersection, provided said signal is 
deemed warranted by DPW &T and SHA. 

(7) Provide a grade separation at the point where the spine road crosses US 301 
northeast of T.B. 

(8) Reconstruct the traffic signal at MD 5/Brandywine Road. 

(9) Construction of an interchange in the area of US 301/MD 5 and 
Cedarville/McKendree Roads. 

(10) Construction of an interchange in the area of MD 5 and A-63 north of T.B. 

(11) Construction of A-63 as a six-lane arterial roadway (where off-site) between the 
US 301/MD 5/Cedarville Rd./McKendree Road intersection and MD 5 north of 
T.B. 

(12) Widen US 301/MD 5 from a six-lane road to an eight-lane road beginning at the 
T.B. interchange (US 301/MD 5) and extending southerly to Mattawoman Creek. 

(13) Widen MD 5 from a four-lane road to a six-lane road beginning at the T.B. 
interchange (US 301/MD 5) and extending northerly to a point approximately 
2,500 feet north of the planned intersection with A-63. 

d. Total development of the overall site shall be limited to uses that would generate no more 
than 710 AM and 819 PM peak-hour vehicle trips within the R-M Zone. Any 
development generating an impact greater than that identified herein above shall require 
an amendment to the CDP with a new review of the finding associated with Section 27-
521(a)(7) of the Zoning Ordinance. 

e. The R-M-zoned portion of the CDP shall be modified as follows: 
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(1) The portion of A-63 between the more southerly traffic circle and the southern 
property line shall be labeled as A-63, and shall make provision for a 120-foot 
right-of-way. 

(2) The developed E-1-A property should be provided with the opportunity to gain 
access to Short Cut Road. It is recommended that an access symbol be shown on 
the CDP. The means of providing this access shall be determined further at the 
time of preliminary plan review. 

The above conditions have been incorporated into this approval. 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 
subject site's entire segment of Timothy Branch either within M-NCPPC parkland 
or within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes. 

The trail required by this condition is shown adequately on the CDP. Further, as conditioned 
below, in future approvals, the trail should be proposed to cross as few separate lots as possible, be 
designed at a minimum eight feet wide, and that trail connectors should be at least six feet wide 
and paved with asphalt. 

4. The applicant shall construct the eight-foot-wide Master Plan trail along the subject 
site's entire frontage of A-55. This trail shall include ADA-accessible curb cuts and 
ramps at all intersections and shall be separated from the curb by a grass planting 
strip. 

The Countywide Master Plan of Transportation relocated A-55 so that it no longer crosses the 
subject property. 

5. The applicant shall provide standard sidewalks along both sides of Matta woman 
Drive, unless modified by DPW&T. 

Mattawoman Drive is a master-planned arterial road, currently indicated on the plans as having 
sidewalks along both sides. However, as conditioned below Mattawoman Drive shall be served by 
an eight-foot-wide, concrete side-path (in accordance with DPW &T standards) instead of a 
sidewalk on the eastern side of the road. 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 
unless modified by DPW&T. The sidewalk and trail network will be evaluated in 
detail at the time of Preliminary Plan and Specific Design Plan. Trail connectors 
may be warranted to the proposed recreation center and park/school site. 
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The applicant is proposing sidewalks and bikeways along all internal roads of the development to 
support pedestrian and bicycle use in the residential/commercial mixed-use development proposed. 
Details of the sidewalk design shall be evaluated at the time of approval of specific design plans 
for the project. 

7. At time of Comprehensive Design Plan, the applicant shall: 

a. Submit design standards that establish design and review parameters, 
including setbacks, lot coverage, and other bulk standard for development, 
standards for the materials and design of architecture, and standards for 
design of signage for the entire site. 

The applicant's submitted design standards that establish design and review parameters 
including setbacks, lot coverage, and other bulk standards for development, standards for 
the materials and design of architecture, and standards for design of signage for the entire 
site, shall be revised to be stated in mandatory terms, to clarify the design standards and to 
enhance the quality of the development. 

b. Provide a site-wide pedestrian circulation plan, including the possible 
location of a bus stop(s) and its supporting pedestrian path network, the 
location of pedestrian crossings, and a connection to the adjacent retail 
components of the site. 

The applicant has proposed a comprehensive, site-wide pedestrian circulation plan, 
including bus transit stop locations along Mattawoman Drive. These appear to be adequate 
for the proposed use, but precise locations of the bus stops shall be determined at the time 
of approval of specific design plans for the project. 

c. Show that buff eryards for residential pods generally meet the minimum 
requirements established in the Landscape Manual. However, in order to 
ensure compatibility, bufferyards shall be reviewed further during the 
Comprehensive Design Plan process. 

The illustrative plan conceptually shows room for bufferyards between different 
residential areas and between the commercial and residential pods. However, since the 
exact lot layout will not be determined until the time of approval of a preliminary plan and 
specific design plan for the project, a condition of this approval requires the bufferyard 
location and design to be reviewed further at the time of specific design plan. 
Additionally, another condition of this approval requires that at the time of specific design 
plan, a landscape bufferyard that meets the requirements of a Type D Buff eryard per 
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Section 4.7 of the Landscape Manual be provided between any commerciaVindustrial 
development and residential use pods. These bufferyards shall be specifically designed to 
screen and buffer undesirable views and activities. 

d. Provide an indoor and outdoor recreational facility package adequate to 
meet the needs of the future populations. 

On-site recreational facilities for the 1,069 dwelling units proposed to be provided by the 
applicant include: 

A community building and recreation center including: 

• 25 meter pool 
• Wading pool 
• Bathhouse/pool facilities with community meeting space; 

One preschool-age playground (2,500 square feet); 

One school-age playground (5,000 square feet); 

• Three multi-age playgrounds (7,500 square feet); 

One 100-foot by 200-foot open play area; 

• Approximately 5,600 linear feet of a 10-foot-wide hiker/biker trail with a 
four-foot-wide cleared earth/turf equestrian sidepath. 

Additionally, the applicant shall *pay a fee in lieu of providing [construct] major off-site 
recreational facilities at nearby Brandywine Area Community Park, *as discussed further. 
[including one softball field, one soccer field, a 65 space parking lot, and access from 
Missouri Avenue.] 

The combination of the proposed package of on-site private recreational facilities and 
*contributions for off-site public recreational facilities will satisfy the indoor and outdoor 
recreational needs of the residents of the Villages of Timothy Branch community, with the 
minimum size of the community building conditioned below to be 3,000 square feet. 

Thus, the applicant has provided an indoor and outdoor recreational facility package 
adequate to meet the needs of future population of the development. 

8. At the time of Comprehensive Design Plan the applicant shall provide either: 
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a. Private recreational facilities on site consistent with the standards outlined in 
the Parks and Recreation Facilities Guidelines and dedication of onsite a 
minimum 20 acres of parkland, at a mutually agreeable location, or 

b. Private recreational facilities and major off-site recreational facilities (ball 
field(s) and parking) consistent with the Parks and Recreation Facilities 
Guidelines at nearby Brandywine Area Community Park. 

In satisfaction of this condition, *in 2010. the Prince George's County Department of Parks and 
Recreation (DPR) recommended to the Planning Board. in the approval of CDP-0901 and CDP-0902. 
conditions for the construction of major off-site recreational facilities at the nearby Brandywine Area 
Community Park including: a softball field. a soccer field. a 65-space parking lot. and a vehicular access 
road from Missouri Avenue. Preliminary Plan of Subdivision 4-09003 established the timing for preparation 
of a tree conservation plan. construction drawings. and construction of the recreational facilities in the 
Brandywine Area Community Park. 

*However. in 2013, it was determined that the Brandywine Area Community Park was the most 
suitable site for construction of the regional Southern Area Aquatic and Recreational Complex 
(SAARC). The land previously designated for construction of the two ball fields and the 65-space 
parking lot that was to be built by the developer of Villages of Timothy Branch is needed for the 
construction of SAARC. and is no longer available for the facilities that the applicant is 
conditioned to construct. 

*The planning and development of the construction documents for this multi-generational regional 
community center are well underway. This 77 .000-sguare-foot recreational complex. as envisioned 
in the Formula 2040 Functional Master Plan for Parks, Recreation and Open Space is a multi
generational facility that will provide an array of programs to serve the recreation and leisure needs 
and interests of the entire family and not just one age group. SAARC will include an indoor 
aquatic space, a double gymnasium, a walking track, a fitness center, and a flexible programmable 
space. The pedestrian and vehicular access to the park will be provided from Cattail Way and 
Missouri Avenue. This park development project is funded through the Prince George's County 
Capital hnprovement Program (CIP). It is anticipated that the recreational complex will be under 
construction in 2015 and will be completed in 2017. The future residents of the Villages of 
Timothy Branch will be able to walk to this recreational complex through the master-planned trail 
to be located along Cattail Way. 

*DPR met with the developer of the Villages of Timothy Branch and discussed the challenges 
associated with the Brandywine Area Community Park site. DPR and the developer agreed that an 
appropriate alternative to construction of the required off-site recreational facilities would be a 
monetary contribution in lieu of construction. DPR. in cooperation with the developer, prepared a 
cost estimate for the required design and construction of the recreational facilities. Based on the 
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cost estimate, DPR and the developer established a monetary value of the contribution-in-lieu of 
construction of the required off-site facilities. 

*By memo dated February 11, 2015 the Planning Director requested a waiver of the Planning 
Boards Rules of Procedure, a reconsideration, with a same day hearing. On March 19, 2015 the 
Planning Board approved the Planning Director's (M-NCPPC) request for the reconsideration of 
Conditions 20-27 related to the applicants requirement to construct the major recreational facilities 
in the Brandywine Area Community Park, and approved a fee-in-lieu payment to satisfy the off
site requirements of Condition 8(b) (A-9987), with no change to the proposed on-site private 
recreational facilities. [the applicant will provide off site public recreational facilities at the 
Brandyv,rine Area Community Parle designed in accordance with the standards outlined in the 
Parks and Recreation Facilities Guidelines. More particularly, as conditioned below, prior to the 
issuance of 50 percent of the residential building permits, the applicant shall construct the 
following recreational and stormv,zater management facilities at the Brandywine Area Community 
Par!€ 

a softball field; 
a soccer field; 
a 65 space parking lot; 
access road from Missouri Avenue; and 
any related necessary stonnwater management facilities. 

Toward this end, prior to the issuance of 20 percent of residential building permits, the applicant 
shall have the construction drav,rings and specifications for the construction of the recreational 
facilities, and any related stonmvater management facilities approved by the Department of Parlcs 
and Recreation.] 

9. The submission package of the Comprehensive Design Plan shall contain a signed 
Natural Resources Inventory (NRI). The NRI shall be used by the designers to 
prepare a site layout that limits impacts to the Regulated Areas and Evaluation 
Areas of the site to the greatest extent possible. 

A revised Natural Resources Inventory Plan (NRI-002-07) was approved for the overall Villages at 
Timothy Branch on August 19, 2010. Further, a condition below requires the applicant to provide 
a detailed letter of justification addressing all impacts to the primary management areas (PMA), · 
wetlands, and wetland buffers so that they may be further evaluated at the time of preliminary plan 
of subdivision. This requirement ensures that the NRI is utilized by designers to limit impacts to 
regulated areas and evaluation areas of the site to the greatest extent possible. 

10. Woodland conservation that is required by the Woodland Conservation Ordinance 
shall be provided on-site to the greatest extent possible. 
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The concept of providing threshold acreage and the acreage required for clearing below the 
threshold on-site would meet the criteria of meeting the woodland conservation requirements on
site to the fullest extent possible. 

11. The submission package of the Comprehensive Design Plan shall include an 
Inventory of Significant Visual Features for the viewshed of historic Brandywine 
Road. 

In order to determine if there are historic or scenic characteristics that should be identified and 
preserved, an inventory of significant visual features for the viewshed adjacent to the right-of-way 
of Brandywine Road was required and submitted with the CDP in accordance with this 
requirement. Only a small section (from its intersection with Short Cut Road and running in a 
southeasterly direction for approximately 300 feet) of the subject CDP fronts on MD 381, 
Brandywine Road. The inventory states that, although the roadway still follows its historic 
alignment as it passes through the property, the improvements which have occurred or are 
proposed for the roadway are a contraindication to the provision of a scenic buffer adjacent to the 
right-of-way due to existing conditions. 

When a roadway is designated as historic, it is because it is located in its historic alignment and 
there is an expectation that historic features will be found along its length, although not on every 
property. Roadways are a linear element, and the intention of the scenic buffer is to preserve or 
enhance the extent of the roadway and enhance the travel experience if scenic qualities or historic 
features have not been preserved. 

The historic roadway has been evaluated in four sections. This discussion will focus on the portion 
called "Segment One" which extends from Short Cut Road east to the western edge of the 
office/retail/employment development pod west ofMattawoman Drive, as this is the portion of the 
historic alignment that borders the subject CDP. 

Segment 1: Starting from the westernmost point on the property, the first 350 linear feet of the 
viewshed is proposed to be retained in existing woodland with a depth of greater than 450 feet, 
which also incorporates the recorded 30-foot-wide landscape buffer as existing woodlands. This is 
complemented on the north side of Brandywine Road by a lengthy buffer of existing woodlands 
proposed on Lot 22 of the Stephen's Crossing project, currently under review for Detailed Site 
Plan DSP-09011. 

Conditions of this approval address the preservation of the historic viewshed relevant to the 
subject portion of the Brandywine Road frontage. 
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12. The applicant shall communicate with representatives of the following adjacent 
projects, to coordinate its development activities with these projects: Wilmer's Park, 
Chaddsford, Centrex, and Brandywine Crossing. The applicant shall place in the 
record (with copies to the Councilmanic District 9 office) copies of the 
correspondence with these project representatives. One year after final approval of 
the Basic Plan Amendment approved herein, the applicant shall file in the record 
(with a copy to the Councilmanic District 9 office) a report showing steps taken and 
to be taken to develop the subject property consistently and harmoniously with these 
other projects. 

The applicant provided copies of communications with representatives of the Wilmer's Park, 
Chaddsford, Centrex, and Brandywine Crossing projects, but indicated that no responses have 
been received in order to produce steps to develop the subject property consistently and 
hannoniously with these other projects. 

Consideration 

If public benefit features are needed and if the Applicant and DPR agree to a twenty acre 
on-site parkland dedication; the Applicant shall provide the needed recreational amenities 
so that the twenty acre public parkland can serve as a Community Park. 

The applicant shall provide both private recreational facilities and a financial contribution for 
major off-site recreational facilities at the Brandywine Area Community Park. Therefore, the 
provision of recreational facilities on a 20-acre, on-site dedicated park is not necessary. 

8. The Prince George's County Zoning Ordinance: The project is subject to Sections 27-501 
through 27-509, Purposes, Uses and Regulations in the Residential Medium (R-M) Zone of the 
Zoning Ordinance. 

The project is also subject to the requirements of Sections 27-179 through 27-198, Comprehensive 
Design Plans and Section 27-521, Required Findings for the approval of Comprehensive Design 
Plans. 

Lastly, the project is subject to the requirements of Section 27-230, Required Findings for 
Variances and Section 27-239.03, Variances in conjunction with Other Approvals. 

Sections 27-501 through 27-509-The subject project conforms to the requirements of Sections 
27-501 through 27-509, except with respect to the maximum allowable percentages of townhouses 
and multifamily dwellings in the development, the subject of companion variance application, 
CDP-0902, discussed in detail below. 
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Sections 27-179 through 27-198-The subject project conforms to the requirements of Sections 
27-179 through 27-198. See Finding 11 for a detailed discussion regarding the required findings 
for the subject comprehensive design plan. 

Variance-This application includes a variance request from the requirements of Section 
27-515(b )(7) which states, in pertinent part: 

Except as provided in Section 27-480(g), for Specific Design Plans for which an application 
is filed after December 30, 1996, the following restrictions shall apply. Townhouses may 
comprise not more than the following percentages of the total number of dwelling units 
included in the Comprehensive Design Plan ... in the R-M, thirty percent 
(30% ) .. . Multifamily dwelling units may comprise not more than the following percentages 
of the total number of dwelling units in the Comprehensive Design Plan; .. R-M, ten percent 
(10%). These multifamily restrictions do not apply to Transit District Overlay Zones ... No 
Basic Plan or Comprehensive Design Plan Amendment is required provided the building 
design and architecture requirements, as previously approved, are not modified. 

In a revised letter presented at the October 7, 2010 Planning Board hearing, the applicant laid a 
foundation for his argument supporting the request as follows: 

"Five residential development sections cover the R-M-zoned portion of the property and 
they are shown on the Residential Unit Counts Exhibit, dated August 16, 2010. A mix of 
residential dwelling unit types are proposed in each of the five sections with the higher 
densities proposed in the RM-4 and RM-5 section near the south end of the development. 
Sections RM-1 and RM-2 are located east ofMattawoman Drive; Sections RM-3, RM-4, 
and R-M-5 are located west ofMattawoman Drive. The CDP proposes a total of 1,069 
residential units on approximately 243 developable acres ofland in the R-M Zone at a 
density of 4.4 units per acre, which falls within the range of 3.6 to 5.7 dwelling units per 
acre approved in the basic plan. The following dwelling unit types are proposed in the R
M Zone: one-family detached dwelling units, townhouse units, one-family semidetached 
(duplex) units, multifamily (condominium) units, and two-family attached (two-over-two) 
units. Townhouses in the R-M Zone make up 50 percent of the total dwelling units or up 
to 533 townhomes in that zone, which exceeds the allowable 30 percent maximum so that 
a variance of 20 percent from Section 27-515(b)(7), Footnote 29, is required. The 
multifamily condominium units in the R-M Zone make up 25 percent of the total dwelling 
units or up to 267 multifamily units in that zone, which exceeds the allowable 10 percent 
maximum so that a variance of 15 percent from Section 27-515(b)(7), Footnote 29, is 
required." 
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The variance requested is normally considered at the time of specific design plan. However, since 
the proposed development in this comprehensive design plan is contingent on the approval of the 
variance, it accompanies the subject comprehensive design plan as a companion case. 

Each required finding for a variance as stated in Section 27-230 of the Zoning Ordinance below in 
bold faced print, followed by the applicant's reasoning, then Planning Board findings. Please note 
that Section 27-239.03 ofthe Zoning Ordinance specifically allows (in part) that when the District 
Council or Planning Board makes a final decision in a ... site plan (case) ... the District Council or 
Planning Board (instead of the Board of Appeals) shall have the sole authority to grant variances 
from the strict application of (the Zoning Ordinance) ... in conjunction with its approval. 

Per Section 27-230 of the Zoning Ordinance, a variance may only be granted when the Board of 
Appeals (Section 27-239.03 cited above vests this power in the Planning Board) finds that: 

(1) A specific parcel of land has exceptional narrowness, shallowness, or shape, 
exceptional topographic conditions, or other extraordinary situations or conditions; 

Applicant's Justification: The applicant provided the following summarized justification in 
response to this requirement: 

"The property has exceptional shape, topography, and or other extraordinary situations or 
conditions. First and foremost, the property is encumbered by Waters of the U.S., 
including tributaries to Timothy Branch, Timothy Branch, associated non-tidal wetlands, 
and an intermittent_ stream that diagonally bisects the property. The Waters of the U.S. 
provide for exceptional topography and reduce the building envelope. Moreover, the 
property is uniquely shaped due to its location between US Route 301 to the west and 
Timothy Branch to the east. Additional encumbrances on the developable area of land 
include the existing warehouse on Parcel E, which is not included in the development 
plan, and the Master Plan road alignment for A-63, Mattawoman Drive which bisects the 
property. The net result of the transportation network and environmental features is that 
the applicant is forced to increase the percentage of total units in order to adhere, as much 
as possible, with the density and mix of uses envisioned in the Basic Plan and Subregion 5 
Master Plan." 

The applicant, in making a justification for the variance request at this conceptual stage, argues the 
extraordinary land conditions in relation to the entire land assemblage of 334 acres for CDP-0901 
and CDP-0902 combined. This is atypical as the required variance finding is for a "specific" 
parcel of land. However, the Planning Board does find that the environmental areas, 
master-planned road, and irregular lot shape are unique constraints on the subject property and 
contribute to a condition that limit the areas available for siting development. This, coupled with 
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the basic plan and Subregion 5 master plan vision for a densely developed community center on 
the subject property, justifies the consideration of the variance in relation to the whole property. 

(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 

Applicant's Justification: The applicant provided the following summarized justification in 
response to this requirement: 

"The applicant contends that practical difficulties exist in the strict application of the 
Zoning Ordinance due to the fact that the applicant would be required to significantly 
reduce the density proposed for this mixed use village center development. This would 
contradict with the vision and goals of the Master Plan and Basic Plan. As proposed, the 
applicant is only requesting a variance of 15.8% to the number of multifamily units. To 
comply with the unit percentage limitations and provide for the density envisioned in the 
Master Plan, especially given the property's extraordinary conditions, is impossible." 

As discussed above, the limited developable land and the intensive development pattern 
envisioned for the subject site as a village center creates an extraordinary situation for this 
property. The strict application of this Subtitle will result in peculiar and unusual practical 
difficulties for the property owner because disapproval of the variance application would result in 
a significant loss of dwelling units. 

(3) The variance will not substantially impair the intent, purpose, or integrity of the 
General Plan or Master Plan. 

Applicant's Justification: The applicant provided the following summarized justification in 
response to this requirement: 

"The 2009 Approved Subregion 5 Master Plan and Sectional Map Amendment retained 
the property in the L-A-C zone and anticipated the development proposed in the Basic 
Plan. The basis for this variance is to facilitate the kind of mixed-use village center 
envisioned by the Master Plan and Basic Plan. Moreover, the proposed development 
conforms to the principals and guidelines of the General Plan, 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. The General Plan locates the property in the 
Developing Tier of the county, which is defined as a largely suburban area located 
primarily in the central portion of the county. The property is further defined as a possible 
future "community center" in a "corridor with limited access". Visions for the Developing 
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Tier include distinct commercial centers, compact, higher-intensity, mixed uses in centers 
and corridors and community focal points in planned c01mnercial centers. The General 
Plan strongly recommends mixed-use housing and states that "mixed-use housing is 
integral to this general plan". The applicant is proposing a mix of single-family 
semidetached, townhouse, two-family attached, and multifamily condominium units. 
Thus, the variance requested herein will not substantially impair the intent, purpose, or 
integrity of the General Plan or Master Plan." 

The subject site is a large assemblage ofland. Due to the presence of the Timothy Branch stream 
valley and its environmentally-sensitivity features and a master-planned arterial road planned for 
the subject property, land left suitable for development is limited. Approving the requested 
variance to allow for increases in allowable unit types in order to increase the density and intensity 
of the property is consistent with that envisioned by the General Plan and the 2009 Approved 
Subregion 5 Master Plan and Sectional Map Amendment. 

9. The Woodland and Wildlife Habitat Conservation Ordinance: The project is subject to the 
provisions of the Woodland and Wildlife Habitat Conservation Ordinance because the entire site 
has a previously approve Type 1 tree conservation plan, and portions of the site have an approved 
Type 2 tree conservation plan. The Planning Board, after lengthy analysis, recommends approval 
of TCP 1-151-90-01, with conditions. Therefore, the subject application is in conformance with the 
requirements of the Woodland and Wildlife Habitat Conservation Ordinance. 

10. Further Planning Board Findings and Comments from Other Entities: The subject 
application was referred to the concerned agencies and divisions. The comments are summarized 
as follows: 

Historic Preservation-The proposed residential development in the R-M Zone will have no 
effect on identified historic sites, resources, or districts. 

Archeological Review-Archeological-related concerns related to the subject project include the 
following: 

a. A Phase I archeological survey was completed on the subject property prior to submission 
of this comprehensive design plan. The Phase I archeological survey of the Timothy 
Branch property consisted of surface survey of all plowed fields and the excavation of 
1,762 shovel test pits (STPs ). The survey located one previously recorded Historic Site, 
18PR454, and one previously recorded Prehistoric Site, 18PR97 4. Five new archeological 
sites were delineated and include a late 19th or early 20th century Domestic Site, 
18PR991; a Prehistoric Site, 18PR992, likely dating to the Archaic period (7,500 to 1,000 
BC); a mid-19th century Domestic Site, 18PR993; a Colonial Period Domestic 
Occupation, 18PR994; and a mid- to late-20th century Domestic Ruin, 18PR995. Sites 
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18PR992, 18PR993, and 18PR994 were noted to potentially contain significant 
information. 

b. The Planning Board concurs with the recommendation of this report that sites 18PR992, 
18PR993, and 18PR994 could potentially contain significant information on the history of 
Prince George's County. Although a portion of site 18PR454 has been impacted by gravel 
extraction and grading for sediment control features, the western part of the site may retain 
some integrity. Phase II investigations have been completed on sites 18PR454, l 8PR992, 
18PR993, and 18PR994. 

c. If state or federal monies, or federal permits are required for this project, Section 106 
review may require archeological survey for state or federal agencies. Section 106 of the 
National Historic Preservation Act requires federal agencies to take into account the 
effects of their undertakings on historic properties, to include archeological sites. A 
condition of this approval requires that the applicant shall provide proof that they have 
forwarded all necessary materials to the Maryland Historical Trust for their review of 
potential effects on historical resources on the subject property prior to approval of a 
preliminary plan. 

Archeological-related concerns have either already been met or will be addressed through the 
preliminary plan of subdivision process as Subtitle 24 provides the basis for archeological 
preservation. 

Community Planning-The application conforms to the recommendations of the 2009 Approved 
Subregion 5 Master Plan and Sectional Map Amendment for residential land use in the 
Developing Tier and to recommendations for residential land use in a community-level center in 
Brandywine, although its residential density falls at the low end of the recommended range. The 
applicant has been required to show the center core and edge boundaries on the CDP and indicate 
the development densities that are proposed in the center edge and center core areas to confirm 
conformance with plan policies for residential land use in this center. The applicant should 
consider developing within the designated center area, i.e. Section 5 in the southwestern comer of 
the subdivision, and the southern part of Section 4 just to its north at the end of their building 
program, and continually re-evaluate the feasibility of concentrating a greater amount of the 

. allowed development density in these areas. The plan shows multifamily development in this area. 
Additionally, the proposed transit alignment stop to be located along US 301/MD 5 in the eastern 
portion of the subject site and the proposed transit station, just south of the subject site's southern 
boundary along the US 301 frontage is shown. Lastly, the potential for providing an access 
connection between the existing warehouse/distribution facility on Mattawoman Drive (A-63) and 
Short Cut Road should be explored as an opportunity to deflect heavy truck traffic from the 
planned development and this connection shown on the plans. 
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Subdivision Review-The subject property is located on Tax Map 145 in Grid B4 and is divided 
in two portions. The northern portion of the site known as Parcels A through G of the Brandywine 
Commerce Center is zoned L-A-C and R-M, with Parcel E not a part of this application. The site is 
partially cleared and some infrastructure is constructed. The applicant proposes to establish 
residential, retail, and commercial land uses on the site. The southern portion of the site is known 
as unrecorded Parcels 4, 13, 19, and 25, and is zoned R-M. 

Further, a preliminary plan of subdivision is required for the entire site after approval of the CDP, 
but prior to the approval of the first specific design plan for the property, and that Preliminary Plan 
4-09003 is currently being reviewed for this purpose. A review criterion for the preliminary 
application will be that it conform to the requirements of the approval of the CDP. 

The Subdivision Section also offered that Preliminary Plan 4-92048 (PGCPB Resolution 
No. 92-187) was approved for the Brandywine Commercial Center (Parcels A-G) in May 1997 for 
the development of 4,012,846 square feet of industrial square footage on 372 acres, excluding the 
28 acres known as Parcel E. The remainder of the site was not platted within six years of 
July 23, 1992, the date of the adoption of PGCPB Resolution No. 92-187, the validity period 
allowed by Section 24-119( d)(7) of the Subdivision Regulations for industrial zones and 
nonresidential areas within a comprehensive design zone. No extensions were filed and so the 
preliminary plan is no longer valid for the remainder of the site. 

Noting that the District Council approved the rezoning of the site and the area covered by the basic 
plan as part of A-9987 and A-9988, approved by Zoning Ordinance 17-2008 on July 11, 2008, the 
Planning Board suggested that Conditions 2, 3, 4, 5, 6, and 10 are most directly related to the 
review of the subject comprehensive design plan in preparation for the future approval of a 
preliminary plan for the site. Finding 7 includes a detailed discussion of compliance with the 
relevant conditions of the basic plan and zoning map amendment. 

In addition to a concern regarding conformance with the requirements of the basic plan, the 
additional Subdivision-related issues include: 

a. The CDP establishes density and land use intensity for the proposed development based 
on formulae from the Zoning Ordinance, including increases in density based on public 
amenities. In the R-M Zone, the applicant is requesting 1,069 dwelling units, including a 
mix of single-family detached, single-family attached, one-family semidetached, and two
family attached and multifamily units. The density requires 22 percent increase over the 
base density and proposes to justify this through the provision of public benefit features. 
The preliminary plan must show and demonstrate any public benefit features, such as the 
provision of open space or a pedestrian system separated from vehicular rights-of-way, in 
order to justify an increase over the base density. These calculations are authorized by the 
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Zoning Ordinance and are considered separately from the mandatory dedication of 
parkland required by the Subdivision Regulations. 

b. The CDP should represent an acceptable level of detail in the text. As the CDP will act as 
a locally applicable zoning ordinance for bulk and lot standards within the development, it 
is important that the text address the characteristics of the site and proposed development 
within each lot. Specifically, the following subdivision-related suggestions were 
considered in this approval: 

(1) Maximum block perimeters. Recent revisions to the plan have combined some 
blocks into long and irregular patterns. Residential Module 3, located north of the 
development's center, is not a preferred design. The illustrative plan shows that 
this "long ear" is surrounded by sticks of front loaded townhomes and filled with 
duplexes. The CDP should establish a maximum block perimeter. Most of the 
interior blocks are 2,000 feet around, which is at the upper limit of walkability. 
The irregular shaped blocks approach 3,000 feet in perimeter with no pedestrian 
or vehicular cut-throughs. Maximum block perimeters should be established 
around 2,000 feet. The block perimeter should be reduced by creating several 
cross streets within the irregular blocks. The housing type within and around these 
blocks should be reconsidered to permit rear loading of the townhouses and 
improved access to green areas and recreation centers. 

The design of the "long ear," as referred to above, should be revised to provide a walkable 
block pattern with sidewalks and street trees. A condition of this approval will allow the 
plan be revised to create a walkable block pattern with two private streets introduced at 
300-400-foot intervals and relocation of units to the front on each street. 

(2) Increased setbacks for different street widths. The plan shows public streets 
that are 50, 60, and 92 feet wide, private streets that are 22 and 26 feet wide, 
private driveways, private alleys, private parking compounds, and a 120-foot-wide 
arterial roadway. Lots of similar shapes and depth face all types of streets. It 
would be appropriate to increase the setback along wider streets, such as making a 
setback equal to one-half of the width of the street. This would keep the 25-foot 
setback for single-family detached homes along the secondary 50-foot-wide 
streets, but widen the setback for the duplexes facing a 60-foot-wide street. 

In review of Section 27-442( e ), Residential Zone Yard Regulations, of the Zoning 
Ordinance a residential unit's front yard depth requirement is not typically based on the 
street width upon which it fronts. However, Section 24-121(a)(4) of the Subdivision 
Regulations requires that "residential lots adjacent to existing or planned roadways of 
arterial classification shall be platted with a minimum depth of one hundred and fifty 
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(150) feet." Further, Section 24-121(a)(4) also requires that "residential lots adjacent to 
existing or planned roadway of freeway of higher classifications ... shall be platted with a 
minimum depth of three hundred (300) feet." 

These regulations protect the dwelling units from the negative impacts of noise, a exhaust 
and vibrations associated with traffic both of the arterial and freeway designation, 
roadway, which typically involves very high levels of traffic volume. Mattawoman Drive 
is projected to carry 47,800 vehicles per day, as stated in the Subregion 5 Master Plan; 
Transportation Technical Bulletin. An increased setback for residential structures from 
each of the roadway classification should be required. A condition has been included in 
the approval requiring a 50-foot building restriction line, to include a landscape buffer for 
all residential buildings located along Mattawoman Drive and a 200-foot building 
restriction line for multifamily residential buildings located along US 301. Building 
restriction lines for other residential product types along US 301 should be determined at 
the time of SDP. 

(3) Architectural features permitted within required setbacks. While increased 
setbacks may improve the aesthetics of the development and lotting pattern, this 
can be undermined by grossly exaggerated sets of stairs, retaining walls, or other 
architectural features being permitted within the setback. This will be important 
for the two-family attached dwellings, where some designs for this type of 
dwelling have exterior stairs accessing the second floor. The CDP should clearly 
state which architectural features, if any, are allowed within these setbacks. 

The design and location of various architectural features can undennine the benefits of an 
increased building setback. A condition of this approval requires the amount of stairs and 
the height of retaining walls within this building restriction area be restricted at the time of 
SDP, as detennined appropriate by the Planning Board. 

( 4) Setbacks, height limits, and lot coverage standards for accessory buildings, 
decks, and fences. It is not too early to consider the end user that will be living in 
these homes. The eventual home buyer will want to improve their homes with 
sheds, pools, and other amenities. The CDP must establish setbacks for accessory 
buildings, decks, and fences. 

Establishing standards for accessory buildings, decks, and fences is appropriate at this 
time in order to ensure consistency in future specific design plan review and future 
homeowner improvements within the development. A condition of this approval alters the 
development standards chart to include typical standards for these items. 
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(5) Setbacks from proposed trails, parking compounds, and cross-block 
pathways. The master plan trail closely follows the rear property line of several 
lots along the eastern side of the development area. Though this trail has already 
been field located, recent applications that have appeared before the Planning 
Board suggest that the benefits of such trails are not fully appreciated by the 
eventual homeowners, who construct fences or other structures against or even 
impeding the trail. The same issue can arise where parking compounds are close 
to townhouses or where trails are proposed to cross in the middle of a large block. 
The CDP can establish a minimum distance of 15 to 20 feet between property 
lines and the master plan trail, as well as establish planting requirements where 
these features are close to backyards. Setbacks for accessory buildings and fences 
in these areas can be increased five or ten feet in order to remove pressure from 
the trails. Alternately, the trail itself could be revised to move it away from the 
boundary line for the single-family residences. 

The Planning Board agrees with the concern of developing an appropriate spatial 
relationship between the master-planned trail and residential units. A condition of this 
approval therefore requires a minimum 20-foot setback from any residential lot line and/or 
25 feet from all residential buildings, excluding where trails connect with the internal road 
network. 

(6) Appropriate buffers and setbacks between residential, commercial, and 
industrial uses. The CDP should establish the minimum distances required 
between incompatible uses. Within the development, residential uses are 
separated from commercial uses by public streets. However, neighboring parcels 
include several industrial uses. At points, several proposed lots are 25 feet from 
the neighboring gas station, 30 feet from Parcel E, the existing warehouse 
property, or 40 feet from the proposed industrial road along the northwest edge of 
the property. The Planning Board has considered increasing these buffers to 
50 feet as part of the CDP. 

The main area of concern regarding buffering treatment is between the proposed 
residential use and the adjacent industrial uses on Parcel E, the Meinhardt, M&M Joint 
Venture, the Schraf properties and the Brandywine 301 Industrial Park to the south and 
the commercially-zoned use McGrouder and Gannon parcel along US 301. A 
recommended condition below requires, at the time of specific design plan, that the 
requirements of Section 4. 7 of the Prince George's Landscape Manual should be used as 
a starting point to provide adequate buffering between incompatible uses at the perimeter 
of the property. Such landscape plan shall be approved by the Planning Board. 
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(7) Design standards for multifamily areas. Residential Module 5, the cluster of 
multifamily dwellings at the southern portion of the site-the illustrative plan 
shows an unfocused arrangement of multifamily units that result in an irregular 
shape to the proposed property line between the parcels. This cluster should be 
rearranged to provide a stronger community focus and improve the rationality of 
the proposed parcel boundaries. 

A condition of this approval requires that the multifamily use with Module 5 be 
redesigned at the time of SDP to include a central recreation area and require a substantial 
set back move from the arterial and freeway. 

From a subdivision perspective, these issues are important because they will be used to determine 
the appropriateness of each proposed lot and parcel. Given the constraints listed above, it is 
anticipated that the lotting pattern, street layout, and open space design may change at the time of 
preliminary plan. 

The CDP should delineate the required lot depth associated with roadways of arterial classification 
and higher. Mattawoman Drive and Matapeake Business Drive are identified as arterial roadways. 
Crain Highway (US 301) is a Freeway. While the CDP is not specific about the type of dwelling 
that will front on Mattawoman Drive or Matapeake Business Drive, the illustrative plan and 
conversations with the applicant show two-family attached dwellings fronting the entire length of 
the road. Townhomes and single-family detached dwellings back up to the homeowners 
association (HOA) property immediately adjacent to US 301. Individual lots in both circumstances 
will have to meet minimum lot depth requirements. Section 24-121(a)(4) of the Subdivision 
Regulations states: 

Residential lots adjacent to existing or planned roadways of arterial classification 
shall be platted with a minimum depth of one hundred and fifty (150) feet. 
Residential lots adjacent to an existing or planned roadway of freeway or higher 
classification, or an existing or planned transit right-of-way, shall be platted with a 
depth of three hundred (300) feet. Adequate protection and screening from traffic 
nuisances shall be provided by earthen berms, plant materials, fencing, and/or the 
establishment of a building restriction line, when appropriate. 

Per Section 2 7 -107. 01 (a)( 4) of the Zoning Ordinance, "adjacent" is defined as those lots that are 
"nearby but not necessarily abutting, adjoining, or contiguous" an arterial or freeway. This would 
include those lots which are separated from an arterial or higher road by only HOA land. Further, 
Subdivision Regulations Section 24-121 ( a )(3) prohibits access to individual lots off of a roadway 
of arterial classification or higher. Noise and vibration along these roads should also be 
considered. 
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Residential buildings fronting on Mattawoman Drive, a six-lane arterial roadway, are problematic 
due to the high volume of'traffic that will be using this thoroughfare, including possibly truck 
traffic to the existing warehouse. Unmitigated noise contours were provided on the CDP plan, 
which shows some of the effects of the roadway on the adjacent property. The 75 dBA Ldn noise 
contour is located approximately at the right-of-way line along both sides of Matta woman Drive, 
with the 70 dBA Ldn noise contour being approximately 100 feet behind that, and another 100 
feet behind that is the 65 dBA Ldn noise contour, which is generally the maximum acceptable 
noise level for residential properties. Policies contained in the General Plan call for the reduction 
of adverse noise impacts to meet State of Maryland noise standards. 

In order to allow room for landscaping, benns, or possibly fencing to provide protection and 
screening from traffic nuisances, the Planning Board has established a minimum 50-foot building 
restriction line, approximately corresponding to the midway point between 75 and the 70 dBA Ldn 
noise contour, for all residential buildings fronting on Mattawoman Drive. The addition of a 
required landscaped area within this building restriction area will allow the opportunity to provide 
visual and noise buffering for the residential units. At the time of specific design plan, protection 
of outdoor areas associated with the dwelling units will be required to demonstrate a reduction in 
noise levels to a maximum of 65 dBA. 

The applicant should identify whether streets are to be public or private at the time of preliminary 
plan. This will be important in determining which residential uses will be permitted in which 
locations. Subdivision Regulations Section 24-128(b)(7)(A) states, in part that: 

In Comprehensive Design and Mixed Use Zones ... the Planning Board may approve 
a subdivision (and all attendant plans of development) with private roads to serve 
attached single-family dwellings, two-family dwellings, and three-family dwellings, 
but not single-family detached or multifamily dwellings ... 

The private roads permitted under this section must be in accordance with the Zoning Ordinance in 
Section 27-433(e), streets iri. the R-T Zone, and Section 27-433(f), access to individual lots in the 
R-T Zone. The applicant should refer to these sections for further regulations dealing with alleys 
that provide access to the rear or side of abutting lots not intended for general traffic circulation. 
The applicant should provide rationale in the preliminary plan for the use of a public road versus a 
private road, as well as the transition between changes in street width at different points on the 
same road. 

From a subdivision perspective, the CDP should also address the potential for connecting the 
warehouse use of Parcel E with Short Cut Road. Mattawoman Drive is proposed to be a heavily 
used arterial roadway and warehousing is inappropriate on this road since the surrounding land 
area has been zoned to residential; a departure from the original industrial vision for this area. 
Parcel Eis a remnant of that history. It would be a reasonable accommodation between the 
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existing warehouse use and the future residential uses to provide an alternate connection to Parcel 
E. 

The Planning Board has considered whether the access from Mattawoman Road to Residential 
Module 1 should be revised. On the current illustrative plan, this access is shown as a single large 
road that faces directly into Parcel E and tl1e incompatible warehouse use on the property. An 
alternative would be to have two smaller entrances, approximately across the street from tl1e 
property lines of Parcel E, which would minimize the visual impact of the warehouse use on the 
residential area by allowing landscaping to buffer two uses. The Planning Board has not included a 
condition requiring the relocation of this access as part of the subject approval. 

The Subdivision Section then recommended approval of CDP-0902 with conditions: 

Trails-The Planning Board has considered the trails-related issues of the subject approval and 
have included trails-related conditions of this approval as deemed necessary. 

Parks and Recreation-The Planning Board reviewed the comprehensive design plan for 
conformance with the requirements of the relevant basic plan, the requirements and 
recommendations of the Prince George's County General Plan, the approved Master Plan and 
Sectional Map Amendment for Subregion 5, zoning regulations, and the existing conditions in the 
vicinity of the proposed development as they pertain to public parks and recreation facilities and 
found in part: 

a. Using current occupancy statistics for single-family and multifamily dwelling units leads 
staff to conclude that the proposed overall development (R-M and L-A-C zones) would 
generate an increase of 3,328 residents in the Brandywine community which would 
significantly impact demand on public recreational facilities such as parkland, football, 
soccer and baseball fields, basketball and tennis courts, playgrounds and picnic areas. 

b. The Prince George's County General Plan establishes objectives related to the provision of 
parkland in the amount such that a minimum of 15 acres ofM-NCPPC local parkland be 
provided per 1,000 population and 20 acres of regional, countywide and special 
M-NCPPC parkland per 1,000 residents. By applying the General Plan standards for the 
projected population in the new community (3,328), staff has determined that 50 acres of 
local and 66.5 acres ofregional public parkland suitable for active recreation will be 
needed to serve the proposed development. 

c. Section 24-134 of the Subdivision Regulations requires the mandatory dedication of 
30.5 acres of parkland suitable for active and passive recreation to serve the proposed 
development. The applicant proposes private recreational facilities in lieu of mandatory 
dedication of parkland. DPR staff believes that, in order to provide quality recreational 
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d. 

e. 

services to such a large new residential community, a combination of on-site private 
(playgrounds, tennis courts, basketball courts, homeowners' community centers, 
swimming pools, open play areas, picnic areas, and a bicycle and pedestrian trails network 
connecting neighborhoods) and *a financial contribution for facilities at the Brandywine 
Area Community Park [ off site public (soccer, football, and softball fields designed for 
the large planned events, picnic shekers, large playgrounds, and master planned trails 
connecting the parks and residential communities in the area) recreational facilities are 
needed. 

The subject property is located 0.75 miles south of the undeveloped, 62 acre Brandy.vine 
Area Community Park, for ·.vhich DPR staff developed a park concept pan including a 
soccer, softball and youth soccer fields, school age playground, tot lot, four picnic 
shekers, tv;o basketball courts, asphalt and nature trails, and a 130 space parking lot. DPR 
noted, hov,re¥er, that there is no Capital Improvement Program funding allocated for the 
development of the park.] 

To address conditions of the basic plan and provide recreational opportunities for the 
residents of the proposed development, the applicant proposes *a financial contribution of 
$700.000 toward the construction of major off-site recreational facilities at nearby 
Brandywine Area Community Park *[including one softball field, one soccer field, and a 
65 space parking lot, ·.vith the first phase of park construction having access from Missouri 
Avenue]. Additionally, the applicant proposes to include the following on-site private 
recreational facilities in the development: two recreation centers with swimming pools, 
tennis courts, two gazebos, a stream valley trail, a tot lot, a school-age playground, three 
multi-age playgrounds, and one open play area. 

The combination of the proposed package of on-site private recreational facilities and *a financial 
contribution for off-site public recreational facilities would satisfy the recreational needs of the 
residents of the Villages of Timothy Branch planned community with the relevant conditions 
herein. 

Public Facilities-In accordance with Section 27-521 of the Zoning Ordinance, the staging of 
development will not be an unreasonable burden on public facilities, fire and rescue facilities and 
public schools will receive a school facilities charge of $13,921 per dwelling unit at the time of 
building pennit. 

Environmental Planning-The Planning Board reviewed the revised comprehensive design plan 
and Type 1 Tree Conservation Plan TCPl-151-90-01 for the R-M-zoned section of the Villages of 

* Timothy Branch, stamped as received by the Environmental Planning Section on August 19, 2010. 
The Planning Board herein approves Comprehensive Design Plan CDP-0902 and Type 1 Tree 
Conservation Plan TCPl-151-90-01, subject to relevant environmentally-related conditions. 
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Background 
The site has been reviewed extensively in the past. The pertinent cases begin with Preliminary 
Plan 4-92048 (Brandywine Commerce Center), with associated Type 1 Tree Conservation Plan 
TCPl-151-90, for a 372.24-acre tract which was approved subject to PGCPB Resolution No. 92-
187. The preliminary plan for this site indicated that development would occur in six phases. 

, Subsequently, a Type 2 Tree Conservation Plan, TCP2-68-93, was approved for Phases I and II on 
the northern end of the property for the purposes of constructing storm water management ponds 
and nontidal wetland mitigation areas. A TCP2 was also approved for Phases III through VI (the 
southern portion of the property) for the purpose of installing a culvert in the Timothy Branch 
stream valley, which was required for the extension of the master-planned Mattawoman Drive. 
This culvert was never installed and Phases III through VI were never platted. The preliminary 
plan subsequently expired. 

In 1997, Detailed Site Plan DSP-97012 and Specific Design Plan SDP-9703 were approved for a 
28.45-acre site in the Brandywine Commerce Center which straddled the I-3 and E;I-A Zones for 
the development of a Circuit City Warehouse, and a separate TCP2 (TCP2-42-97), was approved 
for the area of TCP2-68-93 located on the northwest side of Matta woman Drive in confonnance 
with TCP 1-151-90. A lot line adjustment was subsequently platted for Parcel E, and Parcel E was 
developed in accordance with the approved plans. No other development has moved forward on 
the site since that time. 

Site Description 
The subject property is 262 acres in size, is zoned R-M and is located in the southeast quadrant of 
the intersection of Crain Highway (US 301) and Brandywine Road (MD 381). Current air photos 
indicate that two-thirds of the site is wooded. This site contains streams, 100-year floodplain, and 
wetlands associated with the Timothy Branch stream valley in the Mattawoman Creek watershed, 
in the Potomac River basin. According to information obtained from the Maryland Department of 
Natural Resources, Natural Heritage Program, there are no rare, threatened, or endangered species 
found to occur on or in the vicinity of this property. A portion of Short Cut Road, west of 
Matta woman Drive, is classified as an industrial road in the Master Plan of Transportation 
(MPOT), and is also adjacent to the R-M-zoned portion of this site. The section of Crain Highway 
(US 301) which borders the site to the west is a master-planned freeway, and an existing source of 
traffic-generated noise. Mattawoman Road, which is internal to the site, is classified as an arterial, 
which is generally regulated for noise impacts when associated with residential development. 
According to the Prince George's County Soil Survey, the principal soils on the site are in the 
Beltsville, Bibb, Croom, Elkton, Iuka, Leonardtown, and Sassafras series. Marlboro clay does not 
occur in this area. The site is in the Developing Tier according to the General Plan. According to 
the Approved Countywide Green Infrastructure Plan, the stream valley along the eastern boundary 
is a regulated area and the majority of the property is an evaluation area, with small areas of 
network gap. 
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Conformance with the General Plan 
The Environmental Infrastructure Chapter of the General Plan contains policies and strategies 
applicable to preservation, enhancement, and restoration of the natural environment and its 
ecological functions as the basic component of a sustainable development pattern. The following 
policies and strategies are applicable to the current approval. 

Policy 1: Preserve, protect, and enhance the designated green infrastructure elements. 

Policy 2: Preserve, protect and enhance surface and ground water features 
and restore lost ecological functions. 

Policy 3: Preserve existing woodland resources and replant woodland, where possible, while 
implementing the desired development pattern. 

Strategy V. Meet the requirements of the Woodland Conservation Ordinance on-site to the 
fullest extent possible within the Mattawoman watershed. If off-site mitigation is required, it 
shall be provided within the Mattawoman watershed. 

Policy 5: Reduce overall sky glow, minimize the spill-over of light from one property to the 
next, and reduce glare from light fixtures. 

Policy 7: Minimize impacts of noise on residential uses during the land development process. 

The above listed policies, as well as the specific strategy related to the Mattawoman Creek 
watershed, are discussed below as part of the discussion regarding conformance with the Green 
Infrastructure Plan and subregion master plans. 

Conformance with the Countywide Green Infrastructure Plan 
The site contains regulated areas, evaluation areas, and network gaps identified in the June 2005 
Approved Countywide Green Infrastructure Plan, which are consolidated along the stream 
corridor located along the eastern border of this site. The approved application shows the 
preservation of the regulated areas and areas adjacent to all regulated areas in general conformance 
with the Green Infrastructure Plan. 

The Mattawoman Creek stream valley was designated as a special conservation area in the Green 
Infrastructure Plan because its associated stream basin is among the most productive fmfish 
spawning and nursery streams in the entire Chesapeake Bay region. The quality of the water 
entering the stream system in the watershed is of particular concern, and when evaluation areas 
occur within the watershed, woodlands present should be preserved adjacent to streams to widen 
the corridors adjacent to regulated areas and protect water quality. 
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The following policies are applicable to the subject application and conditions of this approval 
ensure that they will be followed: 

Policy 1: Preserve, protect, enhance or restore the green infrastructure network and its 
ecological functions while supporting the desired development pattern of the 2002 General 
Plan. 

The subject property contains regulated areas, evaluation areas, and network gaps areas as 
identified in the Countywide Green Infrastructure Plan located within the Mattawoman Creek 
watershed, which is a primary corridor and a special conservation area. As noted above, the 
approved application shows the preservation of the regulated areas and areas adjacent to all 
regulated areas in general confonnance with the Green Infrastructure Plan. 

Policy 2: Preserve, protect and enhance surface and ground water features and restore lost 
ecological functions. 

Preservation of water quality in this area will be provided through the protection of the expanded 
stream buffers and the application of best stormwater management practices. Environmental site 
design techniques shall be applied throughout this site, to the fullest extent practicable, because 
this site will be subject to the new stormwater management regulations. The stormwater 
management concept approval letter states that six wet ponds are proposed to be used to meet the 
stormwater management requirements. 

Policy 3: Preserve existing woodland resources and replant woodland, where possible, while 
implementing the desired development pattern of the 2002 General Plan. 

This policy is superseded by the General Plan policy and strategy to meet the requirements of the 
woodland conservation on-site to the fullest extent possible within the Mattawoman watershed, or 
if off-site mitigation is required, to provide it within the Mattawoman watershed. 

Conformance with the Subregion 5 Master Plan 
The subject property is located within the Approved Subregion 5 Master Plan and Sectional Map 
Amendment (2009). The protection of the regulated environmental features proposed on the CDP 
and associated TCPl is in general conformance with the guidance provided by the master plan. 

The CDP and TCPl required revisions to show the ultimate public rights-of-way associated with 
the subject property (both state and county) in conformance with the transportation improvements 
approved with the Subregion 5 master plan, the Master Plan of Transportation, and the US 301 
Upgrade Option. The Transportation Planning Section will review the revised CDP for 
conformance with the ultimate public rights-of-way associated with the subject property. 
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Environmental Review 

a. An approved revised Natural Resources Inventory (NRI-002-07) for the overall Villages at 
Timothy Branch was approved on August 19, 2010. An existing conditions and 
environmental plan were previously submitted with the application the subject of this 
approval. 

The revised NRl correctly includes the previous platted buffers and easements as shown 
on the final plat. These include, on the west side ofMattawoman Road: a 30-foot-wide 
landscape buffer along Short Cut Road, Brandywine Road, and Mattawoman Road 
required by the previous 1-3 zoning of the property; a wetland area easement and wetland 
buffer adjacent to Brandywine Road; a 100-year floodplain easement; and a 25-foot-wide 
non-disturbance buffer which runs along the southwest boundary of the site, including 
Parcel E. On the east side ofMattawoman Drive, only a 100-year floodplain easement 
along with various utility easements are shown. 

On July 13, 2010, the County Council approved new legislation that requires minimum 
stream buffers in the Developing Tier to be 75 feet in width on each side of the existing 
streams. The revised NRl is in conformance with these regulations, which became 
effective September 1, 2010. Because an NRl is now a required submission for a CDP, a 
revised existing conditions plan became unnecessary. 

The CDP has been revised to reflect the environmental features shown on the revised NRI, 
with the exception of the platted landscape easement on the south side of Brandywine 
Road, west ofMattawoman Drive, because the CDP does not propose to retain a 
landscape buffer easement in this area. No further information is required with regard to 
theNRI. 

b. This site contains streams, wetlands and wetland buffers, and 100-year floodplain within a 
delineated expanded buffer, which are protected under the current record plat, and are 
proposed to be protected in the R-M-zoned portion of the site under the previous 
requirements of Subtitle 24. 

The new legislation requires, under Section 27-521(a)(l 1) of the Zoning Ordinance, that 
the Planning Board finds that the plan" ... demonstrates the preservation and/or restoration 
of the regulated environmental features in a natural state to the fullest extent possible." In 
order for the Planning Board to make a decision regarding this required finding, a letter of 
justification must be submitted that describes the existing regulated environmental features 
on the site, whether or not the features are to be preserved and/or restored, and how the 
design has avoided the proposed impacts and/or minimized them. Anticipated impacts for 
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wet pond outfalls should be included in the justification. The methods to determine 
"fullest extent possible" are provided in Part C of the Environmental Technical Manual 
and include avoidance, minimization, and, where necessary, mitigation. The manual also 
describes what types of impacts are considered necessary and the types that can be 
avoided. 

If the cumulative impacts on the site total 200 or more linear feet of stream beds or 
one-half acre of wetlands and wetland buffers, then mitigation will be required and 
evaluated at the time of preliminary plan review. The letter of justification indicates that 
the currently proposed impacts exceed 200 linear feet of stream bed or one-half acre of 
wetlands and wetland buffers. 

Conditions of this approval required prior to signature approval of this CDP and at the 
time of preliminary plan of subdivision will ensure that the issues raised in this 
environmental review are satisfactorily dealt witl1. 

c. This site is subject to the provisions of the Woodland and Wildlife Habitat Conservation 
Ordinance because the entire site has a previously approved Type 1 tree conservation plan, 
and portions of the site have an approved Type 2 tree conservation plan. 

A Type 1 Tree Conservation Plan (TCPl-151-90) was approved for the overall site 
application when the pre-1993 woodland conservation threshold standards of a straight 10 
percent requirement of tl1e net tract area for industrial zones, with no replacement required 
for clearing, were in place. 

The Maryland Forest Conservation Act (FCA) passed by the General Assembly in 1991 
established minimum woodland conservation threshold requirements for local authorities 
that were greater than those previously established by county legislation. As a result, the 
woodland conservation threshold for industrially-zoned properties in the county was raised 
to 15 percent of the net tract area. The Forest Conservation Act also required 
"replacement" in the calculation of the woodland conservation requirements for the site; 
this was intended to provide a disincentive for the clearing of trees excessively in the 
development process. In 1993, county regulations were revised to include these 
prov1s10ns. 

The Brandywine Commerce Center (TCPl-151-90) was grandfathered under the 
requirements of the pre-1993 ordinance, and as a result, the woodland conservation 
requirement for the overall property was 31. 5 3 acres, based on a net tract area of 
315.31 acres. Type 2 Tree Conservation Plans TCP2-68-93, TCP2-84-93, and 
TCP2-42-97 were subsequently approved under the pre-1993 requirements, in 
conformance with the previously approved TCP 1. 
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With the recent rezoning of the property, except for Parcel E which remained in the E-I-A 
and I-3 Zones, the development pattern proposed is significantly different than the 
previous approval. This property is no longer grandfathered under the requirements, and 
will now need to meet the requirements of the current Woodland Conservation Ordinance. 
The R-M Zone has a 20 percent woodland conservation threshold. 

Woodland conservation for Parcel E, to the extent required, has been accounted for on the 
revised plans submitted. The area of the previously approved TCP2 (TCP2-042-97) was 
included in the original TCPl approval and the woodland conservation requirement was 
calculated and fulfilled in accordance with the pre-1993 Ordinance. Notes on that TCP2 
state that: 

"The tree preservation requirements for this project were fully accounted for as 
part of the approved Brandywine Commerce Center, Phase 1 & Phase II Type 2 
TCP2-68-93. Any clearing of the previously established preservation areas will be 
reforested in accordance with these plans." 

Additional notes on the TCP2 indicate that the woodland conservation requirement for 
Parcel E was determined to be 2.55 acres, and that 0.58 acre was provided in on-site 
preservation and 0.24 acre was provided through on-site reforestation. Therefore, the 
1. 73 acres of woodland conservation was required for Parcel E on the remainder of the 
Brandywine Commerce Center property. The revised TCPl demonstrates the fulfillment 
of this requirement on the remainder of the property. The woodland conservation 
worksheet on the revised TCPl indicates 1.73 acres of woodland conservation provided to 
fulfill the outstanding requirement for Parcel E (TCP2-42-97). 

d. The TCPl covers a 334.26-acre property that contains 175.35 acres of upland woodlands 
and 28.64 acres of wooded floodplain. The TCPl encompasses the land area that is 
included in both the subject application (262 acres) and CDP-0901 for The Villages of 
Timothy Branch (72.26 acres). 

The revised TCPl submitted with CDP-0901 and CDP-0902 lacks the conceptual grading 
and building footprints necessary for review. The TCPl plan reviewed for the initial 
comments was the TCPl submitted with the preliminary plan which provides these 
necessary features. 

The revised TCPl submitted with the CDP proposes clearing 144.30 acres of upland 
woodlands, 1.06 acres of wooded floodplain, and 0.13 acre of off-site impacts. The 
woodland conservation threshold or this property is 53.77 acres. Based upon the proposed 
clearing, the woodland conservation requirement for the development proposed is 
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108.07 acres. With the addition of the 1.73 acres of off-site woodland conservation 
provided for Parcel E (TCP2-42-97), the total woodland conservation requirement to be 
provided is 109.80 acres. 

The plan proposes to meet the requirement with 28.76 acres of on-site preservation, 45.74 
acres of afforestation/reforestation, and 33.57 acres of off-site mitigation in fulfilhnent of 
the woodland conservation requirements for the site, but does not include how 1.73 acres 
of off-site woodland conservation is provided on this property. The inclusion in both the 
top and bottom portion of the worksheet cancels each other out. 

Much of the site is located within a designated evaluation area of the Countywide Green 
fufrastructure Plan and within the watershed of Matta woman Creek. Woodland 
c~mservation should be provided on-site to the greatest extent possible. Preservation of 
existing woodlands is the highest priority, but additional afforestation on-site in priority 
areas, to widen stream buffers and protect sensitive environmental features, is also 
recommended. fu addition, the strategies contained in the General Plan indicate that, if 
off-site woodland conservation is provided in fulfilhnent of the woodland conservation 
requirement, that it be fulfilled within the Mattawoman Creek watershed. 

The woodland conservation threshold for the subject property is 53.77 acres. The revised 
TCPl proposes to provide 74.50 acres of woodland conservation on-site; this is less than 
the woodland conservation threshold for the site plus the 2: 1 replacement requirement for 
on-site clearing below the threshold (53.77 acres plus 23.17 acres equals 76.94 acres). The 
concept of providing the threshold acreage and the acreage required for clearing below the 
threshold on-site would meet the criteria of meeting the woodland conservation 
requirements on-site to the fullest extent possible. 

Conditions of this approval will ensure that the requirements of the Woodland and 
Wildlife Habitat Conservation Ordinance will be met. 

e. The TCPl requires technical revisions to meet the requirements of the Woodland and 
Wildlife Habitat Conservation Ordinance, approved by the'County Council on 
July 13, 2010 and effective September 1, 2010. 

Section 25-122(b)(l)(I) and (J) of the County Code set the minimum sizes for woodland 
preservation and afforestation areas. The minimum width for woodland preservation and 
afforestation areas is 50 feet and the minimum contiguous area is 10,000 square feet. The 
minimum dimensions for landscaped areas are 35 feet wide and 5,000 square feet in area. 
Landscaped areas must also contain at least 50 percent trees. It appears that there are areas 
shown on the TCPl that do not meet these minimum standards. The plans must be revised 
to meet these minimum standards and all of the design criteria contained in Section 25-
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122. A complete analysis of the proposed preservation and afforestation areas must be 
conducted by the qualified professional prior to certification so that the plans can be found 
to meet the minimum standards of Subtitle 25. 

Section 25-122 is silent regarding the required distance between townhouse or multifamily 
buildings and woodland conservation areas. Section 25-122(b )( 1 )( 0) requires woodland 
conservation areas to be shown no closer than 20 feet from the sides of all commercial 
buildings. Unless a justification is provided regarding an alternative placement of utilities 
and access points to the rears of townhouse lots, a 10-foot-wide access zone must be 
maintained around all sides and rears of "sticks" of townhouses, or duplexes. This clear 
access zone should be free of woodland conservation areas or noise mitigation measures 
that would block access. This cannot be evaluated without building footprints. 

Woodland conservation cannot be proposed within the ultimate rights-of-way of public 
roads or within public utility easements (PUE). Refer to Section 25-122(b)(l)(N) for the 
restrictions on placing woodland conservation within ultimate rights-of-way and 
easements. 

The specimen tree table has been revised in accordance with the condition analysis 
procedure contained in the Environmental Technical Manual, and the proposed disposition 
of the specimen trees has been included in the specimen tree table. The table lacks the 
required note regarding tl1e method of location of the specimen trees (field located or 
surveyed). On a TCPl, the trees are only required to be field located; however, at time of 
TCP2 review, the trees must be survey located. 

The TCPl shows master-planned trails as identified in the legend co-located with 
woodland conservation areas. Revise the TCPl to eliminate the use of areas within the 
trail as woodland conservation. The locations of trails will be further evaluated in greater 
detail in later development phases. 

The approval blocks on each sheet should be revised to include the new TCP 
nomenclature, TCPl-051-90. The revised TCPl submitted with the CDP now reflects the 
required standard symbols, but does not include all pertinent standard notes provided in 
the Environmental Technical Manual, specifically Notes 7 through 10. Standard sheet 
layout will not be required with the current TCPl plan, but must be satisfied with all 
TCP2 submittals. 

If the design criteria and other requirements of Subtitle 25 have not been shown on the 
plans to be met in their entirety, or if a specimen tree is to be removed, a variance must be 
requested for each section of the subtitle that is not being met. One variance application 
form may be used for all variances to Subtitle 25 being requested. A letter of justification 
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must accompany the variance request that addresses the required findings of Section 25-
119( d)(l) of the County Code for each variance type being requested. 

With regard to specimen trees, it appears that Specimen Tree No. 3 is proposed to be 
removed. A variance request is required for the removal of this tree. Due to its location, in the 
middle of a proposed development area and its stated condition as poor, it is acknowledged 
that the Environmental Planning Section will support a variance for the removal of this tree, 
but that the variance application can be deferred until application for the associated SDP and 
TCP2. 

Conditions of this approval will ensure that the TCPl is revised as indicated. 

f. The TCPl shows many afforestation/reforestation areas proposed within the limits of 
stormwater management easements. The requirements for landscaping of stormwater 
management ponds are far less stringent than woodland conservation stocking 
requirements. In addition, planting within the limits of the storm water management 
easement is subject to approval of the Department of Public Works and Transportation. 
The TCP2 appear to have been revised to eliminate known areas of conflict such as on and 
near the embankment of stormwater management ponds. 

A condition of this approval will ensure that prior to signature approval of any TCP2 
which proposes to credit as woodland conservation planting occurring with a stormwater 
management easement, an approved site development stormwater management plan shall 
be submitted to the Planning Department which indicates that the planting areas proposed 
have been approved by the DPW &T with regard to the location, size, and plant stocking 
proposed. No afforestation or preservation area can be shown within 15 feet of the toe of 
the embankment, or as determined by DPW &T or the Soil Conservation District. 

g. Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance, requires a minimum 
percentage of tree canopy on properties that require a tree conservation plan or letter of 
exemption. Properties zoned R-M are required to provide a minimum of 15 percent of the 
gross tract area in tree canopy. 

The subject application will be able to meet the tree canopy coverage (TCC) requirement 
by using the woodland conservation area (woodlands within the 100-yec).f floodplain may 
be counted toward meeting the tree canopy coverage requirement). 

A TCC schedule shall be placed on the TCP 1, and all future TCP2s indicating how the 
tree canopy coverage for the subject application is being fulfilled. 

A condition of this approval will ensure these requirements are met. 
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h. According to the Prince George's County Soil Survey, the principal soils on the site are in 
the Beltsville, Bibb, Chillum, Croom, Elkton, Iuka, and Leonardtown series. Beltsville 
soils are highly erodible, have perched water tables and impeded drainage. Bibb soils are 
highly erodible and hydric. Chillum soils are highly erodible. Croom and Sassafras soils 
pose few difficulties for development. Elkton and Iuka soils are highly erodible and 
hydric. Leonardtown soils are highly erodible, have perched water table, poor drainage, 
and typically have wetlands. High groundwater is problematic for both foundations and 
basements. This infonnation is provided for the applicant's benefit, and may affect the 
architectural design of structures, grading requirements, and stormwater management 
elements of the site. DPW &T may require a soils report in conformance with County 
Council Bill CB-94-2004 during the permit review process. 

1. Policies contained in the General Plan call for the reduction of adverse noise impacts to 
meet State of Maryland noise standards. 

Transportation-related noise impacts associated with US 301 and the internal arterial 
roadway may require mitigation to meet State of Maryland noise standards for residential 
uses. Residential uses or outdoor activity areas that are proposed within the 65 dBA Ldn 
noise contour or higher will require mitigation. 

Crain Highway (US 301) is an existing source of traffic-generated noise and a 
master-planned freeway. Because the R-M-zoned portion of the site is located directly 
adjacent to Crain Highway, transportation-related noise impacts are anticipated whenever 
residential uses are proposed within the 65 dBA Ldn noise contour. It should be noted that 
Subdivision Regulations require that residential development adjacent to a freeway 
provide a minimum lot depth of 300 feet, which will provide some mitigation from noise 
impacts. 

Therefore, residential structures shall be subject to a building restriction line to help 
mitigate noise impacts . 

. Mattawoman Drive is a master-planned arterial roadway that may have noise impacts on 
the subject application. Residential development located along both sides ofMattawoman 
Drive must be evaluated in relation to noise impacts. It should be noted that Subdivision 
Regulations require that residential development adjacent to an arterial provide a 
minimum lot depth of 150 feet, which will provide some mitigation from noise impacts. 

Therefore, residential structures shall be subject to a 50-foot-wide building restriction line 
to help mitigate noise impacts. 
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A Phase I noise study was prepared and submitted for the subject property (The Villages 
of Timothy Branch Phase I Noise Analysis, prepared by Phoenix Noise and Vibration, 
LLC, dated April 13, 2010) to evaluate transportation-related noise impacts to proposed 
residential areas in the R-M Zone along the northern and southern sides ofMattawoman 
Drive. 

The conclusion of the noise study (p. 14) indicates, in part, that "Residential building 
structures and outdoor activity areas throughout The Villages of Timothy Branch are 
exposed to transportation noise levels ranging up to 76 dBA Ldn ... Further analysis is 
required to determine the exact mitigation designs necessary, which may include 
modifications to proposed building structures, site planning and noise barriers." 

The TCPl and CDP have been revised to show the location of all unmitigated noise 
contours 65 dBA Ldn or greater adjacent to roads classified as arterials or higher, and to 
show conceptually how noise mitigation will be provided. 

J. The delineated noise contours show a high level of impacts (70-7 5 dB A Ldn) to the 
residential structures proposed adjacent to Mattawoman Drive. The next level of 
townhouses, located further from Mattawoman Drive between the 70 and 65 unmitigated 
dBA Ldn noise contour, will benefit from the noise blocking affect of the closer rows of 
residential structures. The noise study indicates the following: 

"For (noise) impacts between 68 and 76 dBA Ldn, brick exterior facades, resilient 
channel and/or multiple layers of drywall on interior walls, and windows and 
doors with relatively high STC ratings (up to 40 STC depending on the amount of 
windows/doors per room) may be required." 

Because of the proximate location of the proposed townhouses to the arterial roadway, 
with no options for mitigation through site planning, a Phase II noise study was required 
with the CDP to identify what noise mitigation design and construction measures would 
be required to allow the placement of residential structures in this noise impacted area. 
Residential structures within the 65 dBA Ldn or higher noise contours will need to 
address methods to reduce interior noise levels to 45 dBA Ldn or less. Outdoor activity 
areas should not be placed within any contour of 65 dB A Ldn noise or greater. If they are 
to be placed within these areas, mitigation will be required. It was suggested during the 
initial review of the CDP that an alternate layout of uses at the time of CDP may be 
necessary to move residential uses out of the area of high noise levels. 

A preliminary Phase II noise analysis was submitted with the current application (Phoenix 
Sound and Vibration, LLC; July 13, 2010). The preliminary Phase II noise analysis was 
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conducted to determine the effects of site plan modifications proposed in relation to 
mitigated noise levels throughout the site. 

In the R-M Zone, residential structures facing onto the frontage of the arterial roadway are 
proposed on both sides of Mattawoman Drive, except for a small section of single-family 
detached homes with rear yards oriented to the arterial roadway. All of these proposed 
residential uses are proposed within the 65 dBA Ldn or higher noise contour. 

Acceptable noise levels for outdoor activity areas are considered to be 65 dBA Ldn or less. 
For the residential structures facing onto Mattawoman Drive, the structure may provides 
sufficient noise mitigation for the rear yard, the exceptions being where sticks of 
townhouses or two-family attached dwelling units are placed perpendicular to 
Mattawoman Drive. In this case, their rear activity areas are not shielded and additional 
mitigation measures, such as walls, may be required to provide shielding for outdoor 
activity areas. 

Also of concern is the ten-foot-high berm proposed to mitigate noise impacts for the rear 
yards of single-family detached houses located between Road Kand Road M. The 
introduction of a berm in this location is incongruous with the streetscape presented along 
the length of Matta woman Drive. It is strongly recommended that either the house type in 
this area be revised to provide a consistent frontage along Mattawoman Drive or the 
dwelling units located in this short segment of the road face towards the street removing 
the need for a benn in this location. 

Along the US 301 right-of-way, the Phase I noise study proposes the construction of a 25-
foot-high benn to mitigate noise impacts for dwellings within the 65 dBA Ldn noise 
contour or greater. These include townhomes, multifamily units, and detached 
single-family dwellings. At the northern end of the berm, adjacent to Lot 118, a noise 
barrier is proposed to extend mitigation beyond the end of the graded berm. 

While this berm is effective as a noise mitigation measure, there are many concerns related 
to the proposal and the design. During the review of the preliminary plan, issues related to 
the proposed layout of the lots and structures in relation to the noise barrier should be 
addressed. During the review of specific design plans, issues regarding the aesthetics and 
materials of the barriers proposed should be addressed. 

As part of the specific design plan for the residential units in the R-M Zone, a final 
Phase II noise study shall be submitted for review. The Phase II noise study should 
address how noise impacts to the residential units located in the R-M Zone will be 
mitigated to provide interior noise levels of 45 dBA Ldn or less and exterior noise levels 
of 65 dBA Ldn or less within outdoor activity areas based on the final site design. 
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The approval of architecture at the time of SDP should also demonstrate how the proposed 
structures are in confonnance with the noise mitigation measures recommend in the final 
Phase II noise report for interior residential uses. 

Conditions of this approval shall ensure further necessary review of noise issues with 
respect to the project. 

k. Policy 5 in the Environmental Infrastructure chapter of the General Plan calls for the 
reduction of overall sky glow by minimizing the spill-over of light from one property to 
the next and a reduction of glare from light fixtures. This is of particular concern on a 
mixed-use site such as the subject application, because the residential uses could be 

-directly impacted by lighting from the other uses. Lighting is also of particular concern in 
this location because it is adjacent to enviromnentally-sensitive areas. 

The proposed lighting should use full cut-off optics to ensure that off-site light intrusion 
into residential and environmentally-sensitive areas is minimized, and so that sky glow 
does not increase as a result of this development. 

A condition of this approval shall ensure that light pollution from the subject project be 
minimized. 

Zoning Review-The comprehensive design plan is consistent with the approved basic plan. 

The Department of Public Works and Transportation (DPW&T)-In a memorandum dated 
November 25, 2009, DPW&T offered the following with respect to DPW&T-maintained 
roadways: 

a. Proposed Mattawoman Drive, an arterial roadway (A-63), as shown on the area master 
plan, lies within the proposed subdivision. Right-of-way dedication and roadway 
improvements for proposed A-63 along the frontage of the property, designed in 
accordance with DPW &T specifications and standards, are required. 

b. The proposed arterial roadway, (A-55, as shown on the area master plan) lies within the 
proposed subdivision. Right-of-way dedication and roadway improvements for proposed 
A-55 along the frontage of the property, in accordance with DPW &T's specifications and 
standards, are required. 

c. This development is also located along the southern side of Short Cut Road, a proposed 
industrial and commercial roadway (I-503), as shown on the area master plan, extended 
within the proposed subdivision. Right-of-way dedication and roadway improvements for 
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Short Cut Road (I-503) along the frontage of the property, in accordance with DPW &T's 
requirements, are required. 

d. This subdivision will generate considerable traffic and it will require upgrading the 
infrastructure within the vicinity. Therefore, a fee-in-lieu contribution in the amount of 
$1,500 per lot should be imposed to improve the county roadways and bridges. The fee-in
lieu should be paid to the county for road improvements and will be required prior to the 
release of their building permits. 

e. All improvements within the public rights-of-way, as dedicated for public use to the 
county, are to be designed in accordance with the County Road Ordinance, DPW &T 
specifications and standards, and the Americans with Disabilities Act (ADA). 

f. Full-width, two-inch mill and overlay for all existing county roads, as determined by 
DPW&T, is required for Short Cut Road, Mattawoman Drive, and Matapeake Business 
Drive. 

g. Compliance with DPW &T Utility Policy is required. Proper temporary and final patching 
and related mill and overlay in accordance with the established DPW &T's Policy and 
Specification for Utility Installation and Maintenance Permits are required. 

h. Culs-de-sac are required to allow, as a minimum, the turning movement for a standard 
WB-40 vehicle and a standard length fire truck. When considering the turning movement, 
it is assumed parking is provided on the outside edge or radius of the cul-de-sac. 

1. Sidewalks are required along the roadway frontages in accordance with Sections 23-105 
and 23-13 5 of the County Road Ordinance. 

j. Any proposed and/or existing master plan roadways (I-503, F-10, and A-63) and trails that 
lie within the property limits must be addressed through coordination between The 
Maryland-National Capital Park and Planning Commission (M-NCPPC) and DPW&T, 
and may involve rights-of-way reservation, dedication, and/or construction in accordance 
with DPW &T specifications and standards. All road realignment and vacation must be 
coordinated with DPW &T. 

k. Adequate sight distance in accordance with The American Association of State Highway 
Transportation Officials (AASHTO) standards for all proposed access points within the 
site must be provided. All roadway sections and curves should be designed in accordance 
with DPW &T standards and specifications. Roundabouts along an arterial road are not 
acceptable unless warranted. All culverts are to be designed to handle the 100-year 
frequency storm runoff. 
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1. All stonn drainage systems and facilities are to be designed in accordance with DPW &T 
specifications and standards. 

m. Conformance with DPW &T's street tree and lighting specifications and standards is 
required. 

n. The plan is consistent with approved DPW &T Stonnwater Management Concept Plan No. 
11355-2009, dated May 29, 2009. 

o. A soil investigation report, which includes subsurface exploration and geotechnical 
engineering evaluation for public streets and proposed buildings, is required. 

DPW &T requirements will be implemented through their separate permitting process. 

State Highway Administration (SHA)-In a letter dated June 8, 2010, SHA stated that their 
State Highway Location Reference Guide indicates that MD 5/US 301 and MD 381 (Brandywine 
Road) are state-owned and maintained roads. Further, they stated that the posted speed limit on 
MD 5/US 301 is 55 MPH and the annual average daily trip (AADT) volume at this location is 
31,960 vehicles per day. The posted speed limit on MD 381 is 30 MPH and the AADT volume at 
this location is 10,241 vehicles per day. SHA offered the following comments particularly about 
the subject project: 

a. Access points are proposed from the county master-planned roadways. Any work within 
the SHA right-of-way will require an access permit, subject to SHA review and approval. 

b. Review and approval by SHA Highway Hydraulic Division will be required in order to 
issue an access permit because the plan proposes on-site stormwater management facilities 
that appear to tie-in or outfall within the SHA right-of-way. 

c. SHA will require dedication ofright-of-way per the master plans of Prince George's 
County. 

Additionally, the US 301 Access Management Team of the SHA Office of Planning and 
Preliminary Engineering offered the following: 

The SHA Waldorf Area Transportation hnprovements Project Team has evaluated numerous 
alignment options in the area of the proposed project. 

The proposed development is impacted by the US 301 Eastern Waldorf Bypass alternative, known 
as "Timothy Branch Option 4." Though SHA provided marked-up plans of the bypass, they stated 
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that, due to current fiscal limitations, SHA' s ability to preserve the alignment through protective 
pi:operty purchases is limited. Therefore, SHA urged the developer to pursue a reservation of the 
impacted area with Prince George's County to provide time for a selected alternative to be chosen. 
If this development proceeds as shown, it will severely impact SHA' s ability to complete NEPA 
(The National Environmental Policy Act) studies to improve capacity within the US 301 corridor. 
Therefore, their project team recommended that no permanent structures be built in the area of the 
proposed Eastern Bypass alignment. However, the construction ofMetapeake Business Park Drive 
Extension, across the proposed US 301 eastern bypass alignment right-of-way as understood by 
SHA, would be ~cceptable within the SHA specified 70-foot right-of-way. 

Prince George's County Fire/EMS Department-fu a memorandum dated November 25, 2009, 
the Prince George's County Fire/EMS Department offered information on required access for fire 
apparatuses, private road design, and the location and perfonnance of fire hydrants. 

The Prince George's County Board of Education-In a transmittal received 
November 1 7, 2009, the Prince George's County Board of Education indicated that they would not 
be commenting on the subject project. 

11. Prior to approving a comprehensive design plan, the Planning Board must make the required 
findings found in Section 27-521(a) of the Zoning Ordinance: 

(1) The plan is in conformance with the Basic Plan approved by application per 
Section 27-195; or when the property was placed in a Comprehensive Design Zone 
through a Sectional Map Amendment per Section 27-223, was approved after 
October 1, 2006, and for which a comprehensive land use planning study was 
conducted by Technical Staff prior to initiation, is in conformance with the design 
guidelines or standards intended to implement the development concept 
recommended by the Master Plan, Sector Plan, or Sectional Map Amendment 
Zoning Change; 

The plan is found to be in conformance with approved Basic Plan A-9987. 

(2) The proposed plan would result in a development with a better environment than 
could be achieved under other regulations; 

The subject application would result in a development with a better environment than could be 
achieved under other regulations because of plan improvements such as the open space elements 
that provide useable open space not associated with other regulated lands such as steep slopes, 
100-year floodplain, wetland, stormwater management, parking lots, and the land that is accessible 
to the future residents. Further, the plan proposes a master-planned hiker-biker-equestrian trail 
which will follow the Timothy Branch Stream Valley, as it runs through the entire length of the 
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development. Neighborhood pedestrian paths are proposed throughout the development to connect 
the stream valley trail to the public sidewalk system. 

(3) Approval is warranted by the way in which the Comprehensive Design Plan includes 
design elements, facilities, and amenities, and satisfies the needs of the residents, 
employees, or guests of the project; 

The subject project includes design elements and provides recreational facilities and amenities for 
the project's residents including the provision of open space, special attention to protecting 
environmental features, attention to views and an enhanced multimodal pedestrian system 
throughout the subdivision, and a generous private recreational facilities package within each pod 
of development including either a recreational facility or center providing a central focal point for 
each of the five residential communities. 

(4) The proposed development will be compatible with existing land use, zoning, and 
facilities in the immediate surroundings; 

The subject project is compatible with the residential existing land use and zoning across the 
Timothy Branch stream valley to the east of the subject project. At the junctures where the subject 
residential project is directly adjacent to, or directly across Mattawoman Drive from commercially 
or industrially-used or -zoned land is more problematic. Several conditions of this approval 
provide design changes to the subject comprehensive design plan that will make the interface 
between commercial/industrial and residential, in this case, less adverse. These measures include: 

• Providing an access from Short Cut Road directly to Parcel E, so that trucks and other 
vehicles could be routed in that northerly direction rather than directly onto Mattawoman 
Drive, then either northeasterly or southwesterly through the subject development. 

• Provide additional berming, landscaping, and setback wherever residential land use is 
located directly adjacent to commercially or industrially-used or -zoned land. Section 4.7 
of the Prince George's County Landscape Manual may be used as a guide, but its 
requirements should be increased if warranted at the time of specific design plan as this is 
a comprehensive design zone where design is supposed to result in a development with a 
better environment than could be achieved under other regulations. 

(5) Land uses and facilities covered by the Comprehensive Design Plan will be 
compatible with each other in relation to: 

(A) Amounts of building coverage and open space; 
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The building coverage and open space is more or less consistent through the area covered 
by the comprehensive design plan. Regarding building coverage, a condition of this 
approval sets maximum lot coverage for two-family attached, single-family attached, and 
multifamily unit types, which will ensure that appropriate open space is provided for each 
of these land use types. Additionally, the multifamily residential pod shall be redesigned to 
move residential structures out of the noise ( 65-7 5) contours if possible and provide for 
recreational areas in a designed open space central to the building cluster. This will allow 
a large group of residents, who may not have private outdoor open space, to have access to 
outdoor areas least affected by the negative impacts of the adjacent arterial, Mattawoman 
Drive, and the freeway, US 301. For both of these reasons, it may be said that the land use 
and facilities covered by the comprehensive design plan will be compatible with each 
other in relation to amounts of building coverage and open space. 

(B) Building setbacks from streets and abutting land uses; and 

The following standards shall apply to the development: 

RESIDENTIAL USES-R-M ZONE1 

One-family Two-family Single-family Single-family 
detached attached semidetached8

' 
9 attached3

' 
8

' 
9 Multifamily 

Minimum Net Lot Area 6,000 sq.ft. NIA 3,600 sq. ft. 1,800 sq. ft. NIA 
Minimum frontage at street R. 0. W 60 NIA 36 feet 20 feet NIA 
Minimum frontage at Front B.R.L. 60 NIA 36 feet 20 feet NIA 
Minimum frontage - corner lot 70 NIA 40 feet 30 feet NIA 
Maximum Lot Coverage(%) 30 354 35 354 504 

Minimum building setback from 
Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 

Minimum building setback from 
Robert Crain Highway (US 301) TBD10 TBD10 TBD10 TBD 10 200 feet1° 

Minimum front setback5 25 NIA 20 feet 3,6 7 

Minimum side setback5 10 NIA 10 feet 6 7 

Minimum rear setback5 20 NIA 20 feet 6 7 

Minimum side setback to street5 25 NIA 20 feet 6 7 

Maximum residential building 
40 55 feet 45 feet 45 feet 80 feet hPioht11 

Maximum percentage of total units NIA NIA NIA 502 252 

Minimum frontage on cul-de-sac 40 NIA NIA NIA NIA 
1 All parking is governed by Part 11 of the Zoning Ordinance. 
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2 Variance requested from the maximum townhouse and multifamily dwelling unit percentage, which allows 
a maximum 30 and 10 percent respectively of units in the R-M Zone. 

3 Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes shall have a 
minimum 25-foot front yard setback in order to reduce the length of the driveway. 

4 This percentage is for building coverage ( and not for lot coverage) of the overall net tract area 

5 Stoops and/or steps may encroach into yard area. 

6 Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be reduced to 500 
square feet for providing stoops, steps, and terraces which may project into yard area. Decks may project 
into rear yards only. 

7 For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for 
Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a lesser BRL provides 
sufficient area to adequately buffer the units. · 

8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without meeting 
setback requirements. 

9 On lots consisting of one acre or less, fences in the front yard shall not be more than four feet high. 

'
0 The minimum building setback for one-family detached, two-family detached, single-family 

semidetached, single-family attached and multifamily from Robert Crain Highway (US 301) shall be 
determined at the time of SDP review. 

11 These height limits may be increased if a variance and/or modification is granted by the Planning Board at 
the time of SDP. 

The setback along Mattawoman Drive should be a uniform 50-foot building restriction 
line to separate the residential use from the right-of-way. The front yard setback for all 
residential dwelling types should be a unifonn 50 feet. A uniform streetscape setback will 
further enhance the appearance of the community and reduce the incompatibility between 
the residential land use and the proximity of an arterial. 

(C) Circulation access points; 

Land uses and facilities included in the plans are compatible with each other in relation to 
circulation access points with the following changes being made to the design: 

a. A vehicular outlet to Shortcut Road is provided across the subject property from 
the industrial use on Parcel E. 

A condition of this approval requires inclusion of this potential future connection prior to 
signature approval. 
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(6) Each staged unit of the development (as well as the total development) can exist as a 
unit capable of sustaining an environment of continuing quality and stability; 

The subject property is proposed to be built in a continuous phase of development with the 
construction of the commercial and employment components commencing once there is a base of 
residential uses, specifically 226 total units within CDP-0901 and CDP-0902, as described by the 
applicant. 

Appropriate timing for the *payment of a fee-in-lieu of the construction of the off-site recreational 
facilities have been established in the subject approval. Specifically, *prior to approval of building 
pennits by M-NCPPC for 50 percent of the residential dwelling units within CDP-0901 and CDP-
0902, the applicant shall make a monetary contribution in the amount of $700,000.00 in 2015 
dollars to The Maryland-National Capital Park and Planning Commission (M-NCPPC). 
M-NCPPC shall adjust the amount of the contribution using the Consumer Price Index (CPD for 
inflation at the time of payment. The funds shall be used for the construction of recreational 
facilities in Brandywine Area Community Park (M-NCPPC), as detennined by the Prince 
George's County Department of Parks and Recreation (DPR), to complement the facilities being 
provided at the Southern Area Aquatic and Recreational Complex. *[the applicant shall provide, 
to DPR for review and approval, construction drawings and specifications for the Phase 1 
recreational facilities and related stonmvater facilities in Brandyv,ine Area Community Park prior 
. to the issuance of 20 percent of the residential building and multifamil)· unit permits and construct 
the Phase 1 recreational facilities prior to the issuance of 50 percent of the residential building and 
multifamily unit permits for the entire Timothy Branch praject, including CDP 0901 and 
CDP 0902:] 

Regarding the on-site recreational facilities, the applicant proposed that the facilities will be 
permitted along with the building permits for the adjacent residential development within the same 
block. This wording does not provide a specific directive of timing; therefore, the Planning Board 
adopted the following phasing which relates to the phasing of the residential units within 
CDP-0902. 
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CDP-0902 - PHASING OF AMENITIES 
FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage- RMI 
Prior to the issuance of any Complete by 200th overall* residential 

residential unit permit unit permit 
Prior to the issuance of any 

Complete by 450th overall residential unit 
7,500 sq. ft. multiage- RM3 residential unit permit within 

RM3 
pennit 

20,000 sq. ft. Open play area - RM 
Prior to the issuance of any 

Complete by 600th overall residential unit 
residential unit permit within 

4 
RM4 

permit 

Min. 4,200 square-foot Community Prior to the issuance of 500th 
Complete by 750th overall residential unit 

building and 25 meter swimming overall* residential unit 
pool-RM2 permit 

pennit 

2,500 sq. ft. tot-lot - RM2 
Prior to the issuance of 500th Complete by 750th overall residential unit 
overall residential unit permit permit 

5,000 sq. ft. per teen - RM2 
Prior to the issuance of 500th Complete by 750th overall residential unit 
overall residential unit pennit permit 
Prior to the issuance of any 

Complete by 1,000th overall residential 
7,500 sq. ft. multiage - RMS residential unit pennit with 

RMS 
unit permit 

Timothy Branch 
Prior to the issuance of any 

Stream Valley Trail1 

(approx. 5,600 L.F.) or other 
residential unit permit for the Complete with adjacent pod development 

recreational trail 
adjacent pod 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as more details concerning 
grading and construction details become available. Phasing of the recreational facilities may be adjusted by written 
permission of the Planning Board or its designee under certain circumstances, such as the need to modify construction 
sequence due to exact location of sediment ponds or utilities, or other engineering necessary. The number of permits allowed 
to be released prior to construction of any given facility shall not be increased by more than 25 percent, and an adequate 
number of permits shall be withheld to assure completion of all of the facilities prior to completion of all the dwelling units. 

* "Overall" means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 

(7) The staging of development will not be an unreasonable burden on available public 
facilities; 

The staging of development will not be an unreasonable burden on available public facilities. This 
statement is based on a careful review of police facilities, fire and rescue services, schools in the 
area, and the applicable water and sewer category with respect to the proposed design program for 
the development. 
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(8) Where a Comprehensive Design Plan proposal includes an adaptive use of a Historic 
Site, the Planning Board shall find that: 

(A) The proposed adaptive use will not adversely affect distinguishing exterior 
architectural features or important historic landscape features in the 
established environmental setting; 

(B) Parking lot layout, materials, and landscaping are designed to preserve the 
integrity and character of the Historic Site; 

(C) The design, materials, height, proportion, and scale of a proposed 
enlargement or extension of a Historic Site, or of a new structure within the 
environmental setting, are in keeping with the character of the Historic Site; 

The proposed plan does not propose an adaptive re-use of a historic site; 

(9) The Plan incorporates the applicable design guidelines set forth in Section 27-274 of 
Part 3, Division 9, of this Subtitle, and except as provided in Section 27-521(a)(ll), 
where townhouses are proposed in the Plan, with the exception of the V-L and V-M 
Zones, the requirements set forth in Section 27-433(d); 

The plan incorporates the applicable design guidelines for site plans (Section 27-274) and those 
for the construction oftownhoU:ses (Section 27- 521(a)(l 1)) of the Zoning Ordinance. 

(10) The Plan is in conformance with an approved Tree Conservation Plan; 

TCPl-151-90-01 is approved with conditions together with the subject CDP, and conditions of 
this approval bring it into conformance with an approved tree conservation plan. 

(11) Notwithstanding Section 27-52l(a)(9), property placed in a Comprehensive Design 
Zone pursuant to Section 27-226(1)(4), shall follow the guidelines set forth in Section 
27-480(g)(l) and (2); and 

The subject property was not placed in a comprehensive design zone pursuant to Section 27-
226(£)( 4) of the Zoning Ordinance. 
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(12) For a Regional Urban Community, the plan conforms to the requirements stated in 
the definition of the use and satisfies the requirements for the use in Section 
27-508(a)(1) and Section 27-508(a)(2) of this Code. 

The Villages at Timothy Branch project is not part of a Regional Urban Community. 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 
County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and 
Planning Commission adopted the findings contained herein and APPROVED the Type 1 Tree 
Conservation Plan (TCP 1-151-90-01 ), and APPROVED Variance Application No. VD-0902, and further 
APPROVED the Comprehensive Design Plan CDP-0902, The Villages at Timothy Branch for the above 
described land, subject to the following conditions: 

1. All conditions of approval of Basic Plan A-9987 shall remain in full force and effect. 

2. The total areas within the L-A-C zone (CDP-0901) and the R-M zone (CDP-0902) 
comprise a combined total trip cap of 1,269 trips in the AM and 1,775 trips in the PM. If the 
densities of the L-A-C zone or the R-M zone are modified for any reason, trips may be re
allocated between these two zones (CDP-0901 & CDP-0902) such that the overall trip cap 
of 1,269 AM and 1,775 PM trips is not exceeded. 

3. A minimum 50-foot building restriction line (BRL) as measured from the ultimate right-of
way of Mattawoman Drive shall be provided on the Specific Design Plan (SDP) unless it is 
determined that a lesser BRL provides sufficient area to adequately buffer the dwellings 
from the roadway. 

4. A minimum 200-foot building restriction line (BRL) as measured from the ultimate right-of-way 
of US 301 shall be provided on the specific design plan (SDP) for multifamily buildings unless it 
is deemed that a lesser BRL provides sufficient area to adequately buff er the dwellings from the 
roadway. The minimum width of building restriction lines for other residential product types along 
US 301 shall be determined at the time of SDP and the Phase II Noise Study shall be considered in 
the determination of establishing the building restriction lines. 

5. Prior to certificate of approval of the subject comprehensive design plan: 

a. Show the proposed transit alignment and include the following label: "Possible Future 
Transit alignment (subject to further future enviromnental review)." 

b. Indicate a potential access connection between the existing warehouse/distribution facility 
on Mattawoman Drive (A-63) and Short Cut Road as an alternative for heavy truck traffic. 
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c. Revise the development standard chart in the text and on the plan as follows: 

The following standards shall apply to the development. (Modifications to the standards may be 
pennitted on a lot-by-lot basis by the Planning Board at the time of specific design plan if 
circumstances warrant.) 

RESIDENTIAL USES-R-M ZONE1 

One-family Two-family Single-family Single-family 
detached attached semidetached8

• 
9 attached3

• 
8

' 
9 Multifamily 

Minimum Net Lot Area 6,000 sq.ft. NIA 3,600 sq. ft. 1,800 sq. ft. NIA 
Minimum frontage at street R.O.W 60 NIA 36 feet 20 feet NIA 
Minimum frontage at Front B.R.L. 60 NIA 36 feet 20 feet NIA 
Minimum frontage - comer lot 70 NIA 40 feet 30 feet NIA 
Maximum Lot Coverage (%) 30 354 35 354 504 

Minimum building setback from 
Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 

Minimum building setback from 
Robert Crain Highway (US 301) TBD10 TBD'0 TBD'0 TBD'0 200 feet10 

Minimum front setback5 25 NIA 20 feet 3, 6 7 

Minimum side setback5 10 NIA 10 feet 6 7 

Minimum rear setback5 20 NIA 20 feet 6 7 

Minimum side setback to street5 25 NIA 20 feet 6 7 

Maximum residential building 
40 55 feet 45 feet 45 feet 80 feet hPioht11 

Maximum percentage of total units NIA NIA NIA 502 252 

Minimum frontage on cul-de-sac 40 NIA NIA NIA NIA 
1 All parking is governed by Part 11 of the Zoning Ordinance. 

2 Variance requested from the maximum townhouse and multifamily dwelling unit percentage, which allows 
a maximum 30 and 10 percent respectively of units in the R-M Zone. 

3 Applies to both front a'nd rear loaded garage townhouses. Rear-load garage townhomes shall have a 
minimum 25-foot front yard setback in order to reduce the length of the driveway. 

4 This percentage is for building coverage ( and not for lot coverage) of the overall net tract area 

5 Stoops and/or steps may encroach into yard area. 

6 Minimum yard. area of 800 square feet to be allocated for front, side, or rear yard. May be reduced to 500 
square feet for providing stoops, steps, and terraces which may project into yard area. Decks may project 
into rear yards only. 
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7 For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for 
Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a lesser BRL provides 
sufficient area to adequately buffer the units. 

8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without meeting 
setback requirements. 

9 On lots consisting of one acre or less, fences in the front yard shall not be more than four feet high. 

10 The minimum building setback for one-family detached, two-family detached, single-family 
semidetached, single-family attached and multifamily from Robert Crain Highway (US 301) shall be 
determined at the time of SDP review. 

11 These height limits may be increased if a variance and/or modification is granted by the Planning Board at 
the time ofSDP. 

ACCESSORY BUILDINGS-R-M ZONE 
Maximum Lot Coverage (%) 
Minimum setback from front street line 

Minimum setback from side lot line 
Minimum setback from rear lot line 
Comer lot - Minimum setback from side street line 

25 
60 feet 
2 feet 
2 feet 

(along which an abutting lot fronts) 10 feet 
Comer lot - Minimum setback from side street line 
(along which an abutting iot does not front) 7 feet 
Maximum building height above grade 15 feet 
Note: No accessory building shall be located closer to the street line than the main 
building. 

d. A note shall be added to the plans and the comprehensive design plan document shall be 
revised to include a note stating that the requirements of Section 4. 7 of the Prince 
George's County Landscape Manual shall be used as a starting point or minimum for the 
provision of an adequate separation between incompatible uses, at the perimeter of the 
site. The requirement may be increased as necessary so as to ensure compatibility between 
incompatible uses at the time of approval of the specific design plan. 

e. The following Architectural Design Parameters shall apply and be revised in the CDP text: 

(1) A minimum of 60 percent of all townhouse units shall have a full front fa9ade 
(excluding gables, bay windows, trim, and doors) and all highly-visible endwalls, 
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which shall be identified at the time of SDP, shall be brick, stone or stucco, or 
other masonry materials of equivalent quality. 

(2) Townhouses and single-family semidetached dwellings facing a public street and• 
the side elevation of the same unit facing a public street (comer lots) shall be 
faced up to 60 percent with high-quality materials such as brick, stone or stucco 
( excluding gables, bay windows, trim, and doors) or other masonry materials of 
equivalent quality. 

(3) All residential buildings with front elevations facing Mattawoman Drive shall 
have a full front fa9ade of brick, stone or stucco (excluding gables, wmdows, 
doors, and trim), or other masonry materials of equivalent quality as long as the 
buildings are within 100 feet of the Mattawoman Drive right-of-way. 

(4) Front elevations of townhouses and two-family attached units facing Mattawoman 
Drive shall have dormers or gables to reduce the single plane of roof. 

(5) Front elevations of townhouse and two-family attached units facing Mattawoman 
Drive shall be offset by a minimum of two feet. 

( 6) Architecture for multifamily buildings shall be faced with at least 60 percent 
brick, stone, stucco or equivalent, or other masonry materials of equivalent 
quality. Elevations of multifamily buildings facing Matta woman Drive and those 
that are determined at SDP to have highly visible comer facades shall be faced 
with a minimum of 80 percent brick, stone or stucco ( excluding gables, bay 
windows, trim, and doors), or other masonry materials of equivalent quality. 

(7) A minimum of 60 percent of one-family detached dwellings shall have a full front 
fa9ade ( excluding gables, bay windows, trim, and doors) of brick, stone, or stucco, 
or other masonry materials of equivalent quality. 

(8) Side and rear walls of all residential buildings shall be articulated with windows, 
recesses, chimneys, or other architectural treatments. All residential endwalls shall 
have a minimum of two architectural features, except end walls in highly visible 
locations, which shall be identified at the time of SDP, shall have additional 
architectural features creating a well-balanced composition. 

(9) Trash enclosures made of high-quality building materials shall be used to screen 
trash dumpsters. 
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6. Prior to certificate approval of the comprehensive design plan, the TCPl shall be revised as 
follows: 

a. Show the provision of the total of the woodland conservation threshold for the site plus the 
portion of the replacement required for clearing below the threshold, as woodland 
conservation on-site, and add a note indicating that this standard shall be maintained on all 
future tree conservation plans. 

b. Provide a ten-foot-wide clear access zone on the sides and to the rear yards of all 
townhouses and multifamily units. This clear zone should be free of woodland 
conservation areas or noise mitigation measures that would block access. 

c. Provide the minimum required widths and areas for preservation and afforestation areas. 

d. Meet the requirements of the Environmental Technical Manual with regard to standard 
notes. 

e. Revise the specimen tree table to· add a note stating the method of specimen tree location 
(field or survey located). 

f. Eliminate woodland conservation from proposed ultimate rights-of-way and easements. 

g. Eliminate woodland conservation credits from the areas within the trail and the associated 
clear areas on each side. 

h. Revise the approval blocks on all sheets to reflect correct plan numbering nomenclature. 

1. Revise the woodland conservation worksheet to reflect all of the revisions included above. 

J. Have the revised TCPl signed and dated by the qualified professional who prepared it. 

7. Prior to the approval of a specific design plan, a site development plan for stonnwater management 
that details how the new stormwater management requirements will be met regarding the provision 
of enviromnental site design techniques, to the fullest extent practicable, will be required unless 
other storm water management design approvals and/or waivers are granted by DPW &T. 

8. The TCP2 for the subject property shall demonstrate that the requirements of the Woodland and 
Wildlife Habitat Conservation Ordinance are provided on-site through preservation or afforestation 
to the fullest extent possible, consistent with the desired pattern of development and densities 
indicated in the General Plan. If off-site mitigation is required, it shall be provided within the 
Mattawoman watershed. 
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9. Prior to certificate approval of the CDP, the TCPl shall be revised to conform to the ultimate 
right-of-ways for the CDP as determined by the Transportation Planning Section based on the 
Subregion 5 Master Plan. All conditions associated with the rights-of-way assume the ultimate 
rights-of-way as approved on the CDP. 

10. At the time of preliminary plan review, an evaluation of all impacts to the primary management 
area shall be made. A revised Letter of Justification shall provided for impacts remaining at time 
of preliminary plan review, at which time further revisions necessary to minimize impacts shall be 
determined. 

11. If, revisions to the CDP plan increase the cumulative PMA impacts on the site for a total of 200 or 
more linear feet of stream beds or one-half acre of wetlands and their buffers, additional required 
mitigation shall be identified at time of preliminary plan review. 

12. Prior to acceptance of an SDP a plan and proposal for the type, location, and timing of any 
required PMA mitigation, associated with the SDP, shall be submitted. 

13. A variance for the removal of Specimen Tree No. 3 shall be applied for and approved with the 
appropriate SDP app,lication and associated TCP2. 

14. Prior to approval of TCP2 which proposes to credit as woodland conservation planting occurring 
with a stonnwater management easement, an approved Site De\'.elopment Stormwater 
Management Plan shall be submitted to the Planning Department which indicates that the planting 
areas proposed have been approved by the Department of Public Works and Transportation with 
regard to the location, size, and plant stocking proposed. No afforestation or preservation area can 
be shown within 15 feet of the toe of the embankment, or as determined by the Department of 
Public Works and Transportation or the Soil Conservation District. 

15. Prior to certification approval of the CDP, provide a tree canopy coverage (TCC) requirement 
schedule on the TCP 1 indicating how the TCC requirement has been fulfilled. 

r 

16. All future SDPs and associated TCP2 shall include a tree canopy coverage (TCC) schedule 
indicating how the TCC requirements have been fulfilled for the subject application. 

17. At time of specific design plan application for residential units in the R-M zone, a Phase II noise 
study shall be submitted for review. The Phase II Noise Study shall address how noise impacts to 
the residential units will be mitigated to provide interior noise levels of 45 dBA Ldn or less and 
exterior noise levels of 65 dBA Ldn or less within outdoor activity areas based on the final site 
design. The approval of architecture at time of SDP shall also demonstrate how the proposed 
structures are in conformance with the noise mitigation measures recommend in the Phase II noise 
report for interior residential uses. 
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18. Applications for building pennits for residential uses within the 65 dBA Ldn noise contour shall 
contain a certification, to be submitted to M-NCPPC, prepared by a professional engineer with 
competency in acoustical analysis using the certification template. The certification shall state that 
the interior noise levels have been reduced through the proposed building materials to 45 dBA Ldn 
or less. 

19. All SDPs for the subject property shall demonstrate the use of full cut-off optics to ensure that off
site light intrusion into residential and environmentally-sensitive areas is minimized. At time of 
SDP, details of all lighting fixtures shall be submitted for review along with certification that the 
proposed fixtures are full cut-off optics and a photometric plan showing proposed light levels. The 
following note shall be placed on all future SDPs: 

"All lighting shall use full cut-off optics and be directed downward to reduce glare and 
light spill-over." 

*[20. The applicant and the applicant's heirs, his successors, and/or assignees shall provide off site 
public recreational facilities at the Brandywme Area Community Park in accordance with the 
standards outlined in the Perk and Recreation Facilities Gbtidclil~es.] 

*[U]20. Prior to approval of building permits by M-NCPPC for 50 percent of the residential 
dwelling units within CDP-0901 and CDP-0902, the applicant shall make a monetary 
contribution in the amount of $700,000.00 in 2015 dollars to The Maryland-National 
Capital Park and Planning Commission (M-NCPPC). M-NCPPC shall adjust the amount 
of the contribution using the Consumer Price Index (CPD for inflation at the time of 
payment. The funds shall be used for the construction of recreational facilities in 
Brandywine Area Community Park (M-NCPPC), as determined by the Prince George's 
County Department of Parks and Recreation (DPR), to complement the facilities being 
provided at the Southern Area Aquatic and Recreational Complex. 

[Prior to the issuance of 50 percent of the residential building permits within CDP 0901 
and CDP 0902, the applicant shall construct Phase 1 recreational facilities at the 
Brandyv,rme Area Community Park as conceptually shown on EKhibit B, v,rliich includes a 
softball and soccer field, a 65 space parking lot, and an access road from Missouri 
Avenue. 

*[22. Prior to the issuance of 20 percent of the residential buildmg permits within CDP 0901 and 
CDP 0902, mcluding single family and multifamily units, the applicant shall provide to the 
Department of Parks and Recreation (DPR), for review and approval, construction drawings and 
specifications for the construction of the Phase 1 recreational facilities and related stornr,vater 
management facilities for the Brandywine Area Community Park. 

*Denotes Amendment 
Underlining indicates new language 
[Brackets) and strikethrough indicate deleted language 

SDP-1701-04 & DPLS-477_Backup  102 of 383



PGCPB No. 10-1 l0(A) 
File No. CDP-0902 
Page 67 

*[23. The applicant shall be responsible for any costs associated with the environmental, archeological 
and/or geotechnical studies, and permit fees associated 1,vith the design· and construction of the 
Phase 1 recreational facilities in the Brandyv,rine Area Community Park. 

*[24. TI1e applicant shall construct any stormwater management facilities on parkland needed for 
Phase 1 recreational faeilities in the Brandyv,rine Area Community Park. 

*[25. The applicant shall be responsible for ·.voodland eonservation requirements for the construction of 
Phase 1 recreational faeilities in the Brandy.vine Area Community Park and it shall be provided 
on site and/or off site on parkland ov/lled by MNCPPC. 

*[26. The applieant shall submit three original executed publie recreational faeilities agreements (RFA) 
for the eonstruetion of Phase 1 recreational faeilities in the Brandyv,rine A.rea Community Park to 
the Department of Parks and Reereation for their approv=al three •.veeks prior to the submission of a 
final plat. Upon approval by the Department of Parks and Recreation, the RFA. shall be recorded 
among the land records of Prinee George's County, Upper Marlboro, Maryland. 

*[27. Submission to DPR ofa perfonnance bond, letter of credit, or other suitable financial guarantees 
for the construction of Phase 1 recreational faeilities in the Brandywine Area Community Park, in 
an amount to be detennined by DPR, shall be required at least ti.vo weeks prior to applying for 
building permits.] 

The applicant and the applicant's heirs, successors, and/or assignees shall provide 
adequate, private recreational facilities on-site in accordance with the standards outlined in 
the Park and Recreation Facilities Guidelines. 

The private recreational facilities shall be reviewed by the Urban Design Section of the 
Development Review Division (DRD), M-NCPPC for adequacy, conformance to the Park 
and Recreation Facilities Guidelines and appropriateness of location during the specific 
design plan review. 

The applicant shall submit three original executed private recreational facilities 
agreements (RF A) for the private recreational facilities on-site to DRD for their approval 
three weeks prior to submission of a final plat. Upon approval by DRD, the RF A shall be 
recorded among the land records of Prince George's County, Upper Marlboro, Maryland. 

Include the following phasing for the on-site private recreational facilities within the 
CDP text and plan: 
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CDP-0902 - PHASING OF AMENITIES 
FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage - RMI 
Prior to the issuance of any Complete by 200th overall* residential 

residential unit permit unit permit 
Prior to the issuance of any 

Complete by 450th overall residential unit 
7,500 sq. ft. multiage - RM3 residential unit permit within 

permit 
RM3 

20,000 sq. ft. Open play area - RM 
Prior to the issuance of any 

Complete by 600th overall residential unit 
4 

residential unit permit within 
pennit 

RM4 
Min. 4,200 square-foot Community Prior to the issuance of 500th 

Complete by 750th overall residential unit 
building and 25 meter swimming overall* residential unit 

pennit 
pool-RM2 permit 

2,500 sq. ft. tot-lot - RM2 
Prior to the issuance of 500th Complete by 750th overall residential unit 
overall residential unit permit permit 

5,000 sq. ft. per teen - RM2 
Prior to the issuance of 500th Complete by 750th overall residential unit 
overall residential unit permit permit 
Prior to the issuance of any 

Complete by l ,000th overall residential 
7,500 sq. ft. multiage-RMS residential unit permit with 

unit permit 
RMS 

Timothy Branch 
Prior to the issuance of any 

Stream Valley Trail1 

residential unit permit for the Complete with adjacent pod development 
(approx. 5,600 L.F.) or other 

adjacent pod 
recreational trail 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as more details concerning 
grading and construction details become available. Phasing of the recreational facilities may be adjusted by written 
permission of the Planning Board or its designee under certain circumstances, such as the need to modify construction 
sequence due to exact location of sediment ponds or utilities, or other engineering necessary. The number of permits allowed 
to be released prior to construction of any given facility shall not be increased by more than 25 percent, and an adequate 
number of permits shall be withheld to assure completion of all of the facilities prior to completion of all the dwelling units. 

* "Overall" means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 

Submission to DRD of a perfonnance bond, letter of credit, or other suitable financial 
guarantee for the construction of private recreational facilities, in an amount to be 
determined by DRD, shall be required at least two weeks prior to applying for building 
pennits, unless stated otherwise in Condition 31. 

The developer and his heirs, successors, and/or assignees shall satisfy the Planning 
Board that there are adequate provisions to assure retention and future maintenance 
of the proposed private recreational facilities. 
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*[M]27. 

*[3+]30. 

*[J-8111-

*[J9.]32. 

*[4G]33. 

*[4!-]34. 

Provide an eight-foot-wide, concrete hiker/biker trail on the east side of 
Mattawoman Drive (A-63) along the subject site's entire frontage between 
Brandywine Road and the southern property line in accordance with DPW &T 
standards for a concrete hiker/biker trail within an urban right-of-way (DPW &T 
Standard 100.18). The hiker/biker trail shall be connected to the Timothy Branch 
trail, ifrequired, via an alternate configuration (DPW&T Standard 100.06) to 
accommodate two five-foot-wide bike lanes within the travel lanes of the primary 
street located between the commercial and residential development, with directional 
signage to the Timothy Branch trail. A five-foot-wide sidewalk shall also be 
provided on the west side of Matta woman Drive. All hiker/biker trail locations, 
materials, signs, and other details shall be shown on the applicable specific design 
plan. Both the hiker/biker trail and the sidewalk shall be provided within the public 
right-of-way. 

At the time of SDP, the plans shall identify the location of median refuge islands 
along the entire length of Mattawoman Drive per DPW &T standards and with 
AASHTO guidance. The exact locations and details and specifications will be 
determined at the time of SDP. 

Provide four-foot-wide sidewalks along both sides of all internal residential roads 
( excluding alleys). 

Indicate on the specific design plan the width of all of the on-road and off-road 
bikeways, sidewalks, and trails. 

At the time of specific design plan review, provide cross section details of the 
proposed sidewalks, on-road bike lanes, shared-use roads, and trails per SHA and 
DPW &T standards where applicable. 

Trails shall be shown no less than 20 feet from all private residential lot lines and/or 25 
feet from all residential dwellings, excluding where trails connect with the internal road 
network, unless environmental constraints/impacts exist that make this impractical. The 
final trail location shall be reviewed at the time of SDP. 

Provide a master plan hiker/biker/equestrian trail (the Timothy Branch trail) along the 
subject site's entire segment of the Timothy Branch stream valley, unless the District 
Council amends the Basic Plan condition requiring the same. 

Any trail connectors on homeowners' association land to the Timothy Branch trail, if 
required, shall be six feet wide and asphalt. 
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*[42]35. 

*[44]37. 

Provide details of the way finding and trail signage in accordance with AASHTO 
guidance at the time of specific design plan review including the location of 
signage. This signage can be tailored to the development and provide way finding to 
the commercial areas or nearby destinations. At a minimum, way-finding signage 
should indicate the direction of the Brandywine Area Community Park to the north 
of the subject site and the Rose Creek Connector trail to the south of the site. 

Show bicycle parking spaces on the specific design plan at the recreational facilities 
and in the community buildings. These spaces should be located near the front 
entrances to the buildings and have access to bikeway and trail facilities. 

At the time of preliminary plan approval, the plan shall reflect the following rights
of-way: 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to 
south through the subject property. 

b. Prior to certificate approval, revise the CDP to remove the "Alternative 
Alignment of I-503" and show only that area of the subject property needed 
to accommodate a future industrial road connection as a separate parcel or 
outlot. 

The applicant and/or the applicant's heirs, successors, or assignees shall provide the 
following transportation improvements as proffered in the July 2009 traffic impact study. 

a. A third northbound through land along US 301 through the MD 381 and the 
Mattawoman Drive intersections, beginning approximately 1,000 feet south of 
MD 381 and continuing approximately 2,500 feet north of MD 381. The 
elimination of left turns at the US 301/MD 381 intersection coincident with the 
construction of a northbound left-tum lane along US 301 at Matta woman Drive 
shall be constructed by the applicant ifrequired by SHA. 

b. A northbound left-tum land along US 301 at Mattawoman Drive, subject to SHA 
approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, along 
with the addition of a westbound left-tum lane along MD 3 81 at 
Mattawoman Drive. 
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*[46]39. 

d. The extension of Matta woman Drive south of the subject property to 
connect to Matapeake Business Drive. 

The applicant and/or the applicant's heirs, successors, or assignees shall contribute 
toward and participate in the construction of certain additional off-site transportation 
improvements as identified hereinafter. These improvements shall be funded and 
constructed through the formation of a road club that will include the applicant, the 
Montgomery Wards Brandywine ,Distribution Center, the Brandywine Commerce 
Center, the Mattawoman-Brandywine Commerce Center, the Brandywine Business 
Park, the Brandywine/301 Industrial Park, the Hampton CDZ, and other property 
owners in the area designated as Employment Area "C" in the Subregion V Master 
Plan, as well as any properties along US 301/MD 5 between T.B. (the intersection 
of US 301 and MD 5 in Prince George's County) and Mattawoman Creek, and any 
other properties for which participation is deemed necessary by the Planning Board. 
For development on the subject property, the applicant's sole funding responsibility 
toward the construction of these off-site transportation improvements shall be the 
payment of the following: 

For commercial buildings, a fee calculated as $1.41 per gross square foot of 
space X (Engineering News-Record Highway Construction Cost index at 
time of payment)/ (Engineering News-Record Highway Construction Cost 
Index for first quarter, 1993 ). 

For each single-family detached unit, a fee calculated as $1,306 x (Engineering 
News-Record Highway Construction Cost Index at time of payment)/ 
(Engineering News-Record Highway Construction Cost Index for first quarter, 
1993). 

For each townhouse, duplex, two over two unit, a fee calculated as $1,187 x 
(Engineering News-Record Highway Construction Cost Index at time of payment) 
/ (Engineering News-Record Highway Construction Cost Index for first quarter, 
1993). 

For each multi-family unit, a fee calculated as $886 x (Engineering News-Record 
Highway Construction Cost Index at time of payment)/ (Engineering News
Record Highway Construction Cost Index for first quarter, 1993). 

Payment is to be made in trust to the road club escrow agent and shall be due, on a 
pro rata basis, at the time of issuance of building permits. Prior to issuance of any 
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building permit(s), the applicant shall provide written evidence to M-NCPPC that 
the required payment has been made. 

The off-site transportation improvements to be constructed are set forth below. 
Construction of these improvements shall occur in the numerical sequence in which 
they appear. Each improvement shall be constructed if and only if sufficient funds 
for engineering, full design, and construction have been deposited into the road club 
escrow account by road club members or said funds have been provided by public 
agencies. The off-'site transportation improvements shall include: 

a. Widen US 301/MD 5 from a four-lane road to a six-lane road beginning at 
Timothy Branch (north of Cedarville Road) and extending northerly to the 
US 301/MD 5 interchange (at T.B.). The construction shall be in 
accordance with presently approved SHA plans. 

b. Install a traffic signal at the A-63/Cedarville Road intersection, provided 
said signal is deemed warranted by DPW &T. 

c. Make minor widening/striping improvements to the US 301/MD 5 
interchange ramps. 

d. Widen US 301 from a four-lane road to a six-lane road beginning at the 
T.B. interchange (US 301/MD 5) and extending northerly to a point 
approximately 2,500 feet north of MD 381. 

-

e. Reconstruct the traffic signal at US 301/MD 381. 

f. Install a traffic signal at the MD 381/A-63 intersection, provided said signal 
is deemed warranted by DPW &T and SHA. 

g. Provide a grade separation at the point the spine road crosses US 301 
northeast of T.B. 

h. Reconstruct the traffic signal at MD 5/Brandywine Road. 

1. Construction of an interchange in the area of US 301/MD 5 and 
Cedarville/McKendree Roads. 

J. Construction of an interchange in the area of MD 5 and A-63 north of T.B. 
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*[4-1]40. 

*[4&]41. 

*[49]42. 

k. Construction of A-63 as a six-lane arterial roadway (where off site) between 
the US 301/MD 5/Cedarville Rd./McKendree Rd. intersection and MD 5 
north of T.B. 

1. Widen US 301/MD 5 from a six-lane road to an eight-lane road beginning 
at the T.B. interchange (US 301/MD 5) and extending southerly to 
Mattawoman Creek. 

m. Widen MD 5 from a four-lane road to a six-lane road beginning at the T.B. 
interchange (US 301/MD 5) and extending northerly to a point 
approximately 2,500 feet north of the planned intersection with A-63. 

The R-M portion of the CDP shall be modified to indicate that the portion of A-63 
between the more southerly traffic circle and the southern property line shall be 
labeled as A-63, and shall make provision for a 120-foot right-of-way. 

At the time of SDP review, the applicant may redesign Residential Module 3 to 
reduce the block perimeter and to increase the pedestrian and vehicular circulation. 
The housing types within and around these blocks should be reconsidered to 
facilitate rear loading townhouses. 

At the time of SDP review, the applicant may redesign Residential Module 5 to 
reconfigure the multifamily units to provide a central recreation or open space. 

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. 

*Denotes Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 
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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 Squire, seconded by Commissioner Cavitt, with Commissioners Squire, Cavitt, 
Vaughns and Parker voting in favor of the motion, and with Commissioner Clark absent at its regular 
meeting held on Thursday, October 7, 2010, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 28u, day of October 2010. 

*This is to certify that the foregoing is a true and correct copy of the reconsideration action taken 
by the Prince George's County Planning Board of The Maryland-National Capital Park and Planning 
Commission on the motion of Commissioner Washington, seconded by Commissioner Bailey, with 
Commissioners Washington, Bailey, Geraldo and Hewlett voting in favor of the motion, and with 
Commissioner Shoaff absent at its regular meeting held on Thursday, March 19, 2015, in Upper Marlboro, 
Maryland. The adoption of this amended resolution based on the reconsideration action taken does not 
extend the validity period. 

* Adopted by the Prince George's County Planning Board this 19th day of March 2015. 

PCB:JJ:WC:arj 

*Denotes Amendment 
Underlining indicates.new language 

Patricia Colihan Barney 
Executive Director 

~ °'()Y\!U) 
By Jessica Jones 

Acting Planning Board Administrator 

Date 3/2.3/15 
> > 

[Brackets] and strikethrough indicate deleted language 
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PGCPB No. 2020-64 File No. CDP-0902-01 
 

R E S O L U T I O N 
 

WHEREAS, the Prince George’s County Planning Board is charged with the approval of 
Comprehensive Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince 
George’s County Code; and 
 

WHEREAS, in consideration of evidence presented at a public hearing on April 23, 2020, 
regarding Comprehensive Design Plan CDP-0902-01 for The Villages at Timothy Branch, the Planning 
Board finds: 
 
1. Request: The application requests amendments to certain residential development standards and 

recreational facilities of the previously approved comprehensive design plan (CDP). 
 
2. Development Data Summary: 

 PREVIOUSLY 
APPROVED 

APPROVED 

Zone(s) R-M/M-I-O R-M/M-I-O 
Use(s) Residential Residential 
Gross Acreage 262 261.75 
Acreage in the 100-year floodplain 38 38 
Adjusted gross acreage (minus 50% floodplain) 

 
243 242.75 

Number of Dwelling Units 1,069 1,069 
 

OTHER DEVELOPMENT DATA—Dwelling Units by Housing Types 
 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
• c 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 

SDP-1701-04 & DPLS-477_Backup  111 of 383



PGCPB No. 2020-64 
File No. CDP-0902-01 
Page 2 

 PREVIOUSLY APPROVED APPROVED 

Dwelling Types Approximate % 
of Total Units 

Number of 
Units 

Approximate % 
of Total Units 

Number of 
Units 

R-M Zone     

Single-family 
Detached 9.45 101 17.7 189 

Townhouses 34.42* 368 47.4* 507 
One-Family Semi-
Attached Duplex 7.48 80 5.4 58 

Two-Family 
Attached (Two-
Over-Twos) 

29.18 312 6.7 72 

Multifamily 19.45** 208 22.7** 243 

Total Units in the 
R-M Zone 

99.98 or 
approximately 

100% 
1,069 

99.9 or 
approximately 

100% 
1,069 

Notes: *Not to exceed 50 percent 
**Not to exceed 25 percent 

 
3. Location: The subject property is located on the east side of US 301 (Robert Crain Highway), 

southeast of its intersection with MD 381 (Brandywine Road), in Planning Area 85A, Council 
District 9.  

 
4. Surrounding Uses: This portion of the Villages at Timothy Branch development is zoned 

Residential Medium Development (R-M) and is bounded to the north by an existing warehouse in 
the Planned Industrial/Employment Park (I-3) and Employment and Institutional Area (E-I-A) 
Zones, the Local Activity Center (L-A-C) zoned portion of the Timothy Branch development and 
Brandywine and Shortcut Roads. The Timothy Branch stream valley bounds the subject site to 
the east. US 301 and a single, developed property zoned Commercial Miscellaneous and vacant 
land in the I-3 Zone bounds the western portion of the site. To the south, vacant land and light 
industrial uses in the Mixed Use-Transportation Oriented and Commercial Shopping Center 
Zones borders the subject site. 

 
5. Previous Approvals: The 1978 Brandywine-Mattawoman Section Map Amendment rezoned the 

property from the Rural-Residential Zone to the I-3 and E-I-A Zones. The 1993 Subregion V 
Approved Master Plan and Sectional Map Amendment retained the property in the E-I-A and I-3 
zoning categories. There were no conditions associated with these previous zoning approvals. 
Zoning Map Amendment A-9987-C, approved by the Prince George’s County District Council on 
June 6, 2008, rezoned the property from the I-3 and E-I-A Zones to the R-M Zone. 
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On October 7, 2010, the Prince George’s County Planning Board approved CDP-0902 
(PGCPB Resolution No. 10-110) for the R-M-zoned portion of the Timothy Branch development. 
The District Council affirmed this decision on November 4, 2013. The Planning Board approved 
a reconsideration of Conditions 20-27 on March 19, 2015 (PGCPB Resolution No. 10-110(A)), to 
adjust findings and conditions related to the provision of off-site recreational facilities. Variances 
were also approved with the CDP to allow for a maximum of 50 percent of dwelling units to be 
townhouses and a maximum of 25 percent of dwelling units to be multifamily.   
 
On October 28, 2010, the Planning Board approved Preliminary Plan of Subdivision PPS 4-09003 
(PGCPB Resolution No. 10-117(A/1)), which provided for the creation of 580 lots, 68 parcels to 
support the development of up to 1,200 dwelling units. It was later reconsidered twice.  
 
On October 23, 2014, the Planning Board approved Specific Design Plan SDP-1304 
(PGCPB Resolution No. 14-116) for rough grading and development of basic infrastructure, as 
well as dedication and construction of Mattawoman Drive, in the R-M and L-A-C zoned areas of 
the Timothy Branch development.   
 
On September 14, 2017, the Planning Board approved Specific Design Plan SDP-1701 
(PGCPB Resolution No. 17-119) for the first phase of development of Timothy Branch. A total of 
323 dwelling units were approved for development within residential pods RM-1 and RM-2. 
The first amendment to this SDP was approved by the Planning Board on July 12, 2018 and 
provided for an increase in maximum lot coverage and for the approval of architectural 
modifications. The second revision, SDP-1701-02 added architecture for two new home models. 

 
6. Design Features: The approximately 262-acres of land comprising this CDP includes 

Mattawoman Drive extended, a six-lane arterial classification roadway, which will provide a 
diagonal southwestern to northeastern spine through the development with five residential pods 
grouped on either side. These pods are referred to as RM-1 through RM-5. Sections RM-1 and 
RM-2 are located east of Mattawoman Drive. Sections RM-3, RM-4, and RM-5 are located on the 
west side of Mattawoman Drive. Multifamily units are in the most southwesterly portion of the 
development (RM-5). The residential dwelling types in the central pods (RM-1, RM-2, RM-3 and 
RM-4) of the development, on either side of Mattawoman Drive, include single-family detached, 
single-family semidetached (duplex), single-family attached (townhouses), and two-family 
attached (two-over-twos). Stormwater management is planned to be handled by six ponds, four 
proposed ponds located on the most eastern section of the R-M zoned area, and one existing pond 
created in conjunction with the previously anticipated industrial park. One pond is located on the 
western side of existing Mattawoman Drive. 
 
All of these features were included in the CDP as originally approved and remain unchanged. 
Amendments provided in CDP-0902-01 are summarized as follows: relocation of a playground 
and change in phasing schedule for recreational facilities; revisions to residential development 
standards and adjustment to quantities of proposed residential unit types. 
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On-site private recreation facilities provided in the original approval of CDP-0902 include: 
 
a. A community building and recreation center including: 
 

(1) A 25-meter pool 
(2) A wading pool 
(3) Bathhouse/pool facilities with community meeting space; 

 
b. One preschool-age playground (2,500 square feet); 
 
c. One school-age playground (5,000 square feet); 
 
d. Three multi-age playgrounds (7,500 square feet); 
 
e. One 100-foot by 200-foot open play area; 
 
f. Approximately 5,600 linear feet of an eight-foot-wide hiker/biker trail with a 

four-foot-wide cleared earth/turf equestrian sidepath. 
 
This amendment requests to relocate one 7,500-square-foot multi-age playground from its 
approved location in residential development pod RM-5 to RM-4. The applicant has proposed to 
provide separate private recreation facilities for the multifamily development in RM-5. These 
facilities would be provided in addition to those listed above. The Planning Board finds this 
amendment is reasonable if recreation facilities are provided within RM-5 for the use of those 
residents.  
 
This amendment requests to revise the quantities of residential unit types to be provided, while 
maintaining adherence to the total number and percentage limitations of the mix of units 
previously approved. The Planning Board approves this requested amendment as it does not alter 
previous findings of conformance regarding the total quantity and percentage limitations for 
residential units.  

 
 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. Zoning Map Amendment A-9987: Zoning Map Amendment A-9987-C was approved by the 

District Council on June 6, 2008. One condition is relevant to this CDP amendment, as follows: 
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Land Use Types and Quantities: 
 
A-9987: 
 

Total area: Approximately 262 acres 
Land in the 100-acre floodplain: 19 acres 
Adjusted gross area: 243 acres 
Density permitted under the R-M 

 
3.6–5.7 dwelling units per 

 Permitted Dwelling Unit Range: 874.8-1,385.1 dwelling units 
 
Proposed Land Use Types and Quantities: 
 
One-family detached, townhouse, one-family attached, two-family attached (two-over-two), 
and multifamily and recreational facilities. 
 
The approved CDP proposed 1,069 residential units, or approximately 4.4 units per acre. This 
proposed density is within ranges approved in the basic plan and includes the uses prescribed by 
the Basic Plan. The amendments requested by the applicant do not change this finding. All 
relevant findings and recommendations provided by the approved CDP relative to A-9987-C, 
remain unchanged. 

 
8. Prince George’s County Zoning Ordinance: As one of the comprehensive design zones, the 

R-M Zone allows the applicant to establish its own design standards and to earn additional 
density if certain criteria have been met in the development review process, subject to Planning 
Board approval. The subject application has been reviewed for compliance with the requirements 
in the R-M and Military Installation Overlay (M-I-O) Zones of the Zoning Ordinance 
 
a. Military Installation Overlay Zone: A portion of the subject site is located within the 

Noise Impact Zone (60-74 dBA noise contour) of the M-I-O Zone. At the time of SDP, 
a Phase II noise study is required for areas within the noise contour, and plans will be 
evaluated for conformance with Section 27-548.55 Requirements for Noise. 

 
b. Sections 27-507 through 27-509: The Planning Board determined the subject project 

was found to conform to the requirements of Sections 27-501 through 27-509, except 
with respect to the maximum allowable percentages of townhouses and multifamily 
dwellings, for which a variance was previously approved with CDP-0902. 

 
c. Sections 27-179 through 27-198: The subject project was previously found in 

conformance with the requirements of Sections 27-179 through 27-198. The requested 
amendment does not alter these findings. 

 
d. Section 27-521(a) of the Zoning Ordinance includes the following required findings for 

approval of a CDP: 
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(1) The plan is in conformance with the Basic Plan approved by application per 
Section 27-195; or when the property was placed in a Comprehensive Design 
Zone through a Sectional Map Amendment per Section 27-223, was 
approved after October 1, 2006, and for which a comprehensive land use 
planning study was conducted by Technical Staff prior to initiation, is in 
conformance with the design guidelines or standards intended to implement 
the development concept recommended by the Master Plan, Sector Plan, or 
Sectional Map Amendment Zoning Change; 
 
The subject CDP is in conformance with Basic Plan A-9987-C, as discussed in 
Finding 7 above. 

 
(2) The proposed plan would result in a development with a better environment 

than could be achieved under other regulations; 
 
The comprehensive design zones provide much greater flexibility in design. 
Compared with regulations in conventional zones, this development will achieve 
more green open spaces and amenities that contribute to a better built 
environment. 

 
(3) Approval is warranted by the way in which the Comprehensive Design Plan 

includes design elements, facilities, and amenities, and satisfies the needs of 
the residents, employees, or guests of the project; 
 
The subject project includes design elements and provides recreational facilities 
and amenities for the project’s residents including the provision of open space, 
special attention to protecting environmental features, attention to views and an 
enhanced multimodal pedestrian system throughout the subdivision, and a 
generous private recreational facilities package within each pod of development, 
which remain unchanged with the subject amendment. 

 
(4) The proposed development will be compatible with existing land use, zoning, 

and facilities in the immediate surroundings; 
 
The subject amendment does not change the finding of compatibility with 
existing land use made with the original CDP approval. 

 
(5) Land uses and facilities covered by the Comprehensive Design Plan will be 

compatible with each other in relation to: 
 
(A) Amounts of building coverage and open space; 
(B) Building setbacks from streets and abutting land uses; and 
(C) Circulation access points; 
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While the subject amendment proposes changes to the residential development 
standards, it does not change the building setbacks from streets. It does change 
the building coverage on each lot, but overall, it does not propose an increase in 
building coverage of the whole site, as the number of units does not change. 
No changes are proposed to the circulation access points. 

 
(6) Each staged unit of the development (as well as the total development) can 

exist as a unit capable of sustaining an environment of continuing quality 
and stability; 
 
While the subject amendment proposes changes to the phasing of the recreational 
facilities, the proposed timing is still sufficient in creating an environment of 
continuing quality and stability. 

 
(7) The staging of development will not be an unreasonable burden on available 

public facilities; 
 
The proposed amendments to residential development standards and recreational 
facilities will not impact the previous findings relative to public facilities. 

 
(8) Where a Comprehensive Design Plan proposal includes an adaptive use of a 

Historic Site, the Planning Board shall find that: 
 
(A) The proposed adaptive use will not adversely affect distinguishing 

exterior architectural features or important historic landscape 
features in the established environmental setting; 

(B) Parking lot layout, materials, and landscaping are designed to 
preserve the integrity and character of the Historic Site; 

(C) The design, materials, height, proportion, and scale of a proposed 
enlargement or extension of a Historic Site, or of a new structure 
within the environmental setting, are in keeping with the character 
of the Historic Site; 

 
The CDP does not involve any adaptive uses. This requirement is not applicable 
to this application. 

 
(9) The Plan incorporates the applicable design guidelines set forth in 

Section 27-274 of Part 3, Division 9, of this Subtitle, and except as provided 
in Section 27-521(a)(11), where townhouses are proposed in the Plan, with 
the exception of the V-L and V-M Zones, the requirements set forth in 
Section 27-433(d); 
 
The plan is consistent with this requirement by incorporating the applicable site 
design guidelines in the development standards for the residential dwellings, as 
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previously approved in CDP-0902. No changes are proposed for the townhouse 
development standards. 

 
(10) The Plan is in conformance with an approved Type 1 Tree Conservation 

Plan; 
 
The development was found to be in conformance with Type 1 Tree 
Conservation Plan TCPI-151-90-02 at the time of approval of CDP-0902. This 
amendment has no impact on the previous findings regarding the tree 
conservation plan. 

 
(11) The Plan demonstrates the preservation and/or restoration of the regulated 

environmental features in a natural state to the fullest extent possible in 
accordance with the requirement of Subtitle 24-130-(b)(5). 
 
Based on the level of design information shown on the CDP, and the statement of 
justification that does not request any additional environmental impacts, the 
amended CDP demonstrates the preservation and/or restoration of the regulated 
environmental features in a natural state to the fullest extent possible in 
accordance with the requirements of Subtitle 24-130-(b)(5). 

 
(12) Notwithstanding Section 27-521(a)(9), property placed in a Comprehensive 

Design Zone pursuant to Section 27-226(f)(4), shall follow the guidelines set 
forth in Section 27-480(g)(1) and (2); and 
 
Section 27-226(f)(4) of the Zoning Ordinance is the District Council procedure 
for approving a comprehensive design zone application as part of a sectional map 
amendment. This provision is not applicable to the subject application because 
the property was rezoned to the comprehensive design zone through a basic plan 
application, not through a sectional map amendment. 

 
(13) For a Regional Urban Community, the plan conforms to the requirements 

stated in the definition of the use and satisfies the requirements for the use in 
Section 27-508(a)(1) and Section 27-508(a)(2) of this Code. 
 
This provision is not applicable to the subject application because The Villages at 
Timothy Branch is not a regional urban community. 

 
9. Comprehensive Design Plan CDP-0902: This application is limited to the amendments 

described in Finding 6. All previous findings and conditions, except for those modified in this 
application, remain valid and govern the development of the R-M-zoned section of The Villages 
at Timothy Branch. The requested amendments alter the previous CDP conditions of approval as 
follows: 
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5. Prior to certificate of approval of the subject comprehensive design plan: 
 

c. Revise the development standard chart in the text and on the plan as 
follows: 
 

The following standards shall apply to the development. (Modifications to the 
standards may be permitted on a lot-by-lot basis by the Planning Board at the time 
of specific design plan if circumstances warrant.) 

 
 RESIDENTIAL USES—R-M Zone1 

  

One-family 
detached 

Two-family 
attached 

Single-family 
semidetached 

8, 9 

Single-
family 

attached3, 
8, 9 

Multifamily 

Minimum Net Lot Area 
 

6,000 sq.ft. N/A 3,600 sq. ft. 
1,800 
sq.ft. N/A 

Minimum frontage at street R.O.W 60 N/A 36 feet 20 feet N/A 
Minimum frontage at Front B.R.L.  60 N/A 36 feet 20 feet N/A 
Minimum frontage – corner lot 70 N/A 40 feet 30 feet N/A 
Maximum Lot Coverage (%) 30 354 35 354 504 
Minimum building setback from 

Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 
Minimum building setback from 

Robert Crain Highway (US 301) TBD10 TBD10 TBD10 TBD10 200 feet10 
Minimum front setback5  25 N/A 20 feet 3, 6 7 

Minimum side setback5 10 N/A 10 feet 6 7 

Minimum rear setback5 20 N/A 20 feet 6 7 

Minimum side setback to street5 25 N/A 20 feet 6 7 

Maximum residential building 
height11 40 55 feet 45 feet 45 feet 80 feet 

Maximum percentage of total units N/A N/A N/A 502 252 
Minimum frontage on cul-de-sac 40 N/A N/A N/A N/A 

 
1 All parking is governed by Part 11 of the Zoning Ordinance. 
 
2 Variance requested from the maximum townhouse and multifamily dwelling unit 

percentage, which allows a maximum 30 and 10 percent respectively of units in the 
R-M Zone. 

 
3 Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes 

shall have a minimum 25-foot front yard setback in order to reduce the length of the 
driveway. 
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4 This percentage is for building coverage (and not for lot coverage) of the overall net tract 

area 
 
5 Stoops and/or steps may encroach into yard area. 
 
6 Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be 

reduced to 500 square feet for providing stoops, steps, and terraces which may project 
into yard area. Decks may project into rear yards only. 

 
7 For multifamily buildings, the minimum building setback along a street shall be 25 feet, 

except for Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a 
lesser BRL provides sufficient area to adequately buffer the units. 

 
8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard 

without meeting setback requirements. 
 
9 On lots consisting of one acre or less, fences in the front yard shall not be more than 

four feet high. 
 
10 The minimum building setback for one-family detached, two-family detached, 

single-family semidetached, single-family attached and multifamily from Robert Crain 
Highway (US 301) shall be determined at the time of SDP review. 

 
11 These height limits may be increased if a variance and/or modification is granted by the 

Planning Board at the time of SDP. 
 
This CDP amendment requests to introduce one new development standard requiring a 
minimum distance between buildings for one-family detached and single-family 
semidetached dwellings; add two additional footnotes to the development standards table 
and; amend the following residential design standards, with all other previously approved 
standards remaining applicable: 
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Previously Approved 

for One-family detached 
APPROVED 

for One-family detached 
Minimum Net Lot 
Area 6,000 square feet 5,200 square feet 

Minimum frontage 
at street R.O.W. 60 feet 44 feet 

Minimum frontage 
at Front B.R.L. 60 feet 50 feet 

Maximum lot 
coverage (%) 

30 percent for One-family detached; 
35 for single-family semidetached 60 percent for both 

Minimum side 
setback 

10 feet for One-family detached and 
single-family semidetached 5 feet for both 

Minimum distance 
between buildings 
(new) 

None 12 feet for One-family detached 
and single-family semidetached 

Minimum side 
setback to street 25 feet 20 feet 

Minimum frontage 
on cul-de-sac 40 feet 30 feet 

 
The CDP amendment also proposes to revise Footnote 3 to require rear-load garage 
townhomes to have a minimum 20-foot front yard setback, instead of the previously 
approved 25 feet, in order to reduce the length of the driveway. In addition, two new 
footnotes were added on the certified CDP-0902 in accordance with other conditions of 
approval as follows: 
 
12 At the time of SDP, these distances may be modified if it is determined by the 
Planning Board, that adequate measures are provided to protect all residential buildings 
from the traffic nuisances of Mattawoman Drive.  
 
13  A minimum 200-foot building restriction line (BRL) as measured from the ultimate 
right-of-way of US 301 shall be provided on the SDP for multifamily buildings unless it 
is deemed that a lesser BRL provides sufficient area to adequately buffer the dwellings 
from the roadway. The minimum width of building restriction lines for others residential 
product types along US 301 shall be considered in the determination of establishing the 
building restriction lines.  
 
The applicant requests these amendments to better conform to market demand and ensure 
consistency with the SDP approvals. These revised standards are designed to provide 
deeper back yards with reduced lot widths for single-family products, which results in a 
reduced minimum net lot area. The proposed standards are consistent with other recently 
approved R-M zoned properties, such as Parkside, Beechtree, and Bevard East. The 
Planning Board finds the requested amendments approvable.  
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*[31]24. Include the following phasing for the on-site private recreational facilities 
within the CDP text and plan: 

 
CDP-0902 - PHASING OF AMENITIES 

FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage – RM1 Prior to the issuance of any 
residential unit permit 

Complete by 200th overall* residential 
unit permit 

7,500 sq. ft. multiage – RM3 
Prior to the issuance of any 

residential unit permit 
within RM3 

Complete by 450th overall residential 
unit permit 

20,000 sq. ft. Open play area – 
RM 4 

Prior to the issuance of any 
residential unit permit 

within RM4 

Complete by 600th overall residential 
unit permit 

Min. 4,200 square-foot 
Community building and 25 
meter swimming pool – RM2 

Prior to the issuance of 
500th overall* residential 

unit permit 

Complete by 750th overall residential 
unit permit 

2,500 sq. ft. tot-lot – RM2 
Prior to the issuance of 

500th overall residential 
unit permit 

Complete by 750th overall residential 
unit permit 

5,000 sq. ft. per teen – RM2 
Prior to the issuance of 

500th overall residential 
unit permit 

Complete by 750th overall residential 
unit permit 

7,500 sq. ft. multiage – RM5 
Prior to the issuance of any 
residential unit permit with 

RM5 

Complete by 1,000th overall residential 
unit permit 

Timothy Branch 
Stream Valley Trail1 

(approx. 5,600 L.F.) or other 
recreational trail 

Prior to the issuance of any 
residential unit permit for 

the adjacent pod 

Complete with adjacent pod 
development 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as more 
details concerning grading and construction details become available. Phasing of the recreational facilities 
may be adjusted by written permission of the Planning Board or its designee under certain circumstances, 
such as the need to modify construction sequence due to exact location of sediment ponds or utilities, or 
other engineering necessary. The number of permits allowed to be released prior to construction of any 
given facility shall not be increased by more than 25 percent, and an adequate number of permits shall be 
withheld to assure completion of all of the facilities prior to completion of all the dwelling units. 
 
* “Overall” means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
 1 Unless the District Council amends the Basic Plan condition requiring the same 

 
The CDP amendment requests to update the established timing and order to complete 
construction of the above referenced recreation facilities. Since the CDP was originally 
approved, the planned phasing for the overall development of Timothy Branch evolved. 
The requested revision is intended to bring the schedule for providing individual 
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recreation facilities in-line with the development of each residential pod and proposes the 
following amendments (added text underlined, deleted text strikethrough): 

 
FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage – RM3 
RM4 

Prior to the issuance of any 
residential unit permit 

within RM3 RM4 

Complete by 450th 700th overall 
residential unit permit 

20,000 sq. ft. Open play area – 
RM 4 

Prior to the issuance of any 
residential unit permit 

within RM4 

Complete by 600th 650th overall 
residential unit permit 

7,500 sq. ft. multiage – RM5 
RM3 

Prior to the issuance of any 
residential unit permit with 

RM5 RM3 

Complete by 1,000th 775th overall 
residential unit permit 

 
The applicant states that the above changes relocate several facilities and the timing for 
finish of construction. The multi-age playground was moved out of RM5 as the 
multifamily development will provide its own amenity package. In addition, RM4 will be 
developed before RM3 due to its proximity to Mattawoman Drive. The Planning Board 
finds the amendments approvable as the number and type of proposed facilities does not 
change. 

 
10. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance and the 

Tree Canopy Coverage Ordinance: The amendments proposed have no impact on previous 
findings regarding the site’s conformance with the requirements of both the Woodland and 
Wildlife Habitat Conservation Ordinance and the Tree Canopy Coverage Ordinance. 

 
11. Further Planning Board Findings and Comments from Other Entities: The subject 

application was referred to the concerned agencies and divisions, which was limited due to the 
scope of the amendment. The referral comments are included herein by reference, and major 
findings are summarized, as follows: 
 
a. Community Planning—The Planning Board reviewed a memorandum dated 

March 23, 2020 (Greene to Bossi) incorporated herein by reference, which noted that the 
application conforms to the standards intended to implement the development concept 
recommended by the 2013 Approved Subregion 5 Master Plan and Sectional Map 
Amendment. 

 
b. Transportation Planning—The Planning Board reviewed a memorandum dated 

March 30, 2020 (Masog to Bossi) incorporated herein by reference, which noted that no 
significant changes to access or circulation are proposed and that a new traffic study was 
not required. The change in residential unit mix provided slightly exceeds the trip cap 
limits established by the original CDP. However, Condition 2 of CDP-0902 allowed for 
the reallocation of trips between the subject R-M-zoned portion of Timothy Branch 
(CDP-0902) and the L-A-C-zoned portion (CDP-0901). The applicant presented data to 
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show the intended future trip intensity for the L-A-C area will be significantly lower than 
provided for in previous approvals. As development densities are modified, trips may be 
reallocated between these sections of the development provided the overall trip cap of 
1,269 AM and 1,775 PM trips is not exceeded. 

 
c. Environmental Planning—The Planning Board reviewed a memorandum dated 

April 1, 2020 (Finch to Bossi) incorporated herein by reference, which indicated that 
based on the level of design information currently shown on the CDP, the application 
is in conformance the previously approved Type 1 Tree Conservation Plan, 
TCP1-151-90-02. 

 
d. Trails—The Planning Board reviewed a memorandum dated March 23, 2020 (Smith to 

Bossi) incorporated herein by reference, which noted that prior approvals for the subject 
site include conditions related to pedestrian and bicycle transportation facilities. This 
CDP amendment does not alter the conditions relevant to the alignment, design, or other 
provisions required for trail, bicycle and other transit facilities.  

 
e. Subdivision—The Planning Board finds that the proposed amendments provided in 

CDP-0902-01 do not alter the previous findings and conditions relevant to the PPS. 
 
 

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 Comprehensive Design 
CDP-0902-01 for the above described land, subject to the following conditions: 
 
1. Prior to certificate approval of this comprehensive design plan (CDP), the applicant shall provide 

a note on the CDP stating: 
 
“Private recreation facilities are to be provided in the multifamily RM-5 development, in 
addition to the eight facilities included in this CDP approval.” 

 
2. All previous conditions of approval of Comprehensive Design Plan CDP-0902 remain applicable, 

except as specifically modified herein. 
 
 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board’s action must be filed with 
the District Council of Prince George’s County within thirty (30) days following the final notice of the 
Planning Board’s decision.  
 

* * * * * * * * * * * * * 
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This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George’s County Planning Board of The Maryland-National Capital Park and Planning Commission on 
the motion of Commissioner Washington, seconded by Commissioner Geraldo, with Commissioners 
Washington, Geraldo, Bailey, Doerner and Hewlett voting in favor of the motion at its regular meeting 
held on Thursday, April 23, 2020 in Upper Marlboro, Maryland. 
 

Adopted by the Prince George’s County Planning Board this 14th day of May, 2020. 
 
 
 

Elizabeth M. Hewlett 
Chairman 
 
 
 

By Jessica Jones 
Planning Board Administrator 

 
EMH:JJ:AB:nz 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
     David S. Warner /s/        
     M-NCPPC Legal Department 
 
Date: April 27, 2020 
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THEjMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

17 r7 14741 Governor Oden Bowie Drive 
r- r- Upper Marlboro, Maryland 20772 *IC TTY: (301) 952-4366 

www.mncppc.org/pgco 

March 24, 2015 

Timothy Brandywine Investments One & Two, LLC 
2124 Priest Bridge Road,-Suite 18 
Crofton, MD 21114 

Dear Applicant: 

Re: Notification of Planning Board Action on 
Preliminary Plan 4-09003 
Villages of Timothy Branch 

This is to advise you that on March 19, 2015 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 16(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 March 24, 2015. 

Very truly yours, 
Alan Hirsch, Chief 
Develo 

c: Persons of Record 

PGCPB No. 10-117(Al) 
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THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

r7 r7 14741 Governor Oden Bowie Drive 
r- r- Upper Marlboro, Maryland 20772 "'111 C TTY: (301) 952-4366 

www.mncppc.org/pgco 

PGCPB No. 10-117(A/1) File No. 4-09003 

AMENDED RESOLUTION 

WHEREAS, Timothy Brandywine Investments One, LLC-and Timothy Brandywine Investments 
Two, LLC are the owner of a 334.26-acre parcel of land known as.Tax Map 145 in Grid B4, said property 
being in the 11 th Election District of Prince George's County, Maryland, and being zoned L-A-C (Local 
Activity Center) and R-M (Residential Medium Development); and 

WHEREAS, on May 11, 2010, Timothy Brandywine Investments One, LLC and Timothy 
Brandywine Investments Two, LLC filed an application for approval of a Preliminary Plan of Subdivision 
for 580 lots and 68 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Plan of Subdivision, also 
known as Preliminary Plan 4-09003 for Villages of Timothy Branch was presented to the Prince George's 
County Planning Board of The Maryland-National Capital Park and Planning Co1mnission by the staff of 
the C01mnission on October 28, 2010, 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, tl1e staff of The Maryland-National Capital Park and Planning C01mnission 
rec01mnended APPROVAL of the application with conditions; and 

WHEREAS, on October 28, 2010, the Prince George's County Planning Board heard testimony 
and received evidence submitted for the record on the aforesaid application. 

*WHEREAS, by letter dated December 9, 2011, the applicant requested a reconsideration of 
Finding 14 and Condition 41 relating to police response time reporting; and 

*WHEREAS, on January 5, 2012, the Planning Board approved the request for reconsideration 
based on the on the limited scope of the analysis of the police time reporting; and · 

*WHEREAS, on April 5, 2012, the Planning Board heard testimony regarding the reconsideration. 

tWHEREAS, by letter dated February 11, 2015, the Planning Director of the Maryland-National 
Capital Park and Planning Co1mnission requested a reconsideration of Conditions 13-20 and findings 
related to off-site recreational facilities at the Brandywine Area Co1mnunity Park; and 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 
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tWHEREAS, on March 19, 2015, the Planning Board approved the request for reconsideration 
based on other good cause in furtherance of substantial public interest; and 

tWHEREAS. on March 19, 2015, the Planning Board heard testimony regarding the 
reconsideration. 

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 1 Tree 
Conservation Plan (TCPl-151-90-02), and further APPROVED Preliminary Plan of Subdivision 4-09003, 
Villages of Timothy Branch, including a Variation from Section 24-121(a)(3) and Section 24-12l(a)( 4) for 
580 lots and 68 parcels with the following conditions: 

1. Prior to signature approval of the preliminary plan of subdivision, the following technical 
corrections shall be made: 

a. Comprehensive Design Plans CDP-0901 and CDP-0902 and the accompanying text shall 
be certified; 

b. Incorporate the changes required by the approved CDPs and accompanying text into the 
preliminary plan, including the residential portion of the L-A-C Zone and the RM-3 and 
RM-5 sections of the R-M Zone. 

c. Clarify parcel lines to show a 150-foot lot depth for all residential parcels abutting 
Mattawoman Drive; and, 

d. Show that all accesses and rights-of-way confonn to the standards of Section 24-128 of 
the Subdivision Regulations. 

e. Remove all proposed structures. 

f. Provide a list of existing parcels. 

g. Correct the number of lots and parcels proposed. 

h. Provide reference to the variations approved. 

2. Prior to signature approval of the preliminary plan: 

a. The TCPl shall be revised as follows: 

t Denotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and striketlrrough indicate deleted language 
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(1) Provide on-site a total of the woodland conservation threshold plus the additional 
acreage required for clearing below the woodland conservation threshold, and add 
a note indicating that this standard shall be maintained on all future tree 
conservation plans. 

(2) To conform to the ultimate rights-of-way as approved on the preliminary plan and 
eliminate woodland conservation from proposed ultimate rights-of-way and 
easements. 

(3) Provide a ten-foot-wide clear access zone on the sides and to the rear yards of all 
townhouses and multifamily units. This clear zone should be free of woodland 
conservation areas or noise mitigation measures that would block access. 

( 4) Provide the minimum required widths and areas for preservation and afforestation 
areas. If landscaped areas are proposed, they must be appropriately shaded and 
labeled including a note that the areas shall contain at least 50 percent trees and 
that the detailed plant schedules will be provided with the SDP. 

(5) Add the following note to the standard TCPl notes: 

"Prior to grading pennit approval, conservation easements shall be 
recorded in the land records for all proposed woodland conservation areas 
both on-site and off-site. Copies of the recorded easements shall be 
submitted to the Enviromnental Planning Section, M-NCPPC, for 
inclusion in the tree conservation plan file." 

(6) Meet the requirements of the Environmental Technical Manual with regard to 
standard notes. 

(7) Add a note to the specimen tree table stating the method of specimen tree location 
(field or survey located). 

(8) Eliminate woodland conservation credits from the areas within the trail and the 
associated clear areas on each side. 

(9) To show no afforestation or preservation areas within 15 feet of the toe of the 
embankment, or as determined by the Department of Public Works and 
Transportation or the Soil Conservation District reviewers. 

(10) To reflect correct plan numbering nomenclature on the approval blocks of all 
sheets. 

t Denotes 2015 Amendment 
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(11) To reflect all of the revisions included above on the woodland conservation 
worksheet. 

(12) Have the revised TCP signed and dated by the qualified professional who 
prepared it. 

b. The preliminary plan and the TCPl shall be revised to show a minimum of a 40-foot-wide 
scenic easement and landscaped buffer, outside of the ultimate right-of-way and any 
public utility easements, along the southern frontage of historic Brandywine Road. A 
reduction in width of the scenic easeme]J.t may be permitted at the time of SDP if 
additional design elements are implemented. 

c. The proposed noise benn shall be shifted to the east in order to eliminate proposed PMA 
hnpact 5. 

d. Provide a tree canopy coverage (TCC) schedule on the TCP 1 indicating how the TCC 
requirement has been fulfilled. 

e. The preliminary plan and TCPl shall be revised to show a lotting pattern and benn design 
that show the berm footprint completely on-site and provide a 100-foot-wide berm 
footprint throughout its length in Residential Module 2. 

f. The locations of noise contours and required lot depths shall be verified on the preliminary 
plan and TCP 1 to ensure they remain in confonnance with the provisions of the 
Subdivision Regulations and.the approved variation. 

3. Prior to approval of the SDP, the the preliminary plan and TCPl shall relocate all townhouse lots 
adjacent to US 301/MD 5 outside of the 75 dBA Ldn umnitigated noise contour. This may result 
in the loss of lots if they cannot be appropriately relocated. 

4. The approval of the final plat shall not occur until after the approval of the associated specific 
design plan that approves all of the proposed development, the associated building envelopes, and 
the areas to be preserved and/or planted. 

5. At the time of each final plat: 

a. A conservation easement shall be described by bearings and distances, and shall include 
the entirety of the regulated environmental features on the site except for any areas of 
impacts approved by the Planning Board as shown on the approved Type 2 tree 

tDenotes 2015 Amendment 
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conservation plan. The plat shall be reviewed by the Environmental Planning Section prior 
to approval. 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 and the 
approval of a revised tree conservation plan. The removal of hazardous trees, 
limbs, branches, or trunks is allowed." 

b. The following note shall be placed on the plat: 

"Prior to grading permit approval, conservation easements shall be recorded in the 
land records for all proposed woodland conservation areas both on-site and off
site. Copies of the recorded easements shall be submitted to the Environmental 
Planning Section, M-NCPPC, for inclusion in the tree conservation plan file." 

c. The following note shall be placed on the plat: 

"Development is subject to restrictions shown on the approved Typel Tree 
Conservation Plan (TCPl-150-90/02), qr as modified by future revisions, and 
precludes any disturbance or installation of any structure within specific areas. 
Failure to comply will mean a violation of an approved Tree Conservation Plan 
and will make the owner subject to mitigation under the Woodland and Wildlife 
Habitat Conservation Ordinance. This property is subject to the notification 
provisions of CB-60-2005. Copies of all approved Type TCPl Tree Conservation 
Plans for the subject property are available in the offices of the Maryland-National 
Capital Park and Planning Commission, Prince George's County, Planning 
Department." 

d. Woodland conservation requirements that cannot be fulfilled on-site for the subject 
application shall be provided off-site within the Mattawoman Creek watershed. The 
following note shall be placed on the final plat of subdivision: 

"All off-site woodland conservation requirements for the overall project shall be 
fulfilled within the Matta woman Creek watershed." 

6. Prior to approval of the first SDP, a proposed stream and/or wetland mitigation plan shall be 
required if the total stream impacts on the final TCP 1 associated with the preliminary plan total 
200 or more linear feet of stream beds or one-half acre of wetlands and their buffers. If this occurs, 
the first SDP submission package shall include a stream and/or wetland mitigation plan in 
conformance with Part C of the Environmental Technical Manual. The method to be used to 
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identify possible mitigation sites shall be as follows: the Stream Corridor Assessment database 
shall be researched by the applicant and a list of possible mitigation sites shall be identified first 
within the impacted stream system, and then if mitigation cannot be found in this system, 
mitigation shall be focused in the following areas, in the stated order of priority: within the 
drainage area, subwatershed, watershed, or river basin within Prince George's County. 

7. At the time of the first SDP submittal, the submission package shall include a proposed site 
development for storrnwater management that details how the new storrnwater management 
requirements will be met regarding the provision of environmental site design techniques, to the 
fullest extent practicable, unless other stonnwater management design approvals and/or waivers 
are granted by DPW &T. 

8. Prior to signature approval of any Type 2 tree conservation plan which proposes to credit, as 
woodland conservation, planting occurring with a storrnwater management easement, an approved 
site development stonnwater management plan shall be submitted to the Planning Department 
which indicates that the planting areas proposed have been approved by DPW &T with regard to 
the location, size, and plant stocking proposed. 

9. A Phase II noise study shall be submitted for review with each SDP for residential uses. The Phase 
II noise study shall address how noise has been mitigated to 65 dBA Ldn exterior and 45dBA Ldn 
interior for residential units throughout the site. 

10. The appropriate SDP shall show noise mitigation measures for the single-family detached lots 
impacted by noise levels of 65 dBA Ldn or greater along Mattawoman Drive. Mitigation for 
outdoor activity areas, as defined by the SDP, may include fencing or walls necessary to reduce the 
noise levels in the outdoor activity areas to 65 dBA Ldn or less. 

11. Applications for building permits for lots and structures identified on the SDP requiring noise 
mitigation measures shall contain a certification, to be submitted to M-NCPPC, prepared by a 
professional engineer with competency in acoustical analysis using the certification template. The 
certification shall state that the interior noise levels have been reduced through the proposed 
building materials to 45 dBA Ldn or less for residential units. 

12. The SDP for development that abuts historic Brandywine Road shall be referred by M-NCPPC to 
SHA for evaluation of context sensitive solutions (CSS). 

13. tPrior to approval of building permits by M-NCPPC for 50 percent of the residential dwelling 
units within CDP-0901 and CDP-0902, the applicant shall make a monetary contribution in the 
amount of $700,000.00 in 2015 dollars to The Maryland-National Capital Park and Planning 
Commission (M-NCPPC). M-NCPPC shall adjust the amount of the contribution using the 
Consumer Price Index (CPD for inflation at the time of payment. The funds shall be used for the 
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14. 

15. 

16. 

17. 

18. 

construction ofrecreational facilities at the Brandywine Area Community Park (M-NCPPC), as 
detennined by the Prince George's County Department of Parks and Recreation (DPR), to 
complement the facilities being provided in the Southern Area Aquatic and Recreational Complex. 

[Prior to the approval of building permits for 20 percent of the residential Ehvelling units within 
Preliminary Plan 4 09003, the applicant shall provide to the Department of Parks and Recreation 
(DPR) an approved TCP2 for the construction of Phase 1 recreational facilities at the Brandywine 
Area Community Park (Parcel i\, Plat PM 228 @ 79). If off site \Voodland conservation on 
parkland is proposed to fulfill the woodland conservation requirements for the Brand)wine Area 
Community Park, the applicant shall be responsible for preparing a TCP2 or a revision to an 
existing TCP2 demonstrating ho'N the requirement will be fulfilled. If off site woodland 
conservation on parkland is required, then a woodland conservation transfer certificate shall be 
submitted to the Planning Department prior to the issuance of any grading permits for the 
Brandy.vine Area Community Park. 

Prior to the approval of any permits which impact 1.vetlands, wetland buffers, streams, or Waters of 
the U.S., the applicant shall provide M NCPPC copies of all federal and state 'Netland permits, 
evidence that approval conditions have been complied vlith, and the associated mitigation plans. 

The applicant and the applicant's heirs, successors, and/or assignees shall provide off site public 
recreational facilities at the Brandywine Area Community Park (Parcel A, Plat PM 228 @ 79) in 
accordance with the standards outlined in the Parks and Recreation Facilities Guidelines. 

Prior to approval of building permits for 50 percent of the residential dv,relling units within 
Preliminary Plan 4 09003, the applicant shall construct Phase 1 recreational facilities at the 
Brandywine Area Community Park (Parcel A, Plat PM 228 @ 79) as conceptually shown on 
Exhibit B, which ineludes the following: 

softball field 
soccer field 
65 space parking lot 
access road from Missouri Avenue 

Prior to approval of building pennits for 20 percent of the residential dwelling units, including 
single family and mukifamily units, the applicant shall submit to DPR, for re:viev,r and approval, 
construction drawings and specifications for the construction of the Phase 1 recreational facilities 
and related stormv,rater management facilities in the Brand)wine Area Community Park (Parcel A, 
Plat PM 228 @ 79) 

The applicant and the applicant's heirs, successor, and/or assignees shall: 
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19. 

20. 

a. 

b. 

c. 

Be responsible for any costs associated with the environmental, arnheological and/or 
geotechnical studies, and permit fees associated with the design and construction of the 
Phase 1 recreational facilities in the Brandjwine Area Community Park. 

Construct any stormwater management facilities on parkland needed for Phase 1 
recreational facilities in the Brand.)0.vine Area Community Park. 

Provide tree mitigation required for the construction of Phase 1 recreational facilities in 
the BrandyNine Area Community Park on site andlor off site on parkland ovmed by 
MNCPPC. 

Prior to approval of a final plat, the applicant shall submit three original executed public 
recreational facilities agreements (RFA) for the construction of Phase 1 recreational facilities in the 
Brandyv.·ine Area Community Park to DPR for their approval. Upon approval by DPR, the RF,"L 
shall be recorded among the land records of Prince George's County, Upper Marlboro, Maryland, 
and reflected on the final plat. 

Prior to the approval of building pennits for 30 percent of the residential chvelling units, including 
single family and multifamily units, the applicant and the applicant's heirs, successors, and1or 
assignees shall submit to DPR a perfonnance bond, letter of credit, or other suitable flftancial 
guarantees for the construction of Phase 1 recreational facilities in the Brandy,Nine Area 
Community Park in an amount to be detennined by DPR for the improvements associated with the 
Brandywine A.rea Community Park.] 

t[U]14. The applicant and the applicant's heirs, successors, and/or assignees shall provide 
adequate, private on-site recreational facilities in accordance with the standards outlined in 
the Parks and Recreation Facilities Guidelines. The private recreational facilities shall be 
reviewed by M-NCPPC for adequacy and proper siting at the time of specific design plan. 

t[:UJ_l_Q. 

t[±4]11. 

The applicant shall submit three original executed private RF As for the private on-site 
recreational facilities to the Development Review Division (M-NCPPC) for approval three 
weeks prior to submission of a final plat. Upon approval by DRD, the RFA shall be 
recorded among the land records of Prince George's County, Upper Marlboro, Maryland. 

The applicant shall submit to DRD a performance bond, letter of credit, or other suitable 
financial guarantee for the construction of private recreational facilities in an amount to be 
determined by DRD, in accordance with the timing established in each SDP. 

In conformance with the 2009 Approved Countywide Master Plan of Transportation and 
the Approved Subregion 5 Master Plan and Sectional Map Amendment, the applicant and 
the applicant's heirs, successors, and/or assignees shall provide the following: 
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a. An eight-foot-wide sidewalk or sidepath along the subject site's entire frontage of 
Brandywine Road, unless modified by SHA. 

b. Pedestrian routes between commercial buildings and from parking areas to 
commercial buildings will be evaluated in more detailed at the time of SDP. 

c. An eight-foot-wide sidewalk or sidepath along the subject site's entire frontage of 
the east side ofMattawoman Drive (including the Matapeake Business Drive 
extension), unless modified by DPW &T. 

d. A five-foot-wide sidewalk along the subject site's frontage of the entire west side 
ofMattawoman Drive (including the Matapeake Business Drive extension), 
unless modified by DPW &T. 

e. Medians and/or pedestrian refuges shall be indicated along Mattawoman Drive at 
the time of SDP, unless modified by DPW &T. 

f. Standard sidewalks along both sides of all internal residential roads excluding 
alleys, unless modified by DPW &T. 

g. The location, width, and surface treatment shall be indicated for all bikeways, 
sidewalks, and trails at the time of SDP. 

h. Sidewalk, sidepath, and trail cross sections and details shall be provided at the 
time of SDP, consistent with current DPW &T and DPR standards and guidelines. 

i. The eight-foot-wide master plan trail along the Timothy Branch stream valley at 
the location agreed to by the applicant, DRD, and the trails coordinator. This trail 
will utilize existing subdivision roads where necessary to avoid environmental 
impacts and running immediately behind residential lots. 

J. Bicycle parking shall be shown at all commercial buildings and active recreational 
facilities at the time of SDP. The number and location of bicycle parking spaces 
shall be determined at that time. 

k. Sidewalk and sidepath construction shall be provided concurrently with road 
construction. Construction of the Timothy Branch trail shall be in phase with the 
development of adjacent residential development. 
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t[~]ll.. 

t[±e].1_2. 

1. The need for additional facilities and amenities for pedestrians at transit stops will 
be evaluated at the time of SDP. 

At the time of final plat approval, the applicant shall dedicate the following rights-of-way 
as reflected on the approved preliminary plan of subdivision: 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to south 
through the subject property. 

b. A right-of-way of 40 feet from centerline along C-613, MD 381, along the site's 
frontage. 

The applicant shall develop and submit a phasing plan for the following improvements at 
the time of the initial specific design plan involving development within the subject 
property, and also shall submit any needed warrant studies related to condition c at this 
time. A status report for these improvements shall be submitted with each specific design 
plan within the property, with the transportation staff recommendation to be based upona 
comparison of the status with the phasing plan. The staging of conditions a, b, and d shall 
be related to the timing of collection of Road Club fees (pursuant to Condition 27). 
Condition c would be implemented when the signal is deemed to be warranted and 
required by SHA. 

a. A third northbound through lane along US 301 through the MD 381 and the 
Mattawoman Drive intersections, beginning approximately 1,000 feet south of 
MD 381 and continuing approximately 2,500 feet north of MD 381. The 
elimination ofleft turns at the US 301/MD 381 intersection coincident with the 
construction of a northbound left-tum lane along US 301 at Mattawoman Drive 
shall be constructed by the applicant if required by SHA. 

b. A northbound left-tum lane along US 301 at Mattawoman Drive, subject to SHA 
approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, along with the 
addition of a westbound left-tum lane along MD 381 at Mattawoman Drive. 

d. The extension of Mattawoman Drive south of the subject property to connect to 
Matapeake Business Drive. 

The applicant and the applicant's heirs, successors, or assignees shall contribute toward 
and participate in the construction of certain additional off-site transportation 
improvements as identified hereinafter. These improvements shall be funded and 
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constructed through the formation of a road club that will include the applicant, the 
Montgomery Ward Brandywine Distribution Center, the Brandywine Commerce Center, 
the Mattawoman-Brandywine Commerce Center, the Brandywine Business Park, the 
Brandywine/301 Industrial Park, the Hampton CDZ, and other property owners in the area 
designated as Employment Area "C" in the Subregion V Master Plan, as well as any 
properties along US 301/MD 5 between T.B. (the intersection of US 301 and MD 5 in 
Prince George's County) and Mattawoman Creek, and any other properties for which 
participation is deemed necessary by the Planning Board. For development on the subject 
property, the applicant's sole funding responsibility toward construction of these off-site 
transportation improvements shall be payment of the following: 

For each non-residential unit, a fee calculated as $1.41 per gross square foot of space X 
(Engineering News-Record Highway Construction Cost index at time of payment)/ 
(Engineering News-Record Highway Construction Cost Index for first quarter, 1993). 

For each single-family unit, a fee calculated as $1,306 X (Engineering News-Record 
Highway Construction Cost index at time of payment)/ (Engineering News-Record 
Highway Construction Cost Index for first quarter, 1993). 

For each townhouse, duplex, or two-family attached (two-over-two) unit, a fee calculated 
as $1,187 X (Engineering News-Record Highway Construction Cost index at time of 
payment)/ (Engineering News-Record Highway Construction Cost Index for first quarter, 
1993). 

For each multifamily unit, a fee calculated as $886 X (Engineering News-Record Highway 
Construction Cost index at time of payment)/ (Engineering News-Record Highway 
Construction Cost Index for first quarter, 1993). 

Payment is to be made in trust to the road club escrow agent and shall be due, on a pro rata 
basis, at the time of the issuance of building permits. Prior to the issuance of any building 
pennit(s), the applicant shall provide written evidence to M-NCPPC that the required 
payment has been made. 

The off-site transportation improvements to be constructed are set forth below. 
Construction of these improvements shall occur in the numerical sequence in which they 
appear. Each improvement shall be constructed if and only if sufficient funds for 
engineering, full design, and construction have been deposited into the road club escrow 
account by road club members or said funds have been provided by public agencies. The 
off-site transportation improvements shall include: 
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a. Widening US 301/MD 5 from a four-lane road to a six-lane road beginning at 
Timothy Branch (north of Cedarville Road) and extending northerly to the US 
301/MD 5 interchange (at T.B.). The construction shall be in accordance with 
presently approved SHA plans. 

b. Installing a traffic signal at the A-63/Cedarville Road intersection, provided said 
signal is deemed warranted by DPW &T. 

c. Making minor widening/striping improvements to the US 301/MD 5 interchange 
ramps. 

d. Widening US 301 from a four-lane road to a six-lane road beginning at the T.B. 
interchange (US 301/MD 5) and extending northerly to a point approximately 
2,500 feet north of MD 381. 

e. Reconstructing the traffic signal at US 301/MD 381. 

f. Installing a traffic signal at the MD 381/A-63 intersection, provided said signal is 
deemed warranted by DPW &T and SHA. 

g. Providing a grade separation at the point the spine road crosses US 301 northeast 
ofT.B. 

h. Reconstructing the traffic signal at MD 5/Brandywine Road. 

1. Construction of an interchange in the area of US 301/MD 5 and 
Cedarville/McKendree Roads. 

J. Construction of an interchange in the area of MD 5 and A-63, north of T.B. 

k. Construction of A-63 as a six-lane arterial roadway (where off-site) between the 
US 301/MD 5/Cedarville Rd./McKendree Road intersection and MD 5 north of 
T.B. 

1. Widening US 301/MD 5 from a six-lane road to an eight-lane road beginning at 
the T.B. interchange (US 301/MD 5) and extending southerly to Mattawoman 
Creek. 

m. Widen MD 5 from a four-lane road to a six-lane road beginning at the T.B. 
interchange (US 301/MD 5) and extending northerly to a point approximately 
2,500 feet north of the planned intersection with A-63. 
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t[:2-%)21. 

t[:2-9)21. 

t[M]23. 

Total development of the overall site shall be limited to uses that would generate no more 
than 1,269 AM and 1,775 PM peak-hour vehicle trips. Any development generating an 
impact greater than that identified herein above shall require a new preliminary plan of 
subdivision with a new determination of the adequacy of transportation facilities. 

Prior to signature approval, the preliminary plan shall be modified as follows: 

a. The portion of A-63 between the more southerly traffic circle and the southern 
property line shall be labeled as A-63, and shall make provision for a 120-foot 
right-of-way. 

b. Remove the "Alternative Alignment for Master Plan I-503" notation and show 
only that area of the subject property needed to accommodate a future industrial 
road connection as a separate outlot. 

c. Add a note stating: "A 40-foot-wide strip parallel and adjacent to US 301/MD 5 
has been identified as a Possible Future Transit Alignment subject to further 
future environmental review." 

All appropriate specific design plans shall limit access to A-63 as follows: 

a. Any public or private streets shown on the approved preliminary plan. 

b. A maximum of two driveways within the L-A-C-zoned portion of the site to serve 
the c01mnercial development. 

c. A maximum of two driveways within the R-M-zoned portion of the site to serve 
Residential Module 5. 

The final plat shall note a denial of access along the site's frontage of US 301/MD 5. 

Prior to the approval of the first specific design plan, the applicant and the applicant's 
heirs, successors, and/or assignees shall provide a final report detailing the Phase II 
investigations and ensure that all artifacts are curated in accordance with the Guidelines 
for Archeological Review. 

Prior to the approval of the first specific design plan, the applicant and the applicant's 
heirs, successors, and/or assignees shall provide a plan for any interpretive signage to be 
erected and public outreach measures (based on the findings of the Phase I and Phase II 
archeological investigations). The location and wording of the signage and the public 
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outreach measures shall be subject to approval by the Historic Preservation Co1mnission 
and the M-NCPPC staff archeologist. The SDP shall include the timing for the installation 
of the signage and the implementation of public outreach measures. 

The applicant and the applicant's heirs, successors, and/or assignees shall coordinate all 
Section 106 review with the Historic Preservation Section (M-NCPPC), federal agencies, 
and the Maryland Historical Trust. The National Historic Preservation Act Section 106 
requires federal agencies to take into account the effects of the development on historic 
resources, to include archeological sites. 

All conditions of approval of Basic Plan A-9988-C shall remain in full force and effect. 

Prior to signature approval of the preliminary plan, the preliminary plan shall conform to 
all applicable Zoning Ordinance requirements and CDP conditions, including the 
following: 

a. A minimum 50-foot building restriction line shall be shown on the plan for all 
residential buildings along Mattawoman Drive. 

b. The multifamily units within the L-A-C Zone shall be labeled for active adult use 
only. 

c. In the L-A-C Zone, the plan shall list the proposed mixed-use development on this 
property as including a maximum of 100,000 square feet of retail commercial 
uses, a minimum of 205,000 square feet of office, service c01mnercial, 
institutional and educational uses, and a minimum of 131 residential units. 

d. In the L-A-C Zone, the plan shall be revised to show the community building and 
swimming pool relocated to either the southern end of the residential use area, 
adjacent to the existing stormwater management (SWM) pond, or central to the 
pod of development. 

e. In the L-A-C Zone, the plan shall be revised to reflect that the residential 
development is limited to no more than three different residential unit types, 
which may include two-family attached (two-over-two), single-family 
semidetached, single-family attached (townhouse), or multifamily units. 

f. The plan shall show a minimum 40-foot wide scenic easement and landscape 
buffer outside of the ultimate right-of-way and any public utility easements along 
the southern frontage of Brandywine Road. 
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g. The plan shall show a 30-foot landscape buffer, inclusive of any public utility 
easement, between the right-of-way ofMattawoman Drive and any commercial 
development. 

h. The plan shall show the residential development designed to minimize the use of 
public streets ending in a cul-de-sac. 

1. The plan shall be revised to reflect the development standards approved in 
CDP-0901 and CDP-0902 for all residential and commercial uses in the L-A-C 
and R-M Zones. 

J. The plan shall be revised to reflect a minimum lot area for townhouses of 1,800 
square feet. 

k. The plan shall be revised to reflect no more than six townhouses per building 
group, except where otherwise reviewed and approved. 

1. The plan shall be revised to reflect a minimum width of 20 feet for all 
townhouses. 

m. In the LAC Zone, the plan shall be revised to reflect a redesign of the residential 
pod to include the relocation of the multifamily units, townhouse units, two-over
two units, and the recreational facility. 

n. In the LAC residential module, the plan shall be revised to show the private loop 
road as a public right-of-way, as necessary, to provide sufficient street frontage to 
serve the multifamily parcel. 

o. A minimum 200-foot-wide building restriction line shall be shown on the plans 
along US 301 on parcels where multifamily units are proposed. 

p. Show the proposed transit alignment and include the following label: "Possible 
Future Transit Alignment." 

q. Indicate a potential access connection between the existing warehouse/distribution 
facility on Mattawoman Drive (A-63) and Short Cut Road as an alternative for 
heavy truck traffic. 

r. The plan shall be changed prior to signature approval to reflect a 120 foot right
of-way along the entirety ofMattawoman Drive. 
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t[~]Jl. 

s. In Residential Module 5, the plan shall be revised to delete the multifamily layout 
shown on the plans to allow for design, to be detennined at the time of review and 
approval of the relevant SDP. 

t. In Residential Module 3, the plan shall be revised to reflect a redesign of the 
residential pod within Parcels C and D to include additional connectivity and the 
fonnation of pedestrian friendly blocks and a recreational facility. 

For each individual specific design plan, the applicant shall provide an inventory of the 
existing quantities of uses (if any) in the development, expressed in cumulative square 
footage or number of the varying types of residential units and information as to the exact 
square footage/number of units and types proposed, so that conformance with the overall 
approved land uses can be evaluated. Each future plan of development shall also contain 
infonnation demonstrating confonnance to the density increment analysis completed in 
association with CDP-0901 and CDP-0902. 

An automatic fire suppression system shall be provided in all new buildings proposed in 
this subdivision, unless the Prince George's County Fire/EMS Department determines that 
an alternative method of fire suppression is appropriate. 

Prior to the approval of building pennits, the applicant and the applicant's heirs, 
successors, and/or assignees shall convey to the homeowners association (HOA) open 
space land as identified on the approved specific design plan. Land to be conveyed shall 
be subject the following: 

a. A copy of the 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. 

b. 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. 

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

d. Any disturbance of land to be conveyed to HOA shall be in accordance with an 
approved SDP or shall require the written consent ofDRD. 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 
storm drain outfalls. If such proposals are approved, a written agreement and 
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financial guarantee shall be required to warrant restoration, repair, or 
improvements required by the approval process. 

e. Stonn drain outfalls shall be designed to avoid adverse impacts on land to be 
conveyed to a HOA. 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. 

f. Temporary or permanent use of land to be conveyed to a HOA for stonnwater 
management shall be approved by DRD. 

g. 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. 

t[4G]32. Prior to the approval of any SDP for the Villages of Timothy Branch development, the 
applicant and the applicant's heirs, successors, and/or assignees shall work with Historic 
Preservation staff to develop names for the subdivision streets that reflect the history of the 
property, the adjacent Brandywine community, and its associated families. 

*[ 41. Prior to the issuance of a grading permit for the development, a public safety mitigation fee shall 
be paid in the amount of $5,082,000 ($4,235 x 1,200 chvelling units). Notwithstanding the number 
of dwelling units and the total fee payments noted in this condition, the final number of chvelling 
units shall be as approved by the Planning Board and the total fee payment shall be detennined by 
mukiplying the total dwelling unit number by the per unit factor noted above. The per unit factor 
of $4,235 is subject to adjustment on an annual basis in accordance with the percentage change in 
the consumer price index for all urban consumers. The actual fee to be paid will depend upon the 
year the grading permit is issued. 

As an akernative to the sole payment of the mitigation fee required above, the applicant at the time 
of the first grading permit for the de:r1elopment may submit a valid Mitigation Plan established 
pursuant to the provisions of CR 78 2005.] 

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. Overview-The subject property is located on Tax Map 145 in Grid B4 and is divided into two 
portions. The northern portion of the site is known as Parcels A through G of the Brandywine 
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Commerce Center, zoned L-A-C (Local Activity Center) and R-M (Residential Medium 
Development). Parcel Eis not a part of this application. The subject property is partially cleared 
and some infrastructure is constructed. The southern portion of the site is known as unrecorded 
Parcels 4, 13, 19, and 25, zoned R-M. This portion of the site is undeveloped. The subject property 
consists of 72.26 acres ofland in the L-A-C Zone and 262 acres·ofland zoned R-M, for a total of 
334.26 acres. The applicant proposes to construct 1,200 dwelling units of mixed residential types 
and 305,000 square feet of commercial and office development. 

3. Setting-The property is located.on the east side of US 301 at its intersection with MD 5. The 
northern portion of the property is zoned L-A-C and the southern portion is zoned R-M. The site 
completely surrounds Parcel E, zoned E-I-A, which is currently used for an H.H. Gregg 
warehouse. Also, the property surrounds the Southern Maryland Oil gas station on the east side of 
US 301/ MD 5, which is zoned C-M (Miscellaneous Commercial). Properties across Brandywine 
Road are zoned M-X-T (Mixed Use-Transportation Oriented). They are currently vacant, with the 
developments of Stephen's Crossing and Brandywine Business Park proposed. Properties 
bounding the northwest edge of the property and across Short Cut road are zoned I-1 (Light 
Industrial). These are used for automobile sales and salvage. Across US 301/MD 5, land is zoned 
M-X-T and is currently undeveloped. To the south of the site is the Brandywine Crossing shopping 
center, which is zoned C-S-C (Commercial Shopping Center), I~l and I-2 (Heavy Industrial). 
Property to the east is zoned R-R (Rural Residential) and developed with single-family detached 
residences. 

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

Zone 

Use(s) 

Acreage 
Lots 
Outlots 
Parcels 
Dwelling Units: 

One-family Detached 
One-family Semidetached 
Townhouse 
Two-family Attached 
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334.26 
0 
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10 
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R-M(262. acres) 
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Mixed Residential, 

Commercial Retail and Office 
334.26 

580 
1 

68 
1,200 
101 
100 
379 
352 
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Multifamily 

Retail/Commercial 

Public Safety Mitigation Fee 

0 

0 

No 

268 

305,000 sq. ft. 

Yes 

Pursuant to Section 24-119(d)(2) of the Subdivision Regulations, this case was heard before the 
Subdivision and Development Review Committee (SDRC) on May 28, 2010. The requested 
variation to Section 24-121(a)(4) was accepted on July 30, 2010, as discussed further in this 
report, and was also heard on August 6, 2010 at SDRC as required by Section 24-113(b). The case 
was continued from the Planning Board meeting on October 21, 2010. 

5. Environmental-The Environmental Planning Section has reviewed the revised preliminary plan 
and Type 1 Tree Conservation Plan (TCP 1-151-90-02) for the Villages of Timothy Bra:nch, 
stamped as received by the Environmental Planning Section on August 19, 2010, and other 
supplemental information. The following comments are provided based on the additional 
information submitted and the approval of CDP-0901 and CDP-0902. 

Revised plans for CDP-0901 and CDP-0902 were submitted on July 21, 2010 for the subject 
property and approved by the Planning Board on October 7, 2010, subject to conditions. The 
Environmental Planning Section recommends approval of Preliminary Plan 4-09003 and Type 1 
Tree Conservation Plan TCP 1-151-90-02 subject to conditions. 

Background 
The Environmental Planning Section has reviewed this site extensively in the past. The pertinent 
cases begin with Preliminary Plan 4-92048 (Brandywine Commerce Center) with associated 
Type I Tree Conservation Plan TCPI/151/90 for a 372.24-acre tract which was approved subject to 
PGCPB Resolution No. 92-187. The preliminary plan for this site indicated that development 
would occur in six phases. Subsequently, a Type II Tree Conservation Plan, TCPW68/93, was 
approved for Phases I and II on the northern end of the property for the purposes of constructing 
stormwater management ponds and nontidal wetland mitigation areas. A Type II tree conservation 
plan (TCPII) was also approved for Phases ill through VI (the southern portion of the property) for 
the purpose of installing a culvert in the Timothy Branch stream valley, which was required for the 
extension of master-planned Mattawoman Drive. This culvert was never installed, and Phases ill 
through VI were never platted. The preliminary plan subsequently expired. 

In 1997, Detailed Site Plan SP-97012 and Specific Design Plan SDP-9703 were approved for a 
28.45-acre site in the Brandywine Commerce Center which straddled the 1-3 (Planned 
Industrial/Employment Park) and E-1-A Zones for the development of a Circuit City Warehouse, 
and a separate Type II Tree Conservation Plan, TCPW42/97, was approved for the area of 
TCPW68/93 located on the northwest side ofMattawoman Drive in conformance with 
TCPl/151/90. A lot line adjustment was subsequently platted for Parcel E, which was developed in 
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accordance with the approved plans. No other development has moved forward on the site since 
that time. 

Two Zoning Map Amendments, A-9987-C and A-9988-C, were requested in 2007 affecting 
334.26 acres of the original Brandywine Commerce Center site (Parcel E containing 28.53 acres 
was excluded from these applications). Zoning Map Amendment A-9987-C proposed the rezoning 
of approximately 72 acres at the northern end of the site from the I-3 Zone (a conventional zone) 
and E-I-A Zone (Employment and Institutional Area, a comprehensive design zone) to the L-A-C 
Zone (Local-Activity-Center, a comprehensive design zone). 

Zoning Map Amendment A-9988-C proposed the rezoning of approximately 262 acres of the site 
from the I-3 and E-I-A Zones to the R-M Zone (Residential Medium Development, a 
comprehensive design zone). 

The two zoning map amendments were approved by the District Council subject to conditions 
contained in Zoning Ordinance No. 17-2008 on June 16, 2008. 

The Environmental Planning Section reviewed the separate Comprehensive Design Plans 
(CDP-0901 and CDP-0902) along with the joint Type 1 Tree Conservation Plan 
(TCPl-151-90-01) for the R-M and L-A-C-zoned sections of the Villages of Timothy Branch, as 
approved. 

The current application is a preliminary plan for the development of 334.26 acres in the R-M and 
L-A-C Zones. 

Site Description 
The subject property is 72.26 acres in the L-A-C Zone and 262.00 acres in the R-M Zone located 
in the southeast quadrant of the intersection of Crain Highway (US 301) and Brandywine Road 
(MD 3 81) Road. Current air photos indicate that two-thirds of the site is wooded. This site 
contains streams, 100-year floodplain, and wetlands associated with the Timothy Branch stream 
valley in the Mattawoman Creek watershed and the Potomac River basin. According to 
information obtained from the Maryland Department of Natural Resources, Natural Heritage 
Program, there are no rare, threatened, or endangered species found to occur on or in the vicinity 
of this property. Brandywine Road (MD 381), which borders the site on the north, is a designated 
historic road. The portion of Brandywine Road west of Matta woman Drive is classified as an 
industrial road in the Approved Countywide Master Plan of Transportation (MPOT) as is Short 
Cut Road, which is also adjacent to this site. The section of Crain Highway (US 301), which 
borders the site to the west, is a master-planned freeway and an existing source of traffic-generated 
noise. Mattawoman Drive and A-63, which are internal to the site, are both classified as arterials 
which are generally regulated for noise impacts when associated with residential development. 
_According to the Prince George's County Soil Survey, the principal soils on the site are in the 
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Beltsville, Bibb, Croom, Elkton, Iuka, Leonardtown, and Sassafras series. Marlboro clay does not 
occur in this area. The site is in the Developing Tier according to the Prince George's County 
General Plan. According to the Approved Countywide Green Infrastructure Plan, the stream 
valley along the eastern boundary is a regulated area and the majority of the property is an 
evaluation area, with small areas of network gap. 

· Conformance with the General Plan 
The Environmental Infrastructure chapter of the General Plan contains policies and strategies 

applicable to preservation, enhancement, and restoration of the natural environment and its 
ecological functions as the basic component of a sustainable development pattern. The following 
policies and strategies are applicable to the current review. 

Policy 1: Preserve, protect, and enhance the designated green infrastructure elements. 

Policy 2: Preserve, protect and enhance surface and ground water features and restore lost 
ecological functions. 

Policy 3: Preserve existing woodland resources and replant woodland, where possible, while 
implementing the desired development pattern. 

Strategy V. Meet the requirements of the Woodland Conservation Ordinance on-site 
to the fullest extent possible within the Mattawoman watershed. If off-site mitigation 
is required, it shall be provided within the Mattawoman watershed. 

Policy 5: Reduce overall sky glow, minimize the spill-over of light from one property to the 
next, and reduce glare from light fixtures. 

Policy 7: Minimize impacts of noise on residential uses during the land development process. 

The above listed policies, as well as the specific strategy related to the Mattawoman Creek 
watershed, are discussed below as part of the findings of conformance with the Green 
Infrastructure Plan, subregion master plans, and the overall review of the proposal. 

Conformance with the Countywide Green Infrastructure Plan 
The site contains regulated areas, evaluation areas, and network gaps identified in the Countywide 
Green Infrastructure Plan, which are consolidated along the stream corridor located along the 
eastern border of this site. The submitted application shows the preservation of the regulated areas 
and areas adjacent to the regulated areas, in general conformance with the Green Infrastructure . 
Plan. Reviews during future development phases will provide more detailed evaluations of 
conformance with the Green Infrastructure Plan. 
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The Mattawoman Creek stream valley was designated as a special conservation area in the Green 
Infrastructure Plan because its associated stream basin is among the most productive finfish 
spawning and nursery streams in the entire Chesapeake Bay region. The quality of the water 
entering the stream system in the watershed is of particular concern, and when evaluation areas 
occur within the watershed, woodlands present should be preserved adjacent to streams to widen 
the corridors adjacent to regulated areas and protect water quality, as discussed further. 

The following policies are applicable to the review of the subject application: 

Policy 1: Preserve, protect, enhance or restore the green infrastructure network and its 
ecological functions while supporting the desired development pattern of the 2002 General 
Plan. 

The subject property contains regulated areas, evaluation areas, and network gap areas as 
identified in the Countywide Green Infrastructure Plan located within the Mattawoman Creek 
watershed, which is a primary corridor and a special conservation area. 

As noted above, it appears that the submitted application shows the preservation of regulated areas 
and areas adjacent to the regulated areas, in general conformance with the Green Infrastructure 
Plan. Reviews during future development phases will provide more detailed evaluations of 
conformance with the Green Infrastructure Plan. 

Policy 2: Preserve, protect and enhance surface and ground water features and restore lost 
ecological functions. 

Preservation of water quality in this area will be provided through the protection of the expanded 
stream buffers and the application of best stormwater management practices. It is recommended 
that environmental site design techniques be applied throughout this site, to the fullest extent 
practicable, because this site may be subject to the new stormwater management regulations. The 
stormwater management concept approval letter states that six wet ponds are proposed to be used 
to meet the stonnwater management requirements. 

All future specific design plan submission packages should include a site development plan for 
stormwater management that details how the new stormwater management requirements will be 
met regarding the provision of environmental site design techniques to the maximum extent 
practicable. 

Policy 3: Preserve existing woodland resources and replant woodland, where possible, while 
implementing the desired development pattern of the 2002 General Plan. 
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This policy is superseded by the General Plan policy and strategy to meet the requirements of the 
woodland conservation on-site to the fullest extent possible within the Mattawoman watershed, or 
if off-site mitigation is required, to provide it within the Mattawoman watershed. 

The TCP2 for the subject property should demonstrate that the requirements of the Woodland and 
Wildlife Habitat Conservation Ordinance are provided on-site through preservation or afforestation 
to the fullest extent possible, consistent with the desired pattern of development and densities 
indicated in the General Plan. If off-site mitigation is required, it should be provided within the 
Mattawoman watershed. The use of fee-in-lieu is discouraged. 

Conformance with the Subregion 5 Master Plan 
The subject property is located within the 2009 Approved Subregion 5 Master Plan and Sectional 
Map Amendment. The protection of the regulated environmental features proposed on the CDP 
and associated TCPl is in general confonnance with the guidance provided by the master plan. 

The ultimate public rights-of-way associated with the subject property (both state and county) 
confonn with the transportation improvements approved with the Subregion 5 Master Plan and the 
Master Plan of Transportation. 

The CDP and TCPl must be revised prior to certification to show the transportation improvements 
approved with the Subregion 5 Master Plan, the Master Plan of Transportation, and the US 301 
Upgrade Option as detennined by the Transportation Planning Section. The preliminary plan and 
associated TCP 1 should also reflect the transportation improvements as shown on the certified 
CDP plan. 

Conditions of Previous Zoning Approvals 

Brandywine-Mattawoman SMA: The 1978 Brandywine-Mattawoman Section Map Amendment 
rezoned the property from the R-R (Rural Residential) Zone to the I-3 and E-I-A Zones. 

Subregion V Approved Master Plan and SMA: The 1993 Approved Subregion V Master Plan 
and Sectional Map Amendment retained the property in the E-I-A and I-3 zoning categories. 

There were no conditions associated with these previous zoning approvals. 

Zoning Map Amendment A-9989-C: The subject property was rezoned to the R-M Zone by the 
District Council (Zoning Ordinance No. 17-2008) effective July 11, 2009, subject to conditions 
and one consideration. The conditions, which are environmental in nature, are shown in bold and 
are addressed below: 
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9. The submission package of the Comprehensive Design Plan shall contain a signed 
Natural Resources Inventory (NRI). The NRI shall be used by the designers to 
prepare a site layout that limits impacts to the Regulated Areas and Evaluation 
Areas of the site to the greatest extent possible. 

A revised Natural Resources Inventory (NRI-002-07/01) for the subject property, in conformance 
with environmental legislation effective September 1, 2010, was approved on August 19, 2010. 
The preliminary plan has been revised to correctly show the regulated environmental areas of the 
site based on the revised NRI. 

10. Woodland conservation that is required by the Woodland Conservation Ordinance 
shall be provided on-site to the greatest extent possible. 

A revised Type 1 Tree Conservation Plan (TCPl-151-90/01) was submitted with the current 
application. A condition is proposed below to address this requirement. The proposed condition 
would require the threshold and the replacement requirements for clearing below the threshold to 
be provided on-site. 

Conformance with the Conditions of Approval for CDP-0901 
The following conditions, indicated in bold, were approved as part of CDP-0901 and are 
environmental in nature: 

7. Prior to certificate approval of the comprehensive design plan: 

a. The TCPl shall be revised as follows: 

(1) Show the provision of the total of the woodland conservation 
threshold for the site plus the portion of the replacement required for 
clearing below the threshold, as woodland conservation on-site, and 
add a note indicating that this standard shall be maintained on all 
future tree conservation plans. 

(2) Revise the TCPl to conform to the ultimate rights-of-way for the 
CDP as determined by the Transportation Planning Section based on 
the Subregion 5 master plan. All conditions associated with the 
rights-of-way assume the ultimate rights-of-way as approved on the 
CDP. 

c. The CDP and the TCPl shall be revised to show a minimum of a 
40-foot-wide scenic easement and landscaped buffer, outside of the ultimate 
right-of-way and any public utility easements, along the southern frontage of 
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historic Brandywine Road. A reduction in width of the scenic easement may 
be permitted at the time of SDP if additional design elements are 
implemented. 

These revisions to the CDP and TCPl, prior to certification, must also be addressed on the 
preliminary plan of subdivision and its associated TCPl. 

Prior to signature approval of the preliminary plan, the TCP 1 should be revised to show the 
provision of the total of the woodland conservation threshold for the site, plus the portion of the 
replacement required for clearing below the threshold, as woodland conservation on-site, and add a 
note indicating that this standard will be maintained on all future tree conservation plans. 

The TCPl should reflect the ultimate rights-of-way as approved on the preliminary plan, and the 
CDP and the TCPl should be revised to show a minimum 40-foot-wide scenic easement and 
landscape buffer outside of the ultimate right-of-way and any public utility easements, along the 
southern frontage of historic Brandywine Road. A reduction in width of the scenic easement may 
be permitted at the time of SDP if additional design elements are implemented. 

8. Prior to the approval of a specific design plan, the following shall be provided: 

c. The design of the landscape bufferyard treatment proposed adjacent to the 
land use envelope for the development pods fronting on Brandywine Road 
should compliment the landscape and buffer treatments proposed on Lots 21 
and 22, Stephen's Crossing, located on the north side of Brandywine Road, 
or any other development thereon approved by the Planning Board, and 
shall be addressed with the approval of the SDP. 

n. A site development plan for stormwater management that details how the 
new stormwater management requirements will be met regarding the 
provision of environmental site design techniques, to the fullest extent 
practicable, unless other stormwater management design approvals and/or 
waivers are granted by DPW&T. 

10. Prior to acceptance of an SDP a pll:ln and proposal for the type, location, and timing 
of any required PMA mitigation, associated with the SDP, shall be submitted. 

12. Construction/building shells for all office buildings, fronting on Mattawoman Drive, 
proposed within the 65dBA LDN noise contour or higher, should be designed to 
reduce noise levels. 
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The above conditions are applicable to the acceptance or the approval of any SDP and shall be 
addressed as part of those applications. 

t[19. The applieant shall he responsible for tree mitigation required for the eonstrnetion 
of Phase 1 reereational faeilities in Brandywine Area Community Park, whieh shall 
he provided on site and/or off site on parldand owned hy M NCPPC. 

The above condition ·.vill be addressed during the review of the TCP for the development of the 
Brandyv,rine Area Community Park.] 

Conformance with Conditions of Approval for CDP-0902 
The following conditions, indicated in bold, were approved as part of CDP-0902 and are 
enviromnental in nature. Some of the conditions listed below are redundant of conditions required 
by CDP-0901, and only need to be addressed once under the preliminary plan, which covers both 
CDPs. 

6. Prior to certificate approval of the comprehensive design plan, the TCPl shall be 
revised as follows: 

a. Show the provision of the total of the woodland conservation threshold for 
the site plus the portion of the replacement required for clearing below the 
threshold, as woodland conservation on-site, and add a note indicating that 
this standard shall be maintained on all future tree conservation plans. 

b. Provide a ten-foot-wide clear access zone on the sides and to the rear yards 
of all townhouses and multifamily units. This clear zone should be free of 
woodland conservation areas or noise mitigation measures that would block 
access. 

c. Provide the minimum required widths and areas for preservation and 
afforestation areas. 

d. Meet the requirements of the Environmental Technical Manual with regard 
to standard notes. 

e. Revise the specimen tree table to add a note stating the method of specimen 
tree location (field or survey located). 

f. Eliminate woodland conservation from proposed ultimate rights-of-way and 
easements. 
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g. Eliminate woodland conservation credits from the areas within the trail and 
the associated clear areas on each side. 

h. Revise the approval blocks on all sheets to reflect correct plan numbering 
nomenclature. 

i. Revise the woodland conservation worksheet to reflect all of the revisions 
included above. 

j. Have the revised TCPl signed and dated by the qualified professional who 
prepared it. 

Because the CDP and TCPl have not received signature approval, these conditions should also be 
addressed under the preliminary plan prior to signature approval. 

7. Prior to the approval of a specific design plan, a site development plan for 
stormwater management that details how the new stormwater management 
requirements will be met regarding the provision of environmental site design 
techniques, to the fullest extent practicable, will be required unless other stormwater 
management design approvals and/or waivers are granted by DPW&T. 

8. The TCP2 for the subject property shall demonstrate that the requirements of the 
Woodland and Wildlife Habitat Conservation Ordinance are provided on-site 
through preservation or afforestation to the fullest extent possible, consistent with 
the desired pattern of development and densities indicated in the General Plan. If 
off-site mitigation is required, it shall be provided within the Mattawoman 
watershed. 

The above conditions shall be addressed during the review of any specific design plan and the 
associated TCP2. 

9. Prior to certificate approval of the CDP, the TCPl shall be revised to conform to the 
ultimate right-of-ways for the CDP as determined by the Transportation Planning 
Section based on the Subregion 5 Master Plan. All conditions associated with the 
rights-of-way assume the ultimate rights-of-way as approved on the CDP. 

The conditions to address the ultimate rights-of-way on the preliminary plan and TCPl are 
included in the Recommendation section of this report. 

10. At the time of preliminary plan review, an evaluation of all impacts to the primary 
management area shall be made. A revised Letter of Justification shall provided for 
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impacts remaining at time of preliminary plan review, at which time further 
revisions necessary to minimize impacts shall be determined. 

A variation request for impacts to the primary management area (PMA) was submitted on 
August 2, 2010. However, ordinance changes effective September 1, 2010, the requirement to 
disturb the PMA requires only a statement of justification and a finding of preservation and/or 
restoration to the fullest extent possible. The letter previously received with the variation request is 
accepted as the statement of justification for the review of the PMA impacts proposed. 

The statement of justification has been evaluated in the Environmental section of this approval; 
however, the final design of PMA impacts will need to be evaluated further at the time of SDP. At 
that time, one of the required findings is that the "regulated enviromnental features of the site have 
been preserved and/or restored to the fullest extent possible." The final design of all PMA impacts 
will be addressed using this required finding at the time of SDP. 

11. If revisions to the CDP plan increase the cumulative PMA impacts on the site for a 
total of 200 or more linear feet of stream beds or one-half acre of wetlands and their 
buffers, additional required mitigation shall be identified at time of preliminary plan 
review. 

The extent of the proposed impacts to the regulated environmental features, after revisions were 
made to the NRI, preliminary plan, and TCPl, have not been quantified on the application in such 
a way that a determination can be made regarding whether or not mitigation is required. It appears 
that the impacts proposed exceed the thresholds that would result in the need for stream and/or 
wetland mitigation; although, due to the fact that additional revisions to the plans are needed, it is 
not possible at this time to make this determination. 

Because of the general concurrency of the review of the CDP and the preliminary plan, it was not 
possible to obtain specific information regarding mitigation sites and types. The specific 
information regarding mitigation sites and a conceptual mitigation plan for the selected sites 
should be provided with the submission of the first SDP for the project. 

Possible mitigation sites have been identified on the stream corridor assessment. If mitigation is 
required, the mitigation will include stream restoration and/or stabilization, wetland creation, and 
erosion control projects. Conformance with the above CDP condition can be found with 
appropriate conditions regarding the method for plan preparation. 

If the total stream impacts on the final TCPl associated with the preliminary plan total 200 or 
more linear feet of stream beds or one-half acre of wetlands and their buffers, the first SDP 
submission package must include a stream and/or wetland mitigation plan in conformance with 
Part C of the Environmental Technical Manual. The method to be used to identify possible 
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mitigation sites will be as follows: the Stream Corridor Assessment database will be researched by 
the applicant and a list of possible mitigation sites be identified first within the impacted stream 
system, and then if mitigation cannot be found in this system, mitigation will be focused in the 
following areas, in the stated order of priority: within the drainage area, subwatershed, watershed, 
or river basin within Prince George's County. 

12. Prior to acceptance of an SDP a plan and proposal for the type, location, and timing 
of any required PMA mitigation, associated with the SDP, shall be submitted. 

This condition will be addressed prior to acceptance of any SDP. 

13. A variance for the removal of Specimen Tree No. 3 shall be applied for and 
approved with the appropriate SDP application and associated TCP2. 

A variance for removal of Specimen Tree No. 3 will be evaluated with the associated SDP and 
TCP2. 

14. Prior to approval of TCP2 which proposes to credit as woodland conservation 
planting occurring with a stormwater management easement, an approved Site 
Development Stormwater Management Plan shall be submitted to the Planning 
Department which indicates that the planting areas proposed have been approved 
by the Department of Public Works and Transportation with regard to the location, 
size, and plant stocking proposed. No afforestation or preservation area can be 
shown within 15 feet of the toe of the embankment, or as determined by the 
Department of Public Works and Transportation or the Soil Conservation District. 

A TCP2 is reviewed in association with a SDP. Submittal of a site development stormwater 
management plan will be required with the SDP application if woodland conservation credits 
within a stonnwater management easement are proposed. 

15. Prior to certification approval of the CDP, provide a tree canopy coverage (TCC) 
requirement schedule on the TCPl indicating how the TCC requirement has been 
fulfilled. 

All development applications are now subject to the requirements of Subtitle 25, Division 3, Tree 
Canopy Coverage Ordinance, which must be demonstrated at each step in the development review 
process. The TCP 1 submitted includes a note addressing tree canopy coverage (TCC), but a 
schedule has been developed by the Environmental Planning Section, which provides a more 
consistent approach to demonstrating compliance which addressed both tree canopy coverage 
provided by woodland conservation and that provided by landscape trees. Prior to signature 
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approval of the preliminary plan, a TCC schedule should be included on the TCPl indicating how 
the TCC requirement has been fulfilled. 

16. All future SDPs and associated TCP2 shall include a tree canopy coverage (TCC) 
schedule indicating how the TCC requirements have been fulfilled for the subject 
application. 

An appropriate condition has been included in the Recommendation section of this report and will 
be addressed with any future SDP and associated TCP2. 

17. At time of specific design plan application for residential units in the R-M zone, a 
Phase II noise study shall be submitted for review. The Phase II Noise Study shall 
address how noise impacts to the residential units will be mitigated to provide 
interior noise levels of 45 dBA Ldn or less and exterior noise levels of 65 dBA Ldn or 
less within outdoor activity areas based on the final site design. The approval of 
architecture at time of SDP shall also demonstrate how the proposed structures are 
in conformance with the noise mitigation measures recommend in the Phase II noise 
report for interior residential uses. 

The above condition will be addressed with any future SDP which proposes residential units. 

18. · Applications for building permits for residential uses within the 65 dBA Ldn noise 
contour shall contain a certification, to be submitted to M-NCPPC, prepared by a 
professional engineer with competency in acoustical analysis using the certification 
template. The certification shall state that the interior noise levels have been reduced 
through the proposed building materials to 45 dBA Ldn or less. 

The above condition will be addressed prior to the issuance of building permits for residential 
uses. 

19. All SDPs for the subject property shall demonstrate the use of full cut-off optics to 
ensure that off-site light intrusion into residential and environmentally-sensitive 
areas is minimized. At time of SDP, details of all lighting fixtures shall be submitted 
for review along with certification that the proposed fixtures are full cut-off optics 
and a photometric plan showing proposed light levels. The following note shall be 
placed on all future SDPs: 

"All lighting shall use full cut-off optics and be directed downward to reduce 
glare and light spill-over." 

The above condition will be addressed with any future SDP. 
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t[22. Prior to the issuanee of 20 pereent of the residential buHding permits within 
CDP 09()1 and CDP 0902, ineluding single famHy and multifamily units, the 
applieant shall provide to the Department of Parks and Reereation (DPR), for 
review and approval, eonstruetion drawings and speeifieations for the eonstruetion 
of the Phase 1 reereational faeilities and related stormwater management faeilities 
for the Brandywine ,A..:rea Community Park. 

23. The applieant shall be responsible for any easts assoeiated with the environmental, 
areheologieal and/or geoteehnieal studies, and permit fees assoeiated with the design 
and eonstruetion of the Phase 1 reereational faeHities in the Brandywine Area 
eommunity Park. 

24. The applieant shall eonstruet any stormwater management faeHities on parkland 
needed for Phase 1 reereational faeilities in the Brandywine Area Community Park. 

25. The applieant shall be responsible for woodland eonservation requirements for the 
eonstruetion of Phase 1 reereational faeilities in the Brandywine Area Community 
Park and it shall be provided on site and/or off site on parkland owned by 
MNCPPC. 

The above conditions relate to the development of required recreational facilities off site at the 
Brandywine A.rea Community Park. A recommended condition requires that, prior to the issuance 
of 20 percent of the residential building permits, construction drawings and specifications for 
recreational facilities and related stormwater management facilities for Phase 1 development of the 
Brandywine Area Community Parle be submitted to the Department of Parks and Recreation 
(DPR). The condition above does not include the required TCP2 that is necessary \Vith the 
proposed projects. 

Prior to the issuance of building permits for 20 percent of the residential units within this 
preliminary plan, including single family and multifamily units, the applicant should provide to 
DPR an approved TCP2 for the construction of the Phase 1 recreational facilities at the 
Brandy.vine A.rea Community Park. If off site woodland conservation on parkland is proposed to 
fulfill the woodland conservation requirements for Brandyv,rine Area Community Park, the 
applicant 1.vill be responsible for preparing a TCP2 or reilising an eKisting TCP2 demonstrating 
hov1 the requirement v,rill be fulfilled. If off site vmodland conservation on parkland is required, 
then a woodland conservation transfer certificate will be submitted to the Planning Department 
prior to the issuance any grading permits for the BrandyNine Area Community Park.] 

tfu 2010, the Prince George's County Department of Parks and Recreation (DPR) recommended 
to the Planning'Board, in the approval of the Comprehensive Design Plans CDP-0901 and 
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CDP-0902, conditions for the construction of major off-site recreational facilities at the nearby 
Brandywine Area Community Park (M-NCPPC) including: a softball field, a soccer field, a 
65-space parking lot, and a vehicular access road from Missouri Avenue. The Preliminary Plan of 
Subdivision, 4-09003, established the timing for the preparation of a tree conservation plan, 
construction drawings, and construction of the recreational facilities in the Brandywine Area 
Community Park. 

tHowever, in 2013, it was determined that the Brandywine Area Community Park was the most 
suitable site for construction of the regional Southern Area Aquatic and Recreational Complex 
(SAARC). The land previously designated for construction of the two ball fields and the 65-space 
parking lot that was to be built by the developer of Villages of Timothy Branch is needed for the 
construction of SAARC, and is no longer available for the facilities that the applicant is 
conditioned to construct. 

tThe planning and development of the construction documents for this multi-generational regional 
community center are well underway. This 77,000-square-foot recreational complex, as envisioned 
in the Formula 2040 Functional Master Plan for Parks, Recreation and Open Space is a multi
generational facility that will provide an array of programs to serve the recreation and leisure needs 
and interests of the entire family and not just one age group. SAARC will include an indoor 
aquatic space, a double gymnasium, a walking track, a fitness center, and a flexible programmable 
space. The pedestrian and vehicular access to the park will be provided from Cattail Way and 
Missouri Avenue. This park development project is funded through the Prince George's County 
Capital Improvement Program (CIP). It is anticipated that the recreational complex will be under 
construction in 2015 and will be completed in 2017. The future residents of the Villages of 
Timothy Branch will be able to walk to this recreational complex through the master planned trail 
to be located along Cattail Way. 

tDPR met with the developer of the Villages of Timothy Branch and discussed the challenges 
associated with the Brandywine Area Community Park site. DPR and the developer agreed that an 
appropriate alternative to the construction of the required recreational facilities would be a 
monetary contribution in lieu of construction. DPR, in cooperation with the developer, prepared a 
cost estimate for the required design and construction of the recreational facilities. Based on the 
cost estimate, DPR and the developer established a monetary value of the contribution-in-lieu of 
construction of the required facilities of $700,000. 

tBy memo dated February 11, 2015, the Planning Director requested a waiver of the Planning 
Boards Rules of Procedure, a reconsideration, with a same day hearing. On March 19, 2015, the 
Planning Board approved the Planning Director's (M-NCPPC) request for the reconsideration of 
Conditions 14-21 related to the applicants requirement to construct the major recreational facilities 
in the Brandywine Area Community Park, and approved a fee-in-lieu payment to satisfy the off-
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site requirements of Condition 8b (A-9987), with no change to the proposed on-site private 
recreational facilities. 

Conditions of Prior Preliminary Plan Approvals 
Preliminary Plan 4-92048 was approved in 1992, subject to conditions contained in PGCPB 
Resolution No. 92-187. The only portion of the subject property zoned R-M, platted under 
Preliminary Plan 4-92048, was Parcel G (NLP 180 @ 31 ). This portion of the subject property 
includes a 30-foot-wide landscape buffer adjacent to Short Cut Road, as well as 100-year 
floodplain, wetlands, wetland buffers, and non-disturbance buffers. The portion of Parcel G which 
was included in the R-M rezoning is proposed to remain undisturbed, except for a small area of 
afforestation proposed along the northern boundary with ParcerG. The preliminary plan has since 
expired. 

The proposed comprehensive design zone will require subdivision of the subject property, 
excluding Parcel E. The current application fulfills this requirement. 

Environmental Review 
As revisions are made to the plans submitted, the revision boxes on each plan sheet should be used 
to describe what revisions were made, when, and by whom. 

Review of the Natural Resources Inventory 
A revised Natural Resources Inventory (NRI-002-07/01) for the overall Villages at Timothy 
Branch was approved August 13, 2010. The revised NRl reflects the enlarged stream buffer widths 
approved by the County Council on July 13, 2010, which became effective September 1, 2010. All 
associated plans have been revised to correctly reflect the larger stream buffers and the regulated 
environmental features as delineated on the NRl. No additional information is required with regard 
to the NRI. 

Impacts to the Primary Management Area 
Nontidal wetlands, streams, and 100-year floodplain are found to occur on this property. These 
features and the associated buffers comprise the primary management area (PMA) on the subject 
property in accordance with Section 24-101(b)(22) of the Subdivision Regulations. The 
preliminary plan and NRI correctly reflect the required stream buffers. 

Section 24-130(b)(5) of the Subdivision Regulations requires that the PMA be preserved in a 
natural state to the fullest extent possible. The methods to determine fullest extent possible are 
provided in Part C of the Environmental Technical Manual and include avoidance, minimization, 
and where necessary, mitigation. The manual also describes what types of impacts are considered 
necessary and the types that should be avoided. 
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A variation request for eight PMA impacts was received on August 2, 2010, and was discussed at 
the Subdivision and Development Review Committee (SDRC) meeting on August 5, 2010. The 
variation request has been accepted as a statement of justification, although it does not address 
how impacts have been avoided and/or minimized in the design of the subject application. The 
area of impacts increased in areas where the NRI was revised in accordance with Subtitle 24. 
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The individual impacts proposed are evaluated in the table below: 

Impact Type of Impact 
Area of PMA Wetland 

Evaluation of PMA impact 
No. Impacts Impacts? 

Construction of 33,761 s.f. Yes This impact is necessary and has been 

I 
stormwater management placed at the location of least impact; 
pipes and outfall under avoidance and minimization criteria have 
Mattawoman Drive been met. Impact sunnorted. 
Stormwater outfall and 7,997 s.f. Yes This impact is necessary and has been 

2 
sewer line connection placed at the location of least impact; 

avoidance and minimization criteria have 
been met. Impact sunnorted. 

Construction of 9,252 s.f. Yes This impact is necessary and has been 

3 
Mattawoman Drive placed at the location of least impact; 

avoidance and minimization criteria have 
been met. Impact sunnorted. 

Road construction of 10,035 s.f. No This impact is necessary and has been 

4 
RoadH placed at the location ofleast impact; 

avoidance and minimization criteria have 
been met. Impact sunnorted. 

Construction of berm 15, 575 s.f. No Berm can be shifted farther onto the 

5 
adjacent to US 301/MD 5 .subject property to protect the PMA; 

avoidance criteria have not been met. 
Impact not annroved. 

Construction of master 18,894 s.f. Yes This impact is necessary and has been 

6 
planned hiker-biker trail placed at the location of least impact; 
and sewer line avoidance and minimization criteria have 
connections been met. Impact supported. 
Construction of master 11,695 s.f. Yes This impact is necessary and has been 

7 
planned hiker-biker trail placed at the location of least impact; 
and sewer line avoidance and minimization criteria have 
connections been met. Impact supported. 
Construction of a sewer 5,632 s.f. Yes This impact is necessary and has been 

8 
connection placed at the location of least impact; 

avoidance and minimization criteria have 
been met. Impact supported. 

Total 
112,841 or 
2.59 acres 

All of the requested impacts are approved by the Planning Board, except for Impact 5 for 
construction of the noise berm along US 301 because the criteria for avoidance and minimization 
have not been met. In this case, shifting the berm to the east will avoid the proposed impacts. 
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If the preliminary plan and TCP 1 are revised to eliminate Impact 5, the regulated environmental 
features on the subject property can be found to have been preserved and/or restored to the fullest 
extent possible based on the limits of disturbance shown on the tree conservation plan submitted 
for review. The impacts approved are for the installation of sanitary sewer lines, construction of 
master-planned roads, installation of stormwater management outfalls, and connection to a trunk 
sewer line. 

Regulated Environmental Features 
At the time of final plat, a conservation easement is required to be placed over the regulated 
environmental features to be preserved and over those areas that are being counted toward meeting 
the requirements of the Woodland and Wildlife Habitat Conservation Ordinance. The approval of 
the final plat will occur after the approval of the associated specific design plan so that the areas to 
be preserved and/or planted will be clearly delineated. Approval of the final plat should not occur 
until after approval of the associated specific design plan that shows all of the proposed 
development, the associated building envelopes, and the areas to be preserved and/or planted. This 
final plat should show a conservation easement with required notes and permit information per the 
recommended conditions. 

Woodland and Wildlife Habitat Conservation Ordinance 
This site is subject to the provisions of the Woodland and Wildlife Habitat Conservation 
Ordinance (WCO) because the entire site has a previously approved Type I tree conservation plan 
and portions of the site have an approved Type II tree conservation plan. 

A Type I Tree Conservation Plan (TCPI/151/90) was approved for the overall site application 
when the pre-1993 woodland conservation threshold (WCT) standard of 10 percent of the net tract 
area for industrial zones was required with no replacement required for clearing. 

The Maryland Forest Conservation Act (FCA) passed by the General Assembly in 1991 
established minimum WCT requirements for local authorities that were greater than those 
previously established by county legislation. As a result, the WCT for industrially-zoned properties 
in the county was raised to 15 percent of the net tract area. The FCA also required "replacement" 
in the calculation of the woodland conservation requirements for the site; this was intended to 
provide a disincentive for the clearing of trees excessively in the development process. In 1993, 
county regulations were revised to include these provisions. 

The Brandywine Commerce Center (TCPI/151/90) was grandfathered under the requirements of 
the pre-1993 ordinance and, as a result, the woodland conservation requirement for the overall 
property was 31.53 acres based on a net tract area of 315 .31 acres. Type II Tree Conservation 
Plans TCPII/68/93, TCPII/84/93, and TCPII/42/97 were subsequently approved under the 
pre-1993 requirements, in conformance with the previously approved TCPI. 
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With the recent rezoning of the property, except for Parcel E which remained in the E-I-A Zone, 
the subject property was changed to the R-M and L-A-C Zones. Because the development pattern 
proposed is significantly different than the previous approval, this property is no longer 
grandfathered under the requirements, and will now need to meet the requirements of the current 
Woodland Conservation Ordinance. The L-A-C Zone has a 15 percent WCT. The R-M Zone has a 
20 percent WCT. 

Woodland conservation for Parcel E, to the extent required, has been accounted for on the revised 
plans submitted. The area of the previously approved TCPII (TCPII/042/97) was included in the 
original TCPI approval and the woodland conservation requirement was calculated and fulfilled in 
accordance with the pre-1993 ordinance. Notes on that TCPII state that: 

"The tree preservation requirements for this project were fully accounted for as part 
of the approved Brandywine Commerce Center, Phase I & Phase II Type II 
TCPil/68/93. Any clearing of the previously established preservation areas will be 
reforested in accordance with these plans." 

Additional notes on the TCPII indicate that the woodland conservation requirement for Parcel E 
was detennined to be 2.55 acres, and that 0.58 acre were provided in on-site preservation and 0.24 
acre were provided through on-site reforestation. Therefore, 1.73 acres of woodland conservation 
was required for Parcel E on the remainder of the Brandywine Commerce Center property. The 
revised TCPl demonstrates the fulfillment of this requirement on the remainder of the property. 

Woodland Conservation and Clearing 
The TCPl covers a 334.26-acre property that contains 175.35 acres of upland woodlands and 
28.64 acres of wooded floodplain. The TCPl encompasses the land area that is included in both 
CDP-0901 and CDP-0902 for The Villages of Timothy Branch. 

The TCPl proposes clearing 144.30 acres of upland woodlands and 1.06 acres of wooded 
floodplain. The WCT for this property is 53.77 acres. Based upon the proposed clearing, the 
woodland conservation requirement for the development proposed with the addition of the 
1. 73 acres of off-site woodland conservation provided for Parcel E (TCPII/42/97) is 109 .80 acres. 
The plan proposes to meet the requirement with 28. 7 6 acres of on-site preservation, 45. 7 4 acres of 
afforestation, and 33.57 acres of off-site mitigation in fulfillment of the woodland conservation 
requirements for the site. 

Because much of the site is located within a designated evaluation area of the Countywide Green 
Infrastructure Plan and within the watershed of Matta woman Creek, woodland conservation 
should be provided on-site to the greatest extent possible. Preservation of existing woodlands is the 
highest priority, but additional afforestation on-site in priority areas to widen stream buffers and 
protect sensitive environmental features is also recommended. In addition, the strategies contained 
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in the General Plan indicate that, if off-site woodland conservation is provided in fulfillment of the 
woodland conservation requirement, it be fulfilled within the Mattawoman Creek watershed. 

The WCT for the subject property is 53.77 acres. The revised TCPl proposes to provide 
74.50 acres of woodland conservation on-site; this exceeds the WCT for the site plus the 2:1 
replacement requirement for on-site clearing below the threshold ( 53. 77 acres plus 23 .17 acres 
equals 76.94 acres). The concept of providing the threshold acreage and the acreage required for 
clearing below the threshold on-site would meet the criteria of meeting the woodland conservation 
requirements on-site to the fullest extent possible; however, the submitted TCP2 does not fulfill 
this standard. Revisions to the submitted TCP 1 and the provision of notes on the final plat are 
required. The woodland conservation requirements should be fulfilled on-site or within the 
Mattawoman Creek watershed. 

Technical Revisions to the TCPl 
The TCPl requires technical revisions to meet the requirements of the Woodland and Wildlife 
Habitat Conservation Ordinance (WCO), approved by the County Council on July 13, 2010 and 
effective September 1, 2010. 

Section 25-122(b)(l)(I) and (J) of the WCO sets the minimum sizes for woodland preservation and 
afforestation areas. The minimum width for woodland preservation and afforestation areas is 
50 feet wide and the minimum contiguous area is 10,000 square feet. The minimum dimensions 
for landscaped areas are 35 feet wide and 5,000 square feet in area. Landscaped areas must also 
contain at least 50 percent trees. 

It appears that there are areas shown on the TCPl that do not meet these minimum standards. The 
plan must be revised to meet these minimum standards and all of the design criteria contained in 
Section 25-122. For example, Preservation Areas PA-1 and PA-2 are very small and impractical to 
preserve. It also appears that PA-2 is within a master-planned right-of-way and, as such, cannot be 
counted. Reforestation Area RA-2 contains several locations that do not meet the minimum width 
standards, resulting in several fragmented areas that will not meet the minimum size requirements. 
A complete analysis of the proposed preservation and afforestation areas must be conducted by a 
qualified professional prior to submission for signature approval to ensure that the plans meet the 
minimum standards of Subtitle 25. 

Section 25-122(b)(l)(O) requires woodland conservation areas to be shown no closer than 20 feet 
from the sides of all commercial buildings. Unless a justification is provided regarding an 
alternative placement of utilities and access points to the rears of townhouse lots, a 10-foot-wide 
unobstructed area must be maintained around all sides and rears of each stick of townhouses, or 
duplexes in this case. This clear access zone should be unobstructed by woodland conservation 
areas, landscaping, or noise mitigation measures. 
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It appears that woodland conservation is being proposed within the proposed rights-of-way of 
public roads. Section 25-122(b)(l)(N) contains restrictions for the placement of woodland 
conservation within rights-of-way. The plans should be revised accordingly. 

The specimen tree table must be revised in accordance with the condition analysis procedure 
contained in the Environmental Technical Manual, and the proposed disposition of the specimen 
trees must be included in the specimen tree table. The table also lacks the required note regarding 
the method oflocation of the specimen trees (field located or surveyed). On a TCPl, the trees are 
only required to be field located; however, at the time of TCP2 review, the trees must be survey 
located. 

If any of the minimum standards of Subtitle 25 cannot be met and a variance request associated 
with the CDP was not approved for a certain design feature, then the TCPl associated with this 
application must meet all of the minimum standards. 

Tree Canopy Coverage Ordinance 
Subtitle 25, Division 3, Tree Canopy Coverage Ordinance, requires a minimum percentage of tree, 
canopy on properties that require a tree conservation plan or letter of exemption. Properties zoned 
R-M are required to provide a minimum of 15 percent of the gross tract area in tree canopy. It 
appears that this property will be able to meet the requirement by using tl1e existing woodlands 
that are proposed to be preserved (the woodlands within the 100-year floodplain may be counted 
toward meeting the tree canopy coverage requirement). 

Soils 
According to the Prince George's County Soil Survey, the principal soils on the site are in the 
Beltsville, Bibb, Chillum, Croom, Elkton, Iuka, and Leonardtown series. Beltsville soils are highly 
erodible, have perched water tables, and impeded drainage. Bibb soils are highly erodible and 
hydric. Chillum soils are highly erodible. Croom and Sassafras soils pose few difficulties for 
development. Elkton and Iuka soils are highly erodible and hydric. Leonardtown soils are highly 
erodible, have perched water table, poor drainage, and typically have wetlands. High groundwater 
is problematic for both foundations and basements. This information is provided for the 
applicant's benefit, and may affect the architectural design of structures, grading requirements, and 
stormwater management elements of the site. The Prince George's County Department of Public 
Works and Transportation (DPW &T) may require a soils report in conformance with County 
Council Bill CB-94-2004 during the pennit process review. 

General Plan Noise Standards 
Policies contained in the General Plan call for the reduction of adverse noise impacts to meet State 
of Maryland noise standards. 
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Crain Highway (US 301) is an existing source of traffic-generated noise, and a master-planned 
freeway. Using the Environmental Planning Section (The Maryland-National Capital Park and 
Planning C01mnission (M-NCPPC)) noise model, the anticipated 65 dBA Ldn noise contour 
would lie 690 feet from the center line of US 301. Because the closest point of development in the 
L-A-C-zoned portion of the site is located over 1,500 feet from US 301, there is no need to 
mitigate transportation-related noise impacts within the L-A-C-zoned portion of the site for 
us 301. 

Matta woman Drive is a master-planned arterial roadway that may have noise impacts on the 
subject application. Residential development located along the east side of Matta woman Drive 
must be evaluated in relation to noise impacts. The Subdivision Regulations require that residential 
development adjacent to an arterial roadway provide a minimum lot depth of 150 feet, in part to 
address noise-related concerns. 

A Phase I noise study was prepared and submitted for the subject property (The Villages of 
Timothy Branch Phase I Noise Analysis, prepared by Phoenix Noise and Vibration, LLC, dated 
April 13, 2010) to evaluate transportation-related noise impacts on proposed residential areas in 
the L-A-C Zone along the southeast side ofMattawoman Drive. 

The conclusion of the noise study (page 14) indicates, in part, that: 

"Residential building structures and outdoor activity areas throughout The Villages of 
Timothy Branch are exposed to transportation noise levels ranging up to 76 dBA 
Ldn ... Further analysis is required to determine the exact mitigation designs necessary, 
which may include modifications to proposed building structures, site planning and noise 
barriers." 

Previous comments requested that the TCPl and preliminary plan be revised to show the location 
of the unmitigated 65 dBA Ldn noise contours. The TCPl and preliminary plan have been revised 
to show the unmitigated 75, 70, and 65 dBA Ldn noise contour at ground level for the portion of 
Mattawoman Drive north of Road N. The entire length ofMattawoman Drive north of A-55 is 
classified as an arterial (A-63), so the umnitigated noise contours must be delineated for the entire 
length ofMattawoman Drive on the subject property. 

The TCPl and preliminary plan have been revised to show the location of all unmitigated noise 
contours of 65 dBA Ldn or greater adjacent to roads classified as arterials or higher. The plans also 
show conceptually how noise mitigation will be provided. 

Brandywine Road 
Brandywine Road (MD 381) runs along the northern boundary of the subject property, and was 
designated in the Subregion VI Master Plan (1993) as a historic road. Because Brandywine Road 
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is a state road, it is not subject to the Design Guidelines and Standards for Scenic and Historic 
Roads adopted by DPW &T, and is subject to road improvements as determined by the Maryland 
State Highway Administration (SHA). 

SHA has adopted a policy of implementing context sensitive solutions (CSS) for road 
construction, which applies to all of SRA's projects. Context sensitive solutions result from a 
collaborative, interdisciplinary approach to developing and implementing transportation projects, 
involving all stakeholders to ensure that transportation projects are in harmony with communities 
and preserve and enhance environmental, scenic, aesthetic, and historic resources while enhancing 
safety and mobility. Prince George's County has a special interest in encouraging context sensitive 
solutions when state roads are also county-designated scenic and historic roads. 

The previous master plan for Subregion V (1993) classified Brandywine Road as an industrial 
road west ofMattawoman Drive. East ofMattawoman Drive, passing over the Timothy Branch 
stream valley and towards adjacent residential zoning, Brandywine Road was proposed to remain a 
collector ( C-613 ). 

The recently approved Master Plan for Subregion 5 (2009) retains the collector classification for 
the portion of the roadway east of Mattawoman Drive, and upgrades the previous industrial 
roadway west of Matta woman Drive to collector status. As previously noted, Record Plat 
NLP 181 @ 41 delineates a 30-foot-wide landscape buffer associated with the subject application 
in the following locations: the south side of Short Cut Road, the south side of Brandywine Road, 
and the west side ofMattawoman Drive. This 30-foot-wide landscape buffer was required in order 
to confonn to the buffer requirements of the prior 1-3 zoning. 

The design and implementation of any road improvements to Brandywine Road required by this 
project must include context sensitive solutions and the review should be coordinated with SHA 
and the Transportation and Environmental Planning Sections of M-NCPPC. The preliminary plan 
shall be revised to address all CDP conditions regarding roadway buffering. 

Stormwater Management 
The Stormwater Management Concept Approval Letter and Plan (11355_-2009-00), approved on 
May 26, 2009 by DPW &T, was submitted with this application which included sixteen conditions 
of approval and five traffic safety comments. No further information about the stormwater 
management concept approval letter or plan is necessary at this time. A site development 
stonnwater management plan is required to be reviewed with the SDP for the site. This plan shall 
be submitted as part of the SDP submittal requirements and reviewed along with the SDP. 

6. Variation for Lot Depth-The applicant requests a variation from Section 24-121(a)(4) of the 
Subdivision Regulations for the purpose ofreducing the required residential lot depth adjacent to 
Mattawoman Drive, a designated arterial road, and US 301/ MD 5, a designated freeway. 
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Section 24-121(a)(4) of the Subdivision Regulations establishes design guidelines for lots adjacent 
to existing or planned arterial roads and freeways. This section requires that lots adjacent to 
arterials be platted with a minimum depth of 150 feet. Lots adjacent to freeways shall be platted 
with a depth of 300 feet. This requirement provides ample space to create adequate protection 
from traffic nuisances including berms, plantings, and fencing, as well as the option of establishing 
a building restriction line where appropriate. The ordinance uses the word adjacent which is 
defined in Section 27-107.01 of the Zoning Ordinance as nearby, but not necessarily sharing a 
common point or property line ("abutting," "adjoining," or "contiguous"). 

This property is bounded on the west side by US 301/MD 5, a designated freeway. Parcel D, a 
proposed homeowners association (HOA) parcel, immediately abuts this road. The parcel ranges in 
depth from 90 feet to 110 feet. Fifteen single-family dwellings and twenty-four townhomes 
immediately abut the east side of the parcel. The single-family dwellings are approximately 
120 feet deep. The townhome lots are approximately 90 feet deep. The effective depth of the 
adjacent lots, meaning the lot depth plus the intervening Parcel D, totals between 210 and 230 feet. 
The applicant requests a lot depth variation for these single-family and townhome lots from the 
required 300 feet. Staff supports these variation requests if studies, at the time of SDP, show that 
the mitigated impact of noise from US 301/MD 5 is less than 65 dBA Ldn for outdoor activity 
areas and 45 dB A Ldn for interiors of the houses. 

Proposed Mattawoman Drive, a designated arterial road, bisects the property. Approximately ten 
residential lots for multifamily and two-over-two dwellings are proposed along Mattawoman 
Drive. In most cases, these are shown to be 150 feet deep, but several of the property lines are 
unclear. A full 150-foot lot depth is required for these parcels to provide the setbacks that are 
required in the approved CDPs. The applicant should revise the plans to show a 150-foot lot depth 
for all multifamily parcels along Mattawoman Drive. The applicant has identified 33 other 
residential lots that are adjacent to Mattawoman Drive and require variations. For most of these, a 
portion of the property is within 150 feet of the road, but is most often screened by other dwellings 
that immediately front the road. The Planning Board approves these variation requests, with some 
flexibility in the absolute number of lots impacted by this variation to allow some revisions in the 
lotting pattern at the time of SDP, subject to conditions. 

Section 24-l 13(a) of the Subdivision Regulations sets forth the required fmdings 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 
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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: 

Approval of the applicant's request does not have the effect of nullifying the intent and purpose of 
the Subdivision Regulations. fu fact, strict compliance with the requirements of Section 24-121 
could result in practical difficulties to the applicant that could result in the applicant not being able 
to develop this property. 

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

The Planning Board's approval of the two affiliated CDPs was extensive with regard to design 
considerations to address noise concerns. The preliminary plan and TCP 1 should be revised to 
reflect the noise-related revisions to the CDPs required by conditions of approval, including 
required setbacks along Mattawoman Drive. This is further addressed in the Urban Design 
findings below. 

The applicant proposes dwelling units adjacent to US 301 with noise mitigation provided by an 
earthen berm. The footprint of the proposed berm is 100 feet for most of its length and, as it goes 
around the Southern Maryland Oil property, it narrows to less than 50 feet. This may not be 
sufficient space to provide the height proposed. The berm is also proposed to be partially located 
within the ultimate right-of-way of US 301. 

A minimum lot depth of 300 feet is required along a freeway or expressway. The plan proposes 
27 townhouse units and 12 single-family dwelling units which do not meet the 300-foot lot depth 
from the ultimate right-of-way. A noise mitigation benn 25 feet in height has been proposed along 
US 301 to reduce the noise exposure from the freeway on the proposed residential dwellings. 

The single-family dwellings proposed have a minimum lot depth of 240 feet and require variations 
ranging from zero to 60 feet to meet the standard. Based on design standards proposed in the CDP 
text, a 25-foot-wide front yard is proposed for the single-family dwellings in the R-M Zone (page 
30) with a 25-foot-wide minimum rear yard. This would place the dwelling unit outside of the 75 
dBA Ldn noise contour, and a substantial amount of the outdoor activity areas would also be 
outside of the 75 dBA Ldn noise contour. 

The townhouses proposed have a minimum lot depth of 190 feet from the right-of-way and require 
variations ranging from 90 to 110 feet to meet the standard. Based on the design standards 
proposed in the CDP text, an 800-square-foot minimum yard area is required for townhouses in the 
R-M Zone (page 30). This would place the dwelling unit outside of the 75 dBA Ldn noise contour, 
with a substantial amount of the outdoor activity areas inside of the 75 dBA noise contour. The 
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noise mitigation proposed consists of a 25-foot-high berm located 100 feet or less from the rear of 
the structures. It is not clear that the applicant can provide adequate noise mitigation in this area. 

At the time of SDP, the applicant shall provide evidence that the outdoor activity areas of the 
single-family and townhouse lots along US 301/MD 5 will be outside of the 65 dBA Ldn 
mitigated noise contour. The earthen benn proposed in this area should be analyzed in light of the 
future right-of-way for US 301/MD 5. If mitigation to these levels cannot be accomplished, the 
applicant shall move all lots outside of the 75 dBA Ldn unmitigated noise contour. The loss oflots 
may result if the lots cannot be appropriately relocated at the time of SDP. 

The applicant proposes a variation to 33 lots adjacent to Mattawoman Drive (A-63). Most of the 
properties requiring variation are oriented along side streets, with a side wall facing the arterial 
roadway. Acceptable noise levels for outdoor activity areas are 65 dBA Ldn for outdoor activity 
areas and 45 dBA Ldn for indoor areas. fu these cases, additional interior and exterior noise 
mitigation measures, such as fences or walls, should be required at the time of SDP. 

Future revisions at the time of SDP may result in a change to the number of lots that are impacted 
by noise along Mattawoman Drive. The Planning Board approves a variation to lot depth along the 
length of Mattawoman Drive subject to conditions that the acceptable noise levels identified above 
are maintained. 

(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 on which the variations are based are unique to the property. Noise from two 
master-planned roadways designated as arterial and higher impact the site. At the same time, 
master plans and the approved zoning call for significant residential density in this area. The site is 
further constrained from the east by the Timothy Branch stream valley. There are few places on the 
site that can accommodate residential development, protect the environment, and avoid some 
impact from roadway noise. 

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

The master plan mentions, but does not preclude, development within areas impacted by noise. 
The master plan includes the following recommendations concerning noise intrusion that are 
particularly relevant to this development application: 

Policy: Ensure that excessive noise-producing uses are not located near uses that are 
particularly sensitive to noise intrusion. 
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Strategies: Evaluate development and redevelopment proposals in areas subject to 
significant noise intrusions using Phase I noise studies and noise models. 

Provide for adequate setbacks for development exposed to existing and proposed 
noise generators and roadways of arterial classification or greater. 

Further review of noise issues, particularly for the interior of buildings, will take place at the time 
of SDP. It should be noted that, while interior noise can be mitigated using sound absorption 
materials in construction, outside noise cannot be as easily mitigated. Hence, granting a variation 
to the lot depths along. MD 5/US 301 should be carefully analyzed to ensure that the outside noise 
levels will not cause significant adverse impacts to future residents, particularly to children. 

(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; 

Without the approval of these variations, the subject property would not be developed in 
accordance with the vision and goals of the master plan and the approved basic plan. Development 
constraints on this site that are specific to the property, including the required construction of a 
master plan required arterial and the proximity to a freeway, create a particular hardship that 
requires relief provided by these variations. 

7. Community Planning-The land use proposed by this application is consistent with the General 
Plan Development Pattern policies for the Developing Tier and a community center. This 
application is located in the Developing Tier. The vision for the Developing Tier is to maintain a 
pattern of low- to moderate-density suburban residential communities, distinct commercial centers, 
and employment areas that are increasingly transit serviceable. A portion of the application is 
within the boundaries of a designated community level center for Brandywine, per an amendment 
to the General Plan approved as part of the 2009 Approved Subregion 5 Master Plan. The vision 
for centers.is mixed residential and nonresidential uses at moderate to high densities and 
intensities, with a strong emphasis on transit-oriented development. · 

This application conforms to the recommendations of the 2009 Approved Subregion 5 Master 
Plan and Sectional Map Amendment for a mix of residential and commercial land uses in the 
Developing Tier and appears to conform to recommendations for a residential component of mixed 
land use in the Brandywine Community Center, albeit at the lo~ end of the recommended density 
range. Until published, the approved master plan and SMA consists of the following documents: 
the February 2009 Preliminary Subregion 5 Master Plan and Sectional Map Amendment as revised 
or amended by an Errata Sheet dated March 31, 2009; the Planning Board Resolution of Adoption 
(PGCPB No. 09-109); and the District Council Resolution of Approval (CR-61-2009). 
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The location of the transit facility and the designation of the center core has driven the location of 
multifamily dwellings in this development, therefore, the applicant should show the center core 
and edge boundaries on the preliminary plan and indicate that the development densities proposed 
in the center edge and center core conform with plan polices for residential land use in this center. 

The following planning issues were identified in the review of the preliminary plan of subdivision: 

a. Transit Right-of-Way-The Maryland Transit Administration (MTA) has completed a 
multi-year project and released a final draft report for the Southern Maryland Transit 
Corridor Preservation Study (January 2010) which recommends the preservation ofright
of-way for future transit from La Plata to the Branch A venue Metro Station. The 
recommendations in the study reinforce the county's approved land use plan along the MD 
5/US 301 corridor. At the location of the proposed Villages of Timothy Branch 
development, the preferred alternative for the transit right-of-way is along the east side of 
MD 5/US 301. This right-of-way should be noted on the preliminary plan and land needed 
to preserve the future right-of-way should be included in any development proposals for 
this area. 

The MT A final draft report states: 

Section 1.2, Purpose and Need of Corridor Preservation Study 

"Acting now to preserve a transit right-of-way in the study area is the first step 
towards reaching the goal of a future transit system along the MD 5/US 301 
corridor. Waiting to preserve a transit right-of-way could allow the inevitable 
continued growth in the region to occur in form of sprawl, risking the loss of 
available land, and the loss of continued right-of-way for transit. Additionally, 
preserving right-of-way will help enable the counties to coordinate land use with 
the transit system so they complement each other." 

Section 5 .1, Selection of Preferred Alternative 

"The Preferred Alternative would provide service to all important trip generators 
including: Saint Charles Towne Center, Waldorf, Brandywine Crossing, Southern 
Maryland Hospital Center, Woodyard Crossing, Andrews AFB, and the Branch 
A venue Metrorail station. Additionally, the Preferred Alternative would provide 
service to both Charles and Prince George's counties proposed developments 
within the corridor. 
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"The Preferred Alternative has been identified as an alignment Charles and Prince 
George's County should protect through their Master Plans. Preservation will 
enable the counties to plan for transit by implementing policies supportive of 
densely developed, walkable, mixed-use centers that would attract and create 
transit trips, thus improving the cost-effectiveness of providing service on the 
alignment. Nevertheless, future project planning and development processes, such 
as the FT A's New Starts program and NEPA, will require revisiting potential 
alignments and modes." 

Section 5.2, Station Locations & Connectivity-Timothy Branch (TB) 

"The TB Station is the southern most station in Prince George's County and 
expected to be mostly a walk-up station. However, to support potential drive 
access from the west side of MD 5/US 301, a 200 space surface parking lot is 
recommended. The station is located at Brandywine Crossing, a new commercial 
development. Additionally, the Subregion V Master Plan has identified a 
community center on the east side of MD 5/US 301 within walking distance of the 
TB station. The community center would provide mixed-use buildings and 
interconnected walking and bicycle paths, which are optimal around transit 
stations." 

The plan does not show the proposed transit alignment along US 301/MD 5 on the west 
side of this application although a symbol for a proposed transit station in the vicinity of 
the application's southern property line is included. As discussed in the Transportation 
finding, the applicant is providing a benn for mitigation along US 301/MD 5. The area 
proposed for this berm constitutes ample area for future configurations of this transit 
facility. As the development of the transit connection has not reached a design stage that 
will allow dedication or reservation of property, the actual alignment cannot be shown on 
the plan. However, the proposed transit alignment should be noted along US 301 on the 
preliminary plan of subdivision. 

b. Truck Traffic and Industrial Access-The warehouse use in the abutting E-I-A Zone 
generates significant truck traffic. The sole access to this site is from Brandywine Road 
along Mattawoman Drive. Presently, large trucks cue up and sit idle or are parked along 
Mattawoman Drive. This is not appropriate in a residential area. In the alternative, ingress 
and egress to the site from Short Cut Road from the north could entirely eliminate this 
truck traffic through the Timothy Branch development. Approximately 500 feet of 
roadway would need to be constructed through the applicant's industrially-zoned property 
(Parcel G) to make this connection. To ensure the compatibility of future residential uses 
in Timothy Branch with this existing industrial use, the existing entrance off of 
Mattawoman Drive should be limited to passenger vehicles, and trucks should utilize a 
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new road from Short Cut Drive. The construction of this roadway should be timed so that 
new residential development will not be negatively impacted by truck traffic. 

Providing an access connection between the existing warehouse/distribution facility and 
Short Cut Road was included as a condition of approval of CDP-0902. The preliminary 
plan should be revised to show this proposed connection. Plans for the connection should 
be finalized prior to SDP approval to provide an alternative access to this warehouse 
operation, especially for heavy truck traffic. 

c. Residential and Industrial Land Use Compatibility-The applicant proposes to 
construct 146 townhouse dwelling units in Pod _CT. Abutting Pod G to the west are three 
industrial parcels in the I-1 Zone. The Southern Maryland Transit Corridor Preservation 
Study (January 2010) identifies a possible maintenance yard for buses or trains on one of 
the I-1-zoned parcels. Although this is only one possible location for the maintenance 
yard, the property was retained in the I-1 Zone in the 2009 Sectional Map Amendment, 
therefore, industrial development is likely. Since the approval of CDP-0902, the applicant 
has provided an exhibit redesigning this area. The redesign replaces the townhomes along 
this edge with duplexes that have larger rear yards. This also increases the distance from 
the site boundary to the rear of the property lines from 80 feet to 100 feet. This is an 
improved design generally and allows further opportunity for screening landscaping at the 
time of SDP for increased buffering in this area. 

d. Noise impacts on residential lots located within the higher noise contours that are not 
recommended for residential uses. The noise impacts are addressed in the Variation 
section t[ofthis report]. 

8. Parks and Recreation-The Commission has reviewed the comprehensive design plans and 
Preliminary Plan 4-09003 for conformance with Basic Plan A-9997-C and A-9998-C conditions, 
the requirements and recommendations of the current approved Prince George's County General 
Plan, the Approved Master Plan and Sectional Map Amendment for Subregion 5, zoning 
regulations, subdivision regulations, and existing conditions in the vicinity of the proposed 
development as they pertain to public parks and recreation facilities. 

The subject property consists of 262 acres in the Residential Medium Development (R-M) Zone 
and 72.26 acres in the Local Activity Center (L-A-C) Zone. The applicant's proposal indicates that 
1,200 residential dwelling units will be provided as part of the planned development, including 
single-family and multifamily dwelling units. Using current occupancy statistics for single-family 
and multifamily dwellings, the proposed development would result in an increase of 3,328 
additional residents in the Brandywine area community. 
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The addition of 3,328 new residents to the existing Brandywine community would significantly 
impact public recreational facilities in the existing community. The Prince George's County 
General Plan establishes objectives related to the provision of public parkland. The General Plan 
states that a minimum of 15 acres ofM-NCPPC local parkland should be provided per 
1,000 county residents and 20 acres ofregional, countywide, and special M-NCPPC parkland per 
1,000 residents. By applying the General Plan standards for the projected population in the new 
community (3,328), 50 acres oflocal and 66.5 acres ofregional public parkland suitable for active 
recreation will be needed to serve the proposed development. 

Section 24-134 of the Subdivision Regulations requires the mandatory dedication of 30.5 acres of 
parkland suitable for active and passive recreation to serve the proposed development. 

Prior approvals, including the basic plans and CDPs, provide requirements for improvements to 
the nearby undeveloped Brandywine Area Community Park. To meet the mandatory dedication of 
parkland under the Subdivision Regulations, the applicant proposes private on-site recreational 
facilities in lieu of mandatory dedication of parkland. These on-site private recreational facilities 
meet the Subdivision Regulations. The tpayment of a fee-in-lieu of off-site public facilities 
adequately serve the residential needs of the development and meet the Zoning Ordinance 
requirements. 

Off-site Public Facilities 
To meet zoning requirements, the applicant proposes tthe payment of a fee-in-lieu of off-site 
public recreational facilities. Condition 8 of approved Basic Plans A-9987-C and A-9988-C states: 

8. At the time of Comprehensive Design Plan, the applicant shall provide either: 

a. Private recreational facilities on site consistent with the standards outlined in 
the Park and Recreational Facilities Guidelines and dedication of on-site a 
minimum 20 acres of parkland, at a mutually agreeable location, or 

b. Private recreational facilities and major off-site recreational facilities (ball 
field(s) and parking) consistent with the Park and Recreation Facilities 
Guidelines at nearby Brandywine Area Community Park. 

The subject property is located 0.75 mile south of the undeveloped, 62-acre Brandywine Area 
Community Park. t(l,. park concept plan has been developed which demonstrates that the park 
property can accommodate the following recreational facilities: soccer field, softball field, youth 
soccer field, school age playground, tot lot, four picnic shelters, r.vo basketball courts, asphalt and 
nature trails, and a 130 space parking lot. Currently, there is no Capital Improvement Program 
(GIP) funding allocated for the development of this park.] 
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To address conditions of the basic plans and provide recreational opportunities for the residents of 
the proposed development, the applicant proposes the tpayment of a fee-in-lieu for the 
construction of major off-site recreational facilities at nearby Brandywine Area Community Park 
t[ineluding: one softball field, one soeeer field, and a 65 spaee parking lot. The first phase of park 
eonstruetion \Vill have aeeess from Missouri Avenue]. 

On-site Private Facilities 
To meet subdivision requirements, the applicant proposes on-site private recreational facilities. 
In addition, the applicant proposes an extensive package of on-site private recreational facilities 
including: two recreational centers with swimming pools, tennis courts, two gazebos, a stream 
valley trail, tot lot, school-age playground, three multi-age playgrounds, and one open play area. 

The development of these facilities was generally addressed in the conditions of CDP-0901 and 
CDP-0902. Those conditions state: 

An overall recreational facilities agreement (RFA) should be required to address the 
development of these facilities. With specific RFAs, appropriate triggers for 
construction and timing for the bonding of these facilities can be established to 
ensure a concurrency of the provision of the facilities as the development progresses. 

The combination of the proposed package of on-site private recreational facilities and ta fee-in
lieu of $700,000 for off-site public recreational facilities will satisfy the recreational needs of the 
residents of the Villages of Timothy Branch planned community, and fulfill the requirements of 
mandatory dedication tand Condition 8(b) of A-9987. 

9. Trails-The proposal was reviewed for conformance to the provision for trails, sidewalks, and 
pedestrian circulation in the Approved Countywide Master Plan of Transportation (MPOT) and 
the Subregion 5 Master Plan and Sectional Map Amendment (area master plan). 

The development proposal is in the "community center" described on pages 49 and 50 in the area 
master plan. A variety of road cross sections exist along Brandywine Road and sidewalks are 
missing along many segments. Sidewalk and pathway construction is needed within the 
Brandywine and Aquasco communities, and Brandywine Road is a heavily-used corridor for long 
distance cyclists. All development plans in these areas should include dedication for on-road 
bicycle accommodations, sidewalks, sidepaths, trails, and off-road bicycle accommodations where 
specified by the master plans or where proposals require these facilities to meet other master plan 
goals. 

Both the area master plan and the MPOT recommend that pedestrian and bicycle facilities be 
constructed as part of new development in the Brandywine area where the subject property is 
located. The area master plan recommends that future development in Brandywine be connected 
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by pedestrian and bicycle networks to areas north of the subject site, where Brandywine Road 
provides a parallel route to MD 5 for pedestrians and bicyclists. The plan recommends that 
Brandywine Road contain a dual-route bikeway between MD 223 and the Charles County line. A 
dual-route bikeway contains both an on-road bikeway and a sidepath for multi-use purposes, 
including bikes, pedestrian, and other trail users. The area master plan recommends that sidewalks 
be constructed throughout Brandywine, and that a stream valley trail be constructed within the 
Timothy Branch stream valley to provide a section of trail network between Dyson Road and 
Mattawoman Creek. Brandywine Road is depicted on the MPOT map set as a proposed 
bikeway/sidepath. 

Additionally, the area master pian recommends that developers provide bicycle parking, lockers (if 
they are major employers), bicycle-friendly intersection improvements, and trail connections as 
part of development proposals (page 122). The plan recommends bicycle signage and safety 
improvements along designated bikeways. 

The MPOT recommends that Developing Tier centers and corridors should integrate the 
transportation system with a mix of land uses that support all modes of travel, including future use 
of moderate bus transit service, as well as bicycle and pedestrian modes qf travel for shopping, 
recreation, and commuting trips. Corridor and right-of-way preservation for future transportation 
(particularly transit) facilities and systems are major challenges in the Developing Tier, particularly 
on roads that serve Developing Tier centers (page 20). 

The District Council approved Basic Plans A-9987-C and A-9988-C with conditions in July 2008. 
Those conditions address the provision of trails and sidewalks within this development site. 

Based a meeting with the applicant on October 14, 2010 and a staff level meeting on 
October 18, 2010, a number of modifications were made to the recommended conditions of 
approval. 

Mattawoman Drive/Matapeake Business Drive 
Condition 5 of A-9987-C and A-9988-C states: 

5. The applicant shall provide standard sidewalks along both sides of Mattawoman 
Drive, unless modified by DPW&T. 

Mattawoman Drive (A-63) is a proposed bikeway/sidepath as depicted on the map set in the 
MPOT. It is a master-planned arterial road and should contain sidewalks, and a sidepath or 
on-road bike,Fay. The zoning cases require that the applicant shall provide standard sidewalks 
along both sides of Matta woman Drive, unless modified by DPW &T. As stated in the 
Transportation finding, no further dedication of Matta woman Drive is required. 
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It is recommended that the applicant provide a sidepath along the east side of Mattawoman Drive 
and a sidewalk on the west side of the road to fulfill the MPOT recommendation. The specific 
details of the sidewalks and pedestrian refuges will be reviewed at the time of specific design plan. 

Matapeake Business Drive (A-63) is proposed to begin south of the intersection of A-63 and A-55. 
This has been moved off site in recent revisions to the plan. All recommendations for Matapeake 
Business Drive are contained in those for Mattawoman Drive. 

Nearby Roadways 
Condition 4 of A-9987-C and A-9988-C states: 

4. The applicant shall construct the eight-foot-wide Master Plan trail along the subject 
site's entire frontage of A-55. This trail shall include ADA-accessible curb cuts and 
ramps at all intersections and shall be separated from the curb by a grass planting 
strip. 

The area master plan moved A-55 off of the subject site to the south. This condition is no longer 
applicable to this development. 

Short Cut Road runs along the northwest frontage of the site. This road will eventually contain 
pedestrian and bikeway facilities within the Brandywine Community Center where the road will 
serve new uses. No new uses are proposed along this road, and the road may be affected by a 
planned highway interchange at the intersection of Crain Highway (US 301) and Branch Avenue 
(MD 5). 

Brandywine Road runs along the north frontage of the site. As addressed in the Environmental 
finding above, this road is a designated historic road. The applicant should provide an 
eight-foot-wide sidewalk or sidepath along the subject site's entire frontage of Brandywine Road, 
unless modified by SHA. As identified in the Transportation finding, the applicant is proposing 
dedication along Brandywine Road of 40 feet from centerline. This has been deemed adequate. 
Striping of the bike lane is entirely in SHA' s control and the dedication that they require can 
accommodate either bike lanes or wide outside curb lanes, at the discretion of SHA. 

Timothy Branch Trail 
The area master plan and the MPOT recommend a trail along the Timothy Branch stream valley 
between Dyson Road and Mattawoman Creek. A significant section of this planned trail is part of 
this application. This trail should be linked to the subdivision and be aligned along the stream 
valley. 

Condition 3 of A-9987-C and A-9988-C states: 
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3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 
subject site's entire segment of Timothy Branch either within M-NCPPC parkland 
or within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes. 

Condition 3 of CDP-0901 states: 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail 
along the subject site's entire segment of Timothy Branch either within 
M-NCPPC parkland or within HOA land within a public use trail easement. 
Trail connectors should be provided from the Master Plan trail to adjacent 
development envelopes. 

Condition 35 of CDP-0902 states: 

35. Provide a master plan hiker/biker/equestrian trail (the Timothy Branch 
trail) along the subject site's entire segment of the Timothy Branch stream 
valley, unless the District Council amends the Basic Plan condition requiring 
the same. 

This trail location has been evaluated from a number of perspectives. As proposed by the applicant 
on the preliminary plan, the trail conforms to the conditions of Basic Plans A-9987-C and A-9988-
C, and it appears to be adequate for the proposed use and will implement the master-planned trails 
in this area. The applicant is providing this trail along the appropriate portions of the Timothy 
Branch stream valley. 

The Planning Board has determined that trail locations are sometimes so close to single-family 
private residential lots that special notification is needed to inform future homebuyers of the frails' 
location. The present case does contain some trail locations and alignments that bring the trail 
close to residential lots. 

The applicant shall provide the eight-foot-wide master plan trail along the Timothy Branch stream 
valley at the location agreed to by the applicant, DRD, and the trails coordinator. This trail will 
also utilize existing subdivision roads where necessary to avoid environmental impacts and 
running immediately behind residential lots. As this trail will be a private HOA trail, no equestrian 
component is recommended. 

The HOA can elect to provide any signage that residents request in the future. Residents of the 
community will be familiar with the area, the nearby destinations, and probably will not require 
major wayfinding. This trail will not be used by those who do not already live in the community 
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and we probably do not want to place signage that might encourage the public to use the private 
HOA trail. 

Interior Circulation 
The MPOT recommends using complete street principles in designated centers and corridors, and 
it encourages the use of medians as pedestrian refuge islands. It also recommends increasing 
crossing opportunities for pedestrians. There are niany pedestrian and bicycle improvements 
recommended for the subject property. It may be feasible to include a raised median or small 
refuge islands at some pedestrian crossing locations, making it easier and safer for pedestrians to 
cross the road. At the time of specific design plan, the proposal should contain safety measures 
such as pedestrian refuges along major road intersections where road crossings are provided for 
pedestrians and bicyclists. . 

Policy 2 of the Trails, Bikeways, and Pedestrian Mobility section of the MPOT recommends 
providing "adequate pedestrian and bicycle linkages to schools, parks, and recreation areas, 
commercial areas, and employment centers." There are four recreational facilities and two 
recreation centers shown on the subject plan. Trails provided within the development should be 
linked to the recreational facilities and centers. It is recommended that the applicant provide 
sidepaths or on-road bikeways for bicyclists, and sidepaths or sidewalks for pedestrians, on or 
along the roadways that lead to the recreational facilities and centers. 

The American Association of State Highway and Transportation Officials (AASHTO) guidelines 
recommend that barriers be provided to protect trails from automobile use and to reduce conflicts 
between automobiles and path users. It is recommended that trail access points be designed to 
ensure that off-road motorized vehicles do not use trails except for maintenance and emergency 
purposes or wheelchair access. At the time of specific design plan, the applicant must provide 
details of these measures. Bollards and/or other appropriate structures should be used to prevent 
motorized vehicles from entering trail routes at any crossing of a public road right-of-way or at any 
trail staging area. 

Conditions 6 and 7b of A-9987-C and A-9988-C state: 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 
unless modified by DPW&T. The sidewalk and trail network will be evaluated in 
detail at the time of preliminary plan and specific design plan. Trail connectors may 
be warranted to the proposed recreation center and park/school site. 

7b. Provide a site-wide pedestrian circulation plan, including the possible location of a 
bus stop(s) and its supporting pedestrian path network, the location of pedestrian 
crossings, and a connection to the adjacent retail components of the site. 
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The applicant is proposing sidewalks and bikeways along the internal roads to support the 
residential and mixed-use development that is proposed. The sidewalk details will be evaluated at 
the time of specific design plan. Pedestrian routes between commercial buildings and from parking 
areas to commercial buildings will be evaluated in more detailed at the time of SDP. 

The applicant has proposed a comprehensive site-wide pedestrian circulation plan. Bus transit stop 
locations have been provided along Mattawoman Drive and appear to be adequate for the proposed 
use. Transit locations are shown on the approved CDP. Additional facilities and amenities 
at these stops can be evaluated at the time of SDP. 

Based on the preceding analysis, adequate bicycle and pedestrian transportation facilities would 
exist to serve the proposed subdivision as required under Section 24-123 of the Prince George's 
County Code, with conditions. 

10. Transportation-The overall site is located south of MD 381 and east of US 301/MD 5 on both 
sides of existing and planned Mattawoman Drive. The applicant proposes to develop the overall 
property as a mixed-use development with approximately 1,200 residences and 305,000 square 
feet of commercial space. 

Analysis of Traffic Impacts 
The application is a preliminary plan of subdivision for a mixed-use development consisting of the 
following uses (with the commercial uses as described in the traffic study and with the residential 
uses in accordance with the current submitted preliminary plan) having the following trip 
generation: 
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4-09003, Villages at Timothy Branch 
Use Use AM Peak Hour PMPeakHour 

Quantity Type In Out Tot In Out Tot 
Residential 
One-Family Detached 101 units 14 61 75 60 31 91 
One-Family Semidetached 100 units 14 56 70 52 28 80 
Townhouse 379 units 53 212 265 197 106 303 
Two-Family Attached 352 units 49 197 246 183 98 281 
Multifamily 268 units 27 112 139 105 56 161 
Total Residential 1200 units 157 638 795 597 319 916 
Commercial 
Retail (total trips) 100,000 Sq feet 95 61 156 600 600 1200 
Less 60 percent pass-by and internal -56 -36 -92 -360 -360 -720 
Retail (net trips) 39 25 64 240 240 480 
General Office 205,000 Sq feet 369 41 410 72 307 379 
Total Commercial 305,000 Sq feet 408 66 474 312 547 859 
Total 465 704 1269 909 866 1775 

The trip generation is estimated using trip rates in the "Guidelines for the Analysis of the Traffic 
Impact of Development Proposals." 

The traffic generated by the proposed preliminary plan would impact the following seven critical 
intersections, interchanges, and links in the transportation system: 

US 301 and Mattawoman Drive (future/signalized) 
• MD 5 and Brandywine Road (signalized) 
• US 301 and MD 381 (signalized) 
• MD 381 and Mattawoman Drive (signalized) 
• US 301/MD 5 and Chadds Ford Drive (signalized) 

US 301/MD 5 and Matapeake Business Drive (signalized) 
• US 301/MD 5 and Cedarville Road/McKendree Road (signalized) 

The application is supported by a traffic study dated July 2009 provided by the applicant and 
referred to the Maryland State Highway Administration (SHA) and the Department of Public 
Works and Transportation (DPW &T). Comments from DPW &T and SHA have been received. 
The findings and recommendations outlined below are based upon a review of these materials and 
analyses conducted by the staff of the Transportation Planning Section (M-NCPPC), consistent 
with the guidelines. 

The subject property is located within the Developing Tier, as defined in the Prince George's 
County Approved General Plan. As such, the subject property is evaluated according to the 
following standards: 
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Links and signalized intersections: Level of Service (LOS) D, with signalized intersections 
operating at a critical lane volume (CLV) of 1,450 or better. Mitigation, as defined by Section 
24-124( a)( 6) of the Subdivision Regulations, is pennitted 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 C(?nducted. 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. 

The following critical intersections, interchanges, and links identified above, when analyzed with 
existing traffic using counts taken in May 2009 and existing lane configurations, operate as 
follows: 

EXISTING TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume Level of Service · 

(AM&PM) (LOS, AM & PM) 
US 301 and Mattawoman Drive Future Future -- --
MD 5 and Brandywine Road 1,769 1,810 F F 
US 301 and MD 381 1,160 1,078 C B 
MD 3 81 and Matta woman Drive 493 412 A A 
US 301/MD 5 and Chadds Ford Drive 1,185 1,431 C D 
US 301/MD 5 and Matapeake Business Drive 1,114 1,416 B D 
US 301/MD 5 and Cedarville/McKendree Road 1,289 1,866 C F 

With one exception, none of the critical intersections identified above are prograimned for 
improvement with 100 percent construction funding within the next six years in the current 
Maryland Department of Transportation "Consolidated Transportation Program" or the Prince 
George's County "Capital Improvement Program." There are programmed improvements being 
conducted by SHA at the intersection of MD 5 and Brandywine Road. Background traffic has 
been developed for the study area using an extensive listing of approved developments in the area 
and a 2.0 percent annual growth rate in through traffic along U:S 301 and MD 5. The critical 
intersections, when analyzed with background traffic and existing (or future) lane configurations, 
operate as follows: 
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BACKGROUND TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume 

(AM&PM) 
US 301 and Mattawoman Drive 1,193 1,743 

MD 5 and Brandywine Road 1,804 1,815 

US 301 and MD 381 2,002 1,601 

MD 381 and Mattawoman Drive 621 602 

US 301/MD 5 and Chadds Ford Drive 1,650 2,111 

US 301/MD 5 and Matapeake Business Drive 1,497 2,198 

US 301/MD 5 and Cedarville/McKendree Road 1,737 2,398 

Level of Service 
(LOS, AM & PM) 

C F 

F F 

F F 

A A 

F F 

E F 

F F 

The following critical intersections, interchanges, and links identified above, when analyzed with 
the programmed improvements and total future traffic as developed using the guidelines including 
the site trip generation as described above and the distribution as described in the traffic study, 
operate as follows: 

TOTAL TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume Level of Service 

(AM&PM) (LOS, AM & PM) 
US 301 and Mattawoman Drive 1,271 1,851 C F 

MD 5 and Brandywine Road 2,105 1,815 F F 

US 301 and MD 381 2,528 2,340 F F 

MD 3 81 and Matta woman Drive 1,284 1,361 C D 

US 301/MD 5 and Chadds Ford Drive 1,693 2,199 F F 

US 301/MD 5 and Matapeake Business Drive 1,534 2,278 E F 

US 301/MD 5 and Cedarville/McKendree Road 1,797 2,420 F F 

It is found that all but one of the critical intersections operates unacceptably under total traffic in 
either one or both peak hours. In response to the inadequacies, the applicant proposes several 
roadway improvements in the area: 

• A third northbound through lane is proposed along US 301 through the MD 381 and the 
Mattawoman Drive intersections. Left turns are proposed to be eliminated at the 
US 301/MD 381 intersection coincident with the extension of Mattawoman Drive through 
the Brandywine Business Park property (which is to be completed by other private parties 
in the future). 

• A northbound left-tum lane is proposed along US 301 at Mattawoman Drive. 
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• The MD 381/Mattawoman Drive intersection is proposed to be signalized (this has been 
taken into account through the entire analysis), and a westbound left-tum lane along 
MD 381 at Mattawoman Drive is proposed. 

• As a means of mitigating the impact of excessive through traffic along US 301/MD 5 
south of the split, the applicant proposes to extend Matta woman Drive south of the subject 
property to connect to Matapeake Business Drive. This will provide some relief by 
rerouting traffic from the subject site off of portions of US 301/MD 5. 

• The subject site is required to contribute to the Brandywine Road Club. It is noted that the 
Brandywine Road Club has posed several issues for the Planning Board in the past, and 
these issues are briefly summarized below: 

a. The use of the Brandywine Road Club in approving a development poses an issue 
of concurrency. In other words, Section 24-124 of the Subdivision Regulations 
(the section that governs findings of adequate transportation facilities) is intended 
to ensure that needed transportation facilities occur concurrently with 
development or within a reasonable time thereafter. However, transportation 
inadequacies in the area have been documented since 1989. Beginning in 1990, 
many properties have been approved with a condition to pay funds toward a 
Brandywine Road Club. But since those initial approvals, no improvements have 
been constructed. Furthennore, there is nothing in either the current county 
Capital hnprovement Program or the state's Consolidated Transportation Program 
which suggests that needed improvements are funded for construction. 

b. County Council Resolution CR-60-1993 approved the master plan and the 
sectional map amendment for Subregion V. As a part of that resolution, Zoning 
Map Amendment A-9878 for Brandywine Village was approved with conditions 
that allow this and many other properties to participate in the Brandywine Road 
Club as a means of determining transportation adequacy. The same condition 
allows such road club participation by "any properties along US 301/MD 5 
between T.B. (the intersection of US 301 and MD 5 in Prince George's County) 
and Mattawoman Creek." This has been carefully considered, and it has been 
determined that the subject property is along the identified section of 
US 301/MD 5. Therefore, the use of the Brandywine Road Club for this site 
would appear to be consistent with the intent of the council resolution. 

c. The site included under the current plan was subdivided under application 
4-92048, which itself was a consolidation of four previous preliminary plans, 
conditional upon contribution to the Brandywine Road Club. The road club has 
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always involved the construction of interchanges north and south of the study 
area, along with north-south roadways connecting properties to those intersections 
that would eliminate existing signals and provide adequacy. The road club was 
implemented in recognition that the scope and cost of these improvements would 
far exceed the ability of an individual applicant to fund them. 

• The Brandywine Road Club fees have been established through procedures contained in 
past approvals, and are summarized below: 

a. For the commercial space, a rate of $1.41 per square foot of gross floor area has 
been used for sites that have A-63 construction requirements. 

b. The major improvements that are ratable for the residential uses include widening 
the link of US 301/MD 5 north of Cedarville Road and the associated 
interchanges and widening of the junctions of A-63 with US 301 and MD 5. 
Current and potential members of the Road Club located in the Brandywine 
Employment Area are paying $1.10 per square foot of gross floor area to cover 
their share of the cost of building these improvements. On the average, this 
payment is $1,582.73 per peak-hour trip generated. Based on the peak-hour trip 
generation rates associated with single-family detached units, single-family 
attached units, and multifamily units, a road club payment of $1,306 per 
single-family detached unit, $1,187 per single-family attached unit, and $886 per 
multifamily unit ( 1993 dollars) is a fair and equitable pro-rata payment for the 
subject property toward these off-site improvements. 

For the reasons described above, and given that development under the existing cap can 
proceed with the payment of fees under the Brandywine Road Club, the use of the road 
club as a means, in part, of finding adequacy for this site would be acceptable. It is 
determined that adequate transportation facilities can only be found if the improvements at 
the intersections within the study area, as proffered and described above, are constructed 
and there is participation in the Brandywine Road Club. 

• It is recognized that the off-site road improvements being proffered by this applicant are 
on the overall list of improvements to be funded through the Brandywine Road Club. As 
such, the costs of the off-site improvements are eligible for a credit against the road club 
fees to be paid. The extent of the eligibility of costs and the determination of any credits 
shall be made byDPW&T. 
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The following critical intersections, interchanges, and links identified above, when analyzed with 
the programmed improvements and total future traffic as developed using the guidelines, including 
the site trip generation as described above and the distribution as described in the traffic study, and 
with the proffered improvements as described in the July 2009 traffic study, operate as follows: 

TOTAL TRAFFIC CONDITIONS 

Intersection 
Critical Lane Volume Level of Service 

(AM&PM) (LOS, AM & PM) 
US 301 and Mattawbman Drive 916 1,221 A C 
MD 5 and Brandywine Road 2,105 1,815 F F 
US 301 and MD 381 1,741 1,725' F F 
MD 3 81 and Matta woman Drive 1,031 1,246 B C 
US 301/MD 5 and Chadds Ford Drive 1,570 2,013 E F 
US 301/MD 5 and Matapeake Business Drive 1,453 2,183 E F 
US 301/MD 5 and Cedarville/McKendree Road 1,797 2,420 F F 

The traffic study was referred to and reviewed by DPW &T and SHA. The responses are attached, 
and they raise four issues that require discussion: 

DPW &T indicated that the number a/trips diverting onto Mattawoman Drive appears to 
be overestimated. It is important to remember that many trips in the area are destined for 
retail uses within and to the south of the subject site. The connection ofMattawoman 
Drive will provide a direct alternative for reaching these areas from north of Brandywine, 
and that was much of the reason for classifying this roadway as an arterial. 

DPW &T also indicated that analyses should have been included for the future intersection 
of A-55 and A-63. Since that intersection is off-site, and since neither the east nor west 
legs of A-55 are proposed for construction, staff did not analyze this intersection. 

• SHA and DWP&T both objected to the elimination ofleft tum movements at the 
US 301/MD 381 intersection. That is obviously something that will need to be studied 
carefully at the time that Mattawoman Drive is connected on both sides of US 301 by 
Brandywine Business Park. 

Plan Analysis 
At the time of the Subdivision and Development Review Committee (SDRC) meeting, several 
comments recommending revisions to the submitted plan were offered. The plan has gone through 
a number of revisions. 
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With regard to the L-A-C-zoned portion of the site, the site is affected by A-63, a master plan 
arterial facility traversing the site from north to south, and C-613, a planned collector facility along 
existing MD 3 81. The preliminary plan of subdivision shows dedication for 120 feet of right-of
way for A-63. It also shows dedication for right-of-way of 40 feet from the centerline along MD 
381. Both are acceptable. 

Within the L-A-C-zoned portion of the site, variations for driveway access to A-63 have been 
reviewed. Two variations from Section 24-12l(a)(3) of the Subdivision Regulations to serve the 
commercial development on the west side of A-63 have been considered. In summary, it is 
determined that the findings for approval of both access points can be made consistent with the 
applicant's justification. A total of 12 parcels will be served by the two access points. This 
eliminates the need for a driveway from MD 381. There is no other reasonable alternative for 
providing access to these parcels. With the implementation of the needed cross easements over this 
grouping of parcels, the two access points will function in a way that is, in concept, consistent with 
the intent of Subtitle 24. Therefore, the two variations from Section 24-124(a)(3) within the 
L-A-C-zoned area are approved. 

With regard to the R-M-zoned portion of the site, the site is affected by several facilities. 

• The F-9 facility, which is along existing US 301/MD 5, is a planned freeway facility. The 
current plan includes ramps to and from the north and south to support the future 
interchange at A-55. An extensive area in the southwest portion of the site is proposed to 
remain without development, and this is sufficient. There shall be no street or driveway 
access from the site to US 301/MD 5. 

• The A-63 facility traverses the site from north to south. Over the time of reviewing this 
plan, there has been some confusion about the alignment of A-63 and where it terminates 
at the southern end. The A-63 arterial facility actually tenninates at A-55, which has been 
determined to be located just south of the subject site. Comprehensive Design Plan 
CDP-0902 indicates a portion of A-63 south of the more southerly traffic circle to be 
"Matapeake Business Drive Extension" with a 100-foot right-of-way. This is incorrect. 
This portion of roadway between the traffic circle and the southern property line is A-63, 
and should indicate dedication for a 120-foot right-of-way. 

• South of the more southerly traffic circle, the A-63 facility is to be extended to connect to 
Matapeake Business Drive within the Brandywine Crossing property to the south. It is 
recognized that A-63 will need to transition to a smaller section to connect to Matapeake 
Business Drive, which is currently a commercial street constructed within a 70-foot 
right-of-way. It may be reasonable to limit current construction south of the traffic circle to 
a half-section of the ultimate roadway at this time. The remaining half-section would be 
constructed when the A-55 facility is constructed or when additional right-of-way is 
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dedicated along Matapeake Business Drive in the future when the Brandywine Crossing 
property resubdivides. Nonetheless, the timing of this construction shall be reasonably 
determined by DPW &T. 

• The master plan includes I-503, a planned facility that was originally included in the 1993 
Subregion V_Master Plan and intended to connect industrial land uses between the A-63 
facility and Short Cut Road, along with the Schraf, Meinhardt, and M&M Joint Venture 
properties to Short Cut Road, and to the Mattawoman Drive facility in the future. If 
collector-distributor lanes ate not constructed along MD5/US 301 when it is upgraded to 
an access-controlled freeway, the named properties may lose the ability to access 
US 301/MD 5 in the future. Planned facility I-503 was initially planned when all 
properties in the area had industrial zoning, however, this has changed with the subject 
site being rezoned to R-M. Hence, the uses proposed for the subject property are different, 
and it is appropriate to route industrial traffic away from proposed residential areas. 
Therefore, I-503, as initially envisioned and aligned, is no longer necessary. However, 
some means to allow the named properties that front on MD 5/US.301 to potentially gain 
access to Short Cut Road may be needed. Accordingly, an alternative to I-503 has been 
addressed by this plan by showing an area of land within which an industrial cul-de-sac 
south from Short Cut Road to the Schraf property could be constructed. This cul-de-sac 
could be located half on the subject property and half on the properties being served by it. 
The portion of the subject property should be placed in a separate parcel or outlot at the 
time of subdivision to facilitate the future acquisition by either the state or a property 
owner to be served by it. With the provision of this parcel, I-503 is no longer needed and 
the plan should be revised prior to signature approval to remove the depiction of the 
"Alternative Alignment ofl-503" and to show a separate parcel to accommodate the future 
industrial connection. 

• The 2009 Approved Subregion 5 Master Plan and Sectional Map Amendment reflects a 
future transit facility between Charles County and the Branch A venue Metrorail station. 
The facility has a typical section requiring 70 feet from the edge of roadway, as noted in 
the August 2010 report for the Southern Maryland Transit Corridor Preservation Study 
(Maryland Transit Administration). This right-of-way is adjacent to and parallel to 
US 301/MD 5 along the western edge of this site. While it is noted that this facility is not 
explicitly noted on the preliminary plan, the plan includes berming 100 feet in width along 
the site's frontage of US 301/MD 5; this berming is set back between 15 and 50 feet from 
the existing right-of-way. Furthermore, there is an average of 30 feet between the edge of 
pavement and the property line. Once again, the transit facility is proposed to be 70 feet in 
width. It is determined, given that the transit line has not been subjected to environmental 
review or detailed engineering, that the area between the edge of pavement and the 
property line combined with the area of berming along the US 301 /MD 5 frontage 
constitutes adequate provision for this future transit facility. In the event that a transit 
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facility is implemented in the future, plans for the facility may need to incorporate the use 
of a retaining wall to maintain the benn. Comprehensive Design Plan CDP-0902 indicated 
a 70-foot width for this alignment, and has included a condition requiring that the CDP 
show the proposed transit alignment and include the following label: "Possible Future 
Transit Alignment (subject to further future environmental review)." A closer examination 
indicates that the alignment area within the subject property needs only 40 feet in width. 

• The transit line described above includes the identification of the combined M&M Joint 
Venture/Meinhardt properties as a possible location for a maintenance yard, in the study. 

Within the R-M-zoned portion of the site, individual residential lots are proposed to receive 
driveway access from alleys or minor streets, and are not proposed to gain individual access to 
A-63 directly. This is desirable. 

Two variations for driveway access to A-63 have been reviewed. The variations from Section 
24-121(a)(3) of the Subdivision Regulations to serve the multifamily development on the west side 
of A-63 within Block E have been considered. In summary, it is determined that the findings for 
approval of both access points can be made consistent with the applicant's justification. Two large 
parcels containing 208 multifamily residences will be served by the two access points. These two 
accesses augment a third access point from Road N. The accesses onto A-63 eliminate the need to 
array the multifamily buildings around a large cul-de-sac. The additional accesses improve the 
delivery of public and emergency services to these two parcels. There is no other reasonable 
alternative for providing secondary access to this area of the development. Therefore, approval is 
recommended for the two variations from Section 24-124(a)(3) within the L-A-C-zoned area. 

The R-M-zoned portion of the property surrounds a piece of developed land in the E-I-A Zone. 
This developed site is not part of the subject application, but it receives its access via Mattawoman 
Drive. Given that the land around this site is proposed for development as mixed use and 
residential, it is desirable that the E-I-A-zoned property be provided with the opportunity to gain 
access to Short Cut Road. It is recommended that the plan make provision for an access across 
Parcel G, as discussed above. 

Review of Basic Plan Conditions 
The basic plans for the site (A-9987-C and A-9988-C) were approved by the District Council. The 
status of the transportation-related basic plan conditions for applications A-9987-C and A-9988-C 
are as follows: 

Condition 1: This condition indicates that the transportation staff shall make master plan 
transportation recommendations consistent with tl1e applicable master plan. This has been done. 
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Condition 2: This condition specifies the intersections to be studied at later stages ofreview. All 
intersections were included except the US 301/MD 5/proposed A-55 and the Mattawoman 
Drive/proposed A-55 intersections. The two excluded intersections were not included because, 
based on the final recommendations of the master plan, they were south of the subject site. 
Specifically, this applicant would not be constructing any part of A-55. As a result, there were no 
intersections at these locations to study. 

None of the remaining conditions are specific to transportation; however, Conditions 3, 4, 5, and 6 
will be monitored by the trails coordinator of the Transportation Planning Section at future stages 
ofreview. With regard to Condition 7(b), the required information was provided on both of the 
CDPs. 

Review of CDP Conditions 
Comprehensive Design Plans CDP-0901 and CDP-0902 were approved on October 7, 2010 and 
their resolutions are currently pending before the Planning Board. To the extent possible, all 
findings and conditions have been modified to be consistent with the Planning Board's decision in 
those cases, along with any changes or modifications. 

Based on the preceding findings and proposed conditions, the Planning Board finds that adequate 
transportation facilities would exist to serve the proposed subdivision as required under Section 
24-124 of the Prince George's County Code. 

11. Variations for Access to Arterial Roadways-The applicant requests a variation from Section 
24-121(a)(3) of the Subdivision Regulations for the purpose of accessing Mattawoman Drive, a 
designated arterial road, at four locations. 

Section 24-121(a)(3) of the Subdivision Regulations establishes design guidelines for lots that 
front on arterial roadways. This section requires that these lots be developed to provide direct 
vehicular access to either a service road or an interior driveway when feasible. This design 
guideline encourages an applicant to develop alternatives to direct access onto an arterial roadway. 
The applicant proposes to construct a network of public and private roads to provide access to 
residential and commercial properties throughout the development. At four locations, the applicant 
proposes to directly access Mattawoman Drive. Two accesses will serve the commercial retail and 
office uses on the west side of Matta woman Drive at the north end of the site. These are the only 
two accesses proposed for this module. Two accesses will serve the multifamily dwellings on the 
west side of Matta woman drive at the south end of the site. Access to these residential parcels will 
also be provided off of Road N at its intersection with Road P. Staff supports these variations. 

Section 24-113(a) of the Subdivision Regulations sets forth the required findings for approval of 
variation requests. Section 24-113(a) reads: 
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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 varilltions 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: 

The approval of the applicant's request does not have the effect of nullifying the intent and 
purpose of the Subdivision Regulations. In fact, strict compliance with the requirements of Section 
24-121 could result in practical difficulties to the applicant that could result in the applicant not 
being able to develop this property. 

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

Within the L-A-C Zone, variations from Section 24-121(a)(3) to serve the commercial 
development on the west side of Matta woman Drive have been requested. A total of 12 parcels 
will be served by the two access points. This eliminates the need for a driveway from Brandywine 
Road (MD 381). There is no other reasonable alternative for providing access to these parcels. 
With the implementation of the needed cross easements over this grouping of parcels, the two 
access points will function in a way that is, in concept, consistent with the intent of Subtitle 24. 
Therefore, approval is recommended for the two variations from Section 24-124(a)(3) within the 
L-A-C-zoned area. 

Within the R-M Zone, variations from Section 24-121(a)(3) for driveway access to Mattawoman 
Drive are requested. Two large parcels containing 208 multifamily residences will be served by the 
two access points. These two accesses augment a third access point from Road N. The accesses 
onto Mattawoman Drive eliminate the need to array the multifamily buildings around a large cul
de-sac. The additional accesses improve the delivery of public services and emergency services to 
these two parcels. There is no other reasonable alternative for providing secondary access to this 
area of the development. 

(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; 

For the commercial retail and office parcels, no access is proposed other than Mattawoman Drive. 
Access along Brandywine Road is not proposed and is undesirable. In the approved 
Comprehensive Design Plan, CDP-0901, extensive effort has gone into protecting the rural 
character of Brandywine Road. The commercial area is immediately bounded on the south by 
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Parcel E, which is not part of this application. Other than Matta woman Drive and Brandywine 
Road, the site has no access to another public street. 

For the multifamily parcels in the south, the site is on the comer of Road N and Matta woman 
Drive. Access is proposed to both. Limiting access will force all traffic onto Road N, which also 
serves as a main connection to Mattawoman Drive for other residential areas. Additional accesses 
provide improved circulation and access to the site. 

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

The accesses will be constructed in accordance with relevant laws and standards. The applicant 
will be required to obtain a SDP prior to development of these sites, pennitting further review. 

(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; 

Without approval of these variations, particular hardship to the owner will result. Construction of 
Matta woman Drive as an arterial is required by the Master Plan of Transportation and the 
Subregion 5 Master Plan. For the commercial site to the north, driveways to Mattawoman Drive 
are the only accesses to the property. For the multifamily site to the south, access to Mattawoman 
Drive provides significant relief to the intersection of Road N and Matta woman Drive. 

12. Schools-The impact on school facilities was analyzed separately for residential and 
nonresidential portions of the development. 

Residential 
The Special Projects Section has reviewed this preliminary plan for impact on school facilities in 
accordance with Section 24-122.02 of the Subdivision Regulations and CR-23-2003 and 
concluded the following: 
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Single-Family Detached Dwelling Units-Impact on Affected Public School Clusters 

Affected School Clusters Elementary School Middle School High School 
Cluster# 5 Cluster# 3 Cluster# 3 

Dwelling Units 118DU 118 DU 118DU 

Pupil Yield Factor 0.16 .13 .14 

Subdivision Enrollment 18.9 15.3 16.5 

Actual Enrollment 3,867 3,923 7,081 

Total Enrollment 3,885.9 3,939.3 7,097.5 

State Rated Capacity 3,761 4,983 7,792 

Percent Capacity 103.3% 79.0% 91.0% 

Source: Prince George's County Planning Department, M-NCPPC, January 2007 

Attached Dwelling Units-Impact on Affected Public School Clusters 

Affected School Clusters Elementary School Middle School High School 
Cluster# 5 Cluster# 3 Cluster# 3 

Dwelling Units 796DU 796DU 796DU 

Pupil Yield Factor 0.14 0.11 0.10 

Subdivision Enrollment 111.4 87.6 79.6 

Actual Enrollment 3,867 3,923 7,081 

Total Enrollment 3,978.4 4,010.6 7,160.6 

State Rated Capacity 3,761 4,983 7,792 

Percent Capacity 105.8% 80.5% 91.9% 

Source: Prince George's County Planning Department, M-NCPPC, January 2007 
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Multifamily Dwelling Units (Garden Style)-Impact on Affected Public School Clusters 

Affected School Clusters Elementary School Middle School High School 
Cluster# 5 Cluster# 3 Cluster# 3 

Dwelling Units 284DU 284DU 284DU 

Pupil Yield Factor .14 .06 . 09 

Subdivision Enrollment 39.8 17.0 25.6 

Actual Enrollment 3,867 3,923 7,081 

Total Enrolhnent 3,906.8 3,940.0 7,106.6 

State Rated Capacity 3,761 4,983 7,792 

Percent Capacity 103.9% 79.0% 91.2% 

Source: Prince George's County Planning Department, M-NCPPC, January 2007 

County Council Bill CB-31-2003 established a school facilities surcharge in the amounts of: 
$7,000 per dwelling if a building is located between the Capital Beltway (I-95/495) and the 
District of Columbia; $7,000 per dwelling if the building is included within a basic plan or 
conceptual site plan that abuts an existing or planned mass transit rail station site operated by the 
Washington Metropolitan Area Transit Authority (WMATA); or $12,000 per dwelling for all other 
buildings. County Council Bill CB-31-2003 allows for these surcharges to be adjusted for inflation 
and the current amounts are $8,299 and $14,227 to be paid at the time of issuance of each building 
pennit. The school facilities surcharge may be used for the construction of additional or expanded 
school facilities and renovations to existing school buildings or other systemic changes. 

Nonresidential 
The subdivision is exempt from a review for 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) because it is a nonresidential use. 

13. Fire and Rescue-The impact on fire and rescue facilities was analyzed separately for the 
residential and nonresidential portions of the development. 

Residential 
The Special Projects Section has reviewed this subdivision plan for adequacy of fire and rescue 
services in accordance with Section 24-122.0l(a)(2), Section 24-122.0l(d), and Section 
24-122.0l(e)(l)(B) through (E) of the Subdivision Regulations. Special Projects staff has 
determined that this preliminary plan is within the seven minute required response time for the first 
due fire station using the Seven-Minute Travel Times and Fire Station Locations Map provided by 
the Prince George's County Fire/EMS Department. 
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First Due Fire/EMS Station Address 
Fire/EMS Company # 

40 Brandywine 14201 Brandywine Road 

Pursuant to CR-69-2006, the Prince George's County Council and the County Executive 
temporarily suspended the provisions of Section 24-122.0l(e)(l)(A) and (B) regarding sworn fire 
and rescue personnel staffing levels. 

The Fire/EMS Chief has reported that the Fire/EMS Department has adequate equipment to meet 
the standards stated in CB-56-2005. 

The above findings are in conformance with the 2008 Approved Public Safety Facilities Master 
Plan and the "Guidelines for the Mitigation of Adequate Public Facilities: Public Safety 
Infrastructure." 

Nonresidential 
The subdivision plan has been reviewed for adequacy of fire and rescue services in accordance 
with Section 24-122.0l(d) and Section 24-122.0l(e)(l)(B) through (E) of the Subdivision 
Regulations. 

Actual Travel 
Fire/EMS Fire/EMS 

Service Address. Travel Time Within/ 
Company# Station Name Time Guideline Beyond 

(minutes) (minutes) 

40 Brandywine Engine 14201 Brandywine Rd. 2.68 3.25 Within 

20 
Upper Ladder 

14815 Pratt Street 10 4.25 Beyond Marlboro Truck 

40 Brandywine Paramedic 14201 Brandywine Rd. 2.68 7.25 Within 

40 Brandywine Ambulance 14201 Brandywine Rd. 2.68 4.25 Within 

The above findings are in conformance with the 2008 Approved Public Safety Facilities Master 
Plan and the "Guidelines for the Analysis of Development Impact on Fire and Rescue Facilities." 

In order to alleviate the negative impact on fire and rescue services due to the inadequate service 
discussed, an automatic fire suppression system shall be provided in all new buildings proposed in 
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this preliminary plan unless the Prince George's County Fire/EMS Department detennines that an 
alternative method of fire suppression is appropriate. 

Capital Improvement Program (CIP) 
The Prince George's County FY 2010-2015 Approved Capital Improvement Program budgets 
funding for the replacement of Company 40, Brandywine Fire/EMS Station, at 14201 Brandywine 
Road. This fire station site is 1 .4 minutes from the subject development. 

14. Police Facilities-The impact on police facilities was analyzed separately for the residential and 
nonresidential portions of the development. 

Residential 
*Pursuant to the memo from Major Christopher Cottillo, Prince George's County Police 
Department dated March 5, 2012; the police response times for the District V have been corrected 
for the applicable reporting cycle. 

*The subject property is located in Police District V, Clinton. The response time standard is 10 
minutes for emergency calls and 25 minutes for nonemergency calls. The times are based on a 
rolling average for the preceding 12 months. The preliminary plan was accepted for processing by 
the Planning Department on May 12, 2010. 

*Re12orting Cycle 
*Previous 12 Month 

*Emergency Calls *Nonemergency Calls 
Cvcle 

* Acceptance Date 
5/2009-4/2010 7.5 minutes 23 .4 minutes 

5/12/2010 
*Cycle 1 
*Cycle 2 
*Cycle 3 

*The response time standards of 10 minutes for emergency calls and the 25 minutes for 
nonemergency calls were met on May 19, 2010. Therefore, the Public Safety Mitigation Fee 
Commitment fonn, signed under protest by the applicant on October 28, 2012, is hereby null and 
void and shall no longer have any force and effect or be required under this approval. Condition 
41, which required the agreement, is hereby deleted in its entirety. 

*[The subject property is located in Police District V, Clinton. The response time standard is ten 
minutes for emergency calls and 25 minutes for nonemergency calls. The times are based on a 
rolling average for the preceding 12 months. The preliminary plan was accepted for processing by 
the Planning Department on May, 12, 2010. 
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Preyieus 12 Month 
Ref)arting Gycle Emergency Galls Neaeme:rgency Galls 

Gyele 

Mel:lt:hl¥f Meruh,l¥F # mimltes # mHHl:tes 

Gycle 1 §,£2QQ9 4,i;!Q 1G -1--2, -l-0 

Gycle 2 6,QQQ9 §,i;!Q l Q -1--2, -l-0 

Gycle 3 '.7/2QQ9 6,l;!QlQ -H 9 

The respense time standards of ten minutes for emergency cans and 2§ minutes for nonemergency 
calls ·.vere not met on May 19, 2QlG during the review ef Gycle l, en June 18, 201G during the 
review of Gycle 2, er en July 23, 201 Q during the reviev,r ef Gycle 3. 

The rolling twelve menth average for response times in District V were previded for three menthly 
cycles foHmving the acceptance of the subject applicatien. If the respense time standards eften 
minutes for emergency cans and 2§ minutes for nenemergency calls are not met by the third 
monthly cycle ef respense time reperts and the actual response times for beth emergency and/or 
nenemergency calls do net exceed 2Q percent above the required respense times, the applicant may 
effer to mitigate. The applicant may enter into a mitigation plan with the ceunty and file such plan 
\Vith the Planning Board. The Planning Beard may B:et approve the preliminarJ plan mrtil a 
mitigation plan is submitted and accepted by the county. If the response times for emergtmcy calls 
and /or noB:emergency calls are greater than 2Q percent abeve the required emergency response 
time, the applicant may not mitigate.] 

*[In accordance with GR n 2QQ§, the applicant may effer to mitigate by paymg a mitigation fee 
per dwelling unit, providing in kind services or peeling reseurces. 

Public Safety Mitigation Fee 
Beginning in Fiscal Year 2QG'.7, the mitigatien fee is adjusted by July 1 ef each year by the 
percentage change in the Gonsumer Price Index for l\.ll Urban Gensumers published by the United 
States Department of Labor from the previeus fiscal year. The number was derived from the casts 
associated with building and equipping pelice statiens te house the pelice efficers that are 
necessary te help meet the respense times associated with GB § 6 2QQ§. The public safety 
surcharge may not be reduced by the payment ef any public safety mitigatien fee. The fee is 
required to be paid at the time ef the issuance ef a grading permit for the development. In 2QG6, 
the mitigatiofl: fee ·.vas $3,78Q per UH.it if the test failed in any of the police districts. 

In Kind Services 
An applicant may mitigate by offering to provide equipmeB:t and or facilities that equal or exceed 
the cost of the public safety mitigation fee or offer a combination of in kind services and 
supplemental payment of the public safety mitigation fee. Acceptance of in kind services are at the 
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discretion of the county based on the public safety infrastructure required to bring the subdivision 
in conformance •.vith the standards mandated by CB 56 2005. 

Pooling Resotuees 
,'\pplicants may pool together with other applicants to purchase equipment or build facilities that 
•.vould equal or exceed the cost of paying the public safety mitigation fee. Acceptance of pooled 
resources to provide in kind services are at the discretion of the county based on the public safety 
infrastructure required to bring the subdivision in conformance with the standards mandated by 
CB 56 2005.] 

The Police Chief has reported that the department has adequate equipment to meet the standards 
stated in CB-56-2005. 

Pursuant to CR-69-2006, the Prince George's County Council and the County Executive 
temporarily suspended the provisions of Section 24-122.0l(e)(l)(A) and (B) of the Subdivision 
Regulations regarding sworn police personnel staffing levels. 

Nonresidential 
The proposed development is within the, service area of Police District V in Clinton. There is 
267,660 square feet of space in all of the facilities used by the Prince George's County Police 
Department and the July 1, 2009 (U.S. Census Bureau) county population estimate is 834,560. 
Using 141 square feet per 1,000 residents, it calculates to 117,672 square feet of space for police. 
The current amount of space 267,660 square feet is within the guideline. 

*[As required by CR 78 2005 and the Adequate Public Safety Facilities Mitigation Guidelines, 
the applicant has provided a signed commitment to pay the Public Safety Mitigation Fee. The 
commitment reflects a per unit fee of $3,780 with annual adjustments per the Consumer Price 
Index. The current (FY2011) fee is $4,235. This commitment constitutes the Mitigation Plan as 
required by Section 24 122.01 (e)(2) of the Subdivision Ordinance. The applicant has also 
indicated a desire to have the option to enter into an agreement •,vith the county government for the 
purpose of providing in kind services or a combination of in kind services and a fee to offset the 
impact of public safety by this development. Any substitute mitigation agreement •.vill have to be 
in accordance 1,vith the provisions of CR 78 2005. This condition is subject to the applicant 
proceeding under Preliminary Plan 4 09003.] 

15. Health Department-The Environmental Engineering Program has reviewed the preliminary 
plan of subdivision for The Villages at Timothy Branch and has no comments to offer. 

16. Water and Sewer Facilities-The 2008 Water and Sewer Plan designates Parcels A, B, C, D, F, 
and G in water and sewer Category 3, inside the sewer envelope and within the Developing Tier. 
Parcels 4, 13, 19, and 25 are designated "dormant" water and sewer Category 3, inside the sewer 
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envelope and within the Developing Tier. Therefore, the site will be served by public water and 
sewer. 

Water and sewer lines in Matta woman Drive abut the property. Additional sewer lines traverse the 
property. Water and sewer line extensions are required to service the proposed subdivision and 
must be approved by the Washington Suburban Sanitary Commission (WS SC) before recordation 
of a final plat. 

Plan Note 8 should be revised to reflect the "Dormant Water and Sewer Category 3" status of the 
designated parcels on the preliminary plan. 

17. Archeology-A Phase I archeological survey was completed on the subject property prior to 
submission of this preliminary plan. The Phase I archeological survey of the Timothy Branch 
property consisted of surface survey of all plowed fields and the excavation of 1,762 shovel test 
pits (STPs). The survey located one previously recorded Historic Site, 18PR454, and one 
previously recorded Prehistoric Site, 18PR97 4. Five new archeological sites were delineated and 
include a late 19th or early 20th century Domestic Site, 18PR991; a Prehistoric Site, 18PR992, 
likely dating to the Archaic period (7,500-1,000 BC); a mid-19th century Domestic Site, 
18PR993; a colonial period Domestic Occupation, 18PR994; and a mid- to late-20th century 
Domestic Ruin, 18PR995. Sites 18PR992, 18PR993, and 18PR994 were noted to potentially 
contain significant infonnation. 

The Commission concurred with the recommendation of the draft Phase I report that sites 
18PR992, 18PR993, and 18PR994 could potentially contain significant information on the history 
of Prince George's County. Although a portion of site 18PR454 has been impacted by gravel 
extraction and grading for sediment control features, the western part of the site possibly retained 
some integrity. Phase II investigations were recommended on s·ites 18PR454, 18PR992, 18PR993, 
and 18PR994. On all of these sites, close-interval shovel tests were recommended to identify the 
possible locations of subsurface features and were used to guide the placement of test units. A 
Phase II work plan for sites 18PR454, 18PR992, 18PR993, and 18PR994 was submitted to the 
Historic Preservation Section (M-NCPPC) for review and approval on November 30, 2009. 

Phase II investigations were conducted on sites 18PR454, 18PR992, 18PR993, and 18PR994 in 
December 2009. Phase II investigations of site 18PR992 consisted of the excavation of 50 STPs at 
25-foot intervals across 11 transects. Artifacts were concentrated in transects F through Lon a 
piece of high ground. Nine test units were placed in the northern portion of the site and 732 
prehistoric artifacts were recovered. The site contained two components: a late Middle Archaic 
(6,000-4,000 BC) or early Late Archaic (4,000-2,000 BC) Halifax occupation and a Tenninal 
Late Archaic/Transitional broadspear occupation. There was a high concentration of fire-cracked 
rock, but no subsurface features were identified. Due to the lack of intact features and the effects 
on the site from erosion, no further work was recommended on site 18PR992. 
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Phase II investigations of si_te 18PR993 consisted of the excavation of 43 STPs at 25-foot intervals 
across seven transects. Only 20 historic artifacts were recovered and no subsurface features were 
identified. Due to the lack of significant archeological deposits and intact features, no further work 
was recommended on site 18PR993. 

Phase II investigations of site l 8PR994 consisted of the excavation of 45 STPs at 25-foot intervals 
across five transects. Only one porcelain sherd and one prehistoric quartz flake were recovered 
from the STPs. A metal detector survey failed to locate any metal objects other than modem 
machine parts and tools. Due to the lack of significant archeological deposits and intact features, 
no further work was recommended on site 18PR994. 

Phase II investigations of sitel 8PR454 consisted of the excavation of 61 STPs at 25-foot intervals 
across six transects and five 3-x-3 foot test units. An intensive metal detection survey was also 
conducted across the site. Artifacts recovered included glass, nails, whiteware, pearlware, 
black-glazed redware, and brick. The five test units were placed in areas where the highest 
concentration of artifacts was noted. The eastern portion of the site was impacted by earlier 
construction activities. One intact subsurface feature was identified in Test Units 4 and 5. This 
feature possibly represents a cellar hole filled with debris from the dismantling of the house that 
formerly stood on the property. The types of artifacts recovered indicated that the house was 
occupied from the late 18th to the first half of the 19th century. 

fu a review letter dated March 27, 2010, staff concurred with the report's conclusions and 
recommendations that sites 18PR454, 18PR992, 18PR993, and 18PR994 are not eligible for 
listing in the National Register of Historic Places, and do not meet the criteria for designation as 
county historic sites. Staff also concurred with the report's recommendation that no further work is 
necessary on these sites, as they lack subsurface integrity and have limited research value. The 
applicant has not yet submitted four copies of the final report. 

If state or federal monies or federal permits are required for this project, Section 106 review may 
require archeological survey for state or federal agencies. Section 106 of the National Historic 
Preservation Act requires federal agencies to take into account the effects of their undertakings on 
historic properties, to include archeological sites. The applicant should provide proof to the 
Historic Preservation Section (M-NCPPC) that they have forwarded all necessary materials to the 
Maryland Historical Trust for their review of potential effects on historical resources on the subject 
property prior to approval of this preliminary plan. 
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18. Urban Design: L-A-C Zone-This referral is based on revised plans submitted by the applicant 
for Preliminary Plan of Subdivision 4-09003, The Villages at Timothy Branch. 

The subject Preliminary Plan of Subdivision, 4-09003, seeks to subdivide a 334.26-acre property 
into 580 lots and 68 parcels in order to develop a mixed-use project including 1,200 residential 
dwelling units and approximately 305,000 square feet of commercial gross floor area. The 
property included in this application is split between the R-M (Residential Medium Development) 
Zone and the L-A-C (Local Activity Center) Zone. The R-M-zoned portion of the property is 
located east of US 301/MD 5, on both sides of proposed Mattawoman Drive, north ofMatapeake 
Business Drive, and the L-A-C-zoned portion of the property is located on the south side of 
Brandywine Road. At this time, Comprehensive Design Plans, CDP-0901 for the L-A-C-zoned 
portion of the property and CDP-0902 for the R-M-zoned portion of the property, were reviewed 
and approved by the Planning Board on October 7, 2010. However, at the time of the writing of 
this report, the Planning Board has not yet adopted the resolutions for both comprehensive design 
plans. 

This referral focuses on the L-A-C-zoned portion of the property, its previous Basic Plan approval 
(A-9988-C), and the subsequent Comprehensive Design Plan approval (CDP-0901). 

Conformance with Zoning Map Amendment A-9988-C 
On June 16, 2008, the property was conditionally rezoned to the R-M and the L-A-C Zones 
through County Council approval of A-9987-C and A-9988-C, respectively, which contained 
urban design-related requirements for the approved land use program, 12 conditions, and one 
consideration. The conditions and consideration that are applicable to the review of this 
preliminary plan of subdivision have been listed in bold face type below, followed by comments 
and reco1mnendations regarding these requirements. 

Approved Land Use Program A-9988-C (L-A-C) 

Land Use Types and Quantities: 

Total area: 
Land in the 100-year floodplain: 
Adjusted Gross Area: 
Density permitted under the L-A-C Zone: 
Permitted dwelling unit range: 
Floor area ratio: 
Proposed Commercial/Employment: 
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Proposed Land Use Types: 

One-family attached, townhouse, and multi-family (active adult community) and 
recreational facilities. 

Residential uses, retail/commercial, office, warehousing and distribution, and light 
manufacturing and industrial flex space. 

Basic Plan Conditions 

1. At the time of Comprehensive Design Plan, the Transportation Planning Staff shall 
make Master Plan transportation facility recommendations consistent with the 
Subregion V Master Plan. 

The Planning Board addressed the condition above through Conditions 41 through 43 in the 
Planning Board's Resolution for CDP-0901, which was found to be consistent with the Subregion 
V Master plan. 

2. At the time of Comprehensive Design Plan and Preliminary Plan of Subdivision, the 
Transportation Planning Staff shall review a traffic impact study as a means of 
making findings of the adequacy of transportation facilities. The traffic study shall, 
at a minimum, include the following as critical intersections: 

a. MD 5 and Brandywine Road (signalized) 
b. US 301 and MD 381/Brandywine Road (signalized) 
c. MD 381 and Mattawoman Drive (unsignalized) 
d. US 301 and Mattawoman Drive (proposed) 
e. US 301/MD 5 and proposed A-55 (future) 
f. US 301/MD 5 and Matapeake Business Drive/Clymer Drive (signalized) 
g. US 301/MD 5 and Cedarville Road/McKendree Road (signalized) 
h. Future Mattawoman Drive and proposed A-55 (future) 

This condition is addressed in the Transportation section of this report. 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 
subject site's entire segment of Timothy Branch either within M-NCPPC parkland 
or within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes. 

In the review of the CDP, this issue was discussed at length. The Department of Parks and 
Recreation (DPR) testified at the Planning Board hearing that the agency was not interested in 
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acquiring the property associated with the Timothy Branch stream valley and was not interested in 
being party to a public use easement for the master plan trail within homeowners association 
(HOA) land. DPR also testified that the master plan trail along the Timothy Branch stream valley 
would terminate at Brandywine Road, because an at-grade pedestrian roadway crossing would 
create a hazardous situation at that location. Further, they stated that the master plan trail located 
along Mattawoman Drive will adequately serve future residents and bicyclists traveling between 
the subject site and properties to the north and south of the subject site. The Planning Board 
recognized these issues and agreed with the applicant's proposed language as adopted in Condition 
35 of the Planning Board's approval of the CDP. 

5. The applicant shall provide standard sidewalks along both sides of Matta woman 
Drive, unless modified by DPW&T. 

Mattawoman Drive is a master-planned arterial road. The applicant should provide a five-foot
wide, concrete sidewalk along the west side of the road and an eight-foot-wide, concrete side path 
on the east side, in accordance with DPW&T standards. Condition 30 of CDP-0901 addresses the 
design of sidewalks along Mattawoman Drive in fulfillment of the condition above. 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 
unless modified by DPW&T. The sidewalk and trail network will be evaluated in 
detail at the time of Preliminary Plan and Specific Design Plan. Trail connectors 
may be warranted to the proposed recreation center and park/school site. 

Conditions 27 through 36 of CDP-0901 address specific requirements for the sidewalk and trail 
network discussed in this condition, but further analysis may be appropriate at the time of the 
review of the SDP. 

7. At time of Comprehensive Design Plan, the applicant shall: 

a. Submit design standards that establish design and review parameters, 
including setbacks, lot coverage, and other bulk standards for development, 
standards for the materials and design of architecture, and standards for 
design of signage for the entire site. 

Condition 13 of CDP-0901 addresses the requirements for setbacks, building restriction 
lines, and build-to-lines for the project, and will be further evaluated at the time of SDP. 

d. Provide an indoor and outdoor recreational facility package adequate to 
meet the needs of the future populations. 
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Comprehensive Design Plan CDP-0901 proposes 131 residential units, which will be part 
of the 1,200 units in the overall Villages at Timothy Branch community. Condition 7 .b.(8) 
of CDP-0901 addresses the recreational facilities package for the development and sets 
forth a schedule of the phasing of the facilities in association with this development and 
the R-M-zoned portion of the property to the south. It should also be noted that the 
applicant is obligated to tpay a fee-in-lieu of $700,000 for [ construct] major off-site 
recreational facilities at nearby Brandywine Area Community Park t[including: one 
softball field, one soccer field, a 65 space parking lot, and access from Missouri ,\venue]. 
The Planning Board found that the combination of the proposed package of on-site private 
recreational facilities and ta fee-in-lieu of off-site public recreational facilities will satisfy 
the indoor and outdoor recreational needs of the residents of the Villages of Timothy 
Branch cmmnunity. 

8. At the time of Comprehensive Design Plan the applicant shall provide either: 

a. Private recreational facilities on site consistent with the standards outlined in 
the Parks and Recreation Facilities Guidelines and dedication of onsite a 
minimum 20 acres of parkland, at a mutually agreeable location, or 

b. Private recreational facilities and major off-site recreational facilities (ball 
field(s) and parking) consistent with the Parks and Recreation Facilities 
Guidelines at nearby Brandywine Area Community Park. 

To address conditions of the basic plan and provide recreational opportunities for the residents of 
the proposed development, the applicant proposes the tpayment of a fee-in-lieu [construction] of 
major off-site recreational facilities at the nearby Brandywine Area Community Park t[including: 
one softball field, one soccer field, and a 65 space parking lot. The first phase of park construction 
will have access from Missouri Avenue.] and private on-site facilities. 

11. The submission package of the Comprehensive Design Plan shall include an 
Inventory of Significant Visual Features for the viewshed of historic Brandywine 
Road. 

The Planning Board reviewed the inventory analysis in conjunction with CDP-0901 and found that 
conditions were necessary to assure that both the setback and the treatment of the edge of the 
development along Brandywine Road would blend the subject development with the future 
development across Brandywine Road, associated with the Stevens Crossing development, 
specifically, the development of Lot 22 as was approved in Detailed Site Plan DSP-09011. 

12. The applicant shall communicate with representatives of the following adjacent 
projects, to coordinate its development activities with these projects: Wilmer's Park, 
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Chaddsford, Centrex, and Brandywine Crossing. The applicant shall place in the 
record (with copies to the Councilmanic District 9 office) copies of the 
correspondence with these project representatives. One year after final approval of 
the Basic Plan Amendment approved herein, the applicant shall file in the record 
(with a copy to the Councilmanic District 9 office) a report showing steps taken and 
to be taken to develop the subject property consistently and harmoniously with these 
other projects. 

At the time of the CDP review, the applicant provided copies of communications sent to the 
adjacent projects listed, along with the Councilmanic District 9 office, but indicated that no 
responses had been received in order to produce steps to develop the subject property consistently 
and harmoniously with these other projects. 

Consideration 

If public benefit features are needed and if the Applicant and DPR agree to a twenty acre 
on-site parkland dedication; the Applicant shall provide the needed recreation amenities so 
that the twenty acre public parkland can serve as a Community Park. 

The applicant has reached an agreement with DPR for providing ta fee-in-lieu of off-site 
recreational facilities as per the basic plan condition. 

Conformance with Comprehensive Design Plan CDP-0901 
The Planning Board approved Comprehensive Design Plan CDP-0901 on October 7, 2010 with 
the following conditions that are applicable to the review of this preliminary plan of subdivision. 
Since the Planning Board has not adopted the resolution of approval yet, the actual wording of the 
conditions may be slightly different from the resolution. 

Approved CDP 0901 Development Data: 

Square Footage/GP A of commercial office 
Square Footage/GPA of retail commercial 

EXISTING 
0 

0 

PROPOSED 
205,000 
100,000 
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Dwelling Types 

L-A-C Zone 
Single-family semidetached dwellings 

Single-family attached dwellings 

Two-family attached dwellings 

Multifamily condominium dwellings 

Subtotal 

Approximate % 
of Total Units 

15.3 

8.4 

30.5 

45.8 

100 

Number of Units 

20 

11 
40 

60 
131 

It should be noted that CDP-0901 included one variance in conjunction with the CDP approval 
(Variance VD-0901) to allow an additional 15. 8 percent in multifamily units above the allowed 3 0 
percent maximum. Any changes to the number of units that exceed the numbers listed in the chart 
above should be carefully evaluated for conformance to Subtitle 27. Further, it should also be 
noted that the subject CDP was approved with flexibility in the number of units as stated in CDP 
Condition 5 below. However, the applicant will not be able to exceed the number of dwelling units 
approved with this preliminary plan. 

In regard to the amount of proposed commercial development at the time of the basic plan, the 
following discussion was included in the CDP findings of the Planning Board: 

In a memorandum dated June 18, 2009, the District Council noted that the Council's 
approval for A-9988-C does not indicate the "85,000 to 100,000 square foot of 
retail/commercial space" as requested by the applicant. Furthermore, they advised 
that this quoted use should be viewed as one approved by the Council for all future 
certifications and reviews. 

Therefore, the approved total commercial space would be 305,000 to 370,000 square feet. The 
total proposed commercial square footage, 305,000, listed on the proposed preliminary plan falls 
within this range; however, the number is at the bottom of the range and the proposed 131 
residential units fall well below the allowed range. In order to assist staff in evaluating compliance 
with this requirement on an on-going basis, the applicant in each individual specific design plan 
should provide an inventory of the existing quantities of uses in the development, including the 
cumulative square footage/number of units of each land use as approved in the previous 
applications, and information as to the exact square footage/number of units proposed so that 
conformance with the above requirements can be evaluated. 

Comprehensive Design Plan CDP 0901 Conditions: 

1. All conditions of approval of Basic Plan A-9988-C shall remain in full force and 
effect. 
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This condition should be reiterated in the approval of the preliminary plan of subdivision. 

2. The multifamily component of the project shall be developed for active adults in 
accordance with the Land Use Types table of the basic plan. 

The uses for the parcels as labeled on the preliminary plan do not specify the multifamily units as 
being active adult. This should be labeled on the plan to ensure the land uses are developed per the 
basic plan . 

. 3. The proposed mixed-use development on this property shall include a maximum of 
100,000 square feet of retail commercial uses, a minimum of 205,000 square feet of 
office, service commercial, institutional and educational uses, and a minimum of 
131 residential units. 

The proposed uses listed on the preliminary plan are in confonnance with this condition, but this 
condition should be reiterated in the approval of the preliminary plan of subdivision to ensure 
future conformance. 

4. The total areas within the L-A-C zone (CDP-0901) and the R-M zone (CDP-0902) 
comprise a combined total trip cap of 1,269 trips in the AM and 1,775 trips in the 
PM. If the densities of the L-A-C zone or the R-M zone are modified for any reason, 
trips may be re-allocated between these two zones (CDP-0901 & CDP-0902) such 
that the overall trip cap of 1,269 AM and 1,775 PM trips is not exceeded. 

The transportation system analysis of the preliminary plan should create a trip cap that is either 
consistent or more restrictive that the condition above. 

5. At the time of preliminary plan and SDP, the applicant may increase the residential 
density beyond the 131 dwelling units shown on the CDP, preferably through the 
addition of a multistory, mixed-use structure. However, the plans must conform to 
the maximum development allowed as stated in Condition 4 above. Revisions to the 
CDP for this purpose will not be required so long as the basic design requirements 
are adhered to in the proposed layout. 

The applicant has submitted a sketch plan with the preliminary plan, which seems to attempt to 
address this condition by showing a total of 148 dwelling units. However, staff is concerned about 
the layout and is still reviewing the revisions as of the writing of this referral. 

6. A minimum 50-foot building restriction line (BRL) as measured fro~ the ultimate 
right-of-way of Matta woman Drive shall be provided on the Specific Design Plan 
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(SDP) unless it is determined that a lesser BRL provides sufficient area to 
adequately buffer the dwellings from the roadway. 

This condition should be adhered to in the lotting patterns created for fee simple lots along 
Mattawoman Drive. The preliminary plan does not provide dimensions on the plan and should be 
revised prior to signature approval to indicate such. A proposed reduction of the building 
restriction line (BRL) will be analyzed at the time of specific design plan. 

7. Prior to certificate approval of the comprehensive design plan: 

b. The CDP plan and text shall be revised as follows: 

(1) The on-site private recreational facilities list contained in the CDP 
text and plan shall include a swimming pool and a tot-lot. 

(2) The community building and swimming pool shall be relocated to 
either the southern end of the residential use area, adjacent to the 
existing stormwater management (SWM) pond, or central to the pod 
of development. A six-foot-wide trail shall be provided around the 
SWM pond, if possible. 

(3) Add a note to the plan and text that the residential development will 
be limited to no more than three different residential unit types, 
which may include two-family attached (two-over-two), single-family 
semidetached, single-family attached (townhouse), or multifamily 
units, in order to create a more cohesive development. 

The applicant has submitted a sketch plan with the preliminary plan, which seems 
to attempt to address these three conditions. 
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(8) Include the following phasing for the on-site private recreational 
facilities within the CDP text and plan. 

CDP-0901 - PHASING OF AMENITIES 

FACILITY BOND FINISH CONSTRUCTION 

One gazebo/seating area - Prior to the issuance of any Complete by 100th overall* 
LAC residential unit permit residential unit permit 

2,500 sq. ft. tot lot - LAC 
Prior to the issuance of any Complete by 100th overall 
residential unit permit residential unit permit 

Min. 2,200 square-foot Prior to the issuance of 
Complete by 300th overall 

Community building and 200th overall* residential 
swimming pool - LAC unit permit 

residential unit permit 

Prior to the issuance of 
Complete by 300th overall 

Double Tennis Court - LAC 200th overall residential 
unit permit 

residential unit permit 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as 
more details concerning grading and construction details become available. Phasing of the recreational 
facilities may be adjusted by written permission of the Planning Board or its designee under certain 
circumstances, such as the need to modify construction sequence due to exact location of sediment 
ponds or utilities, or other engineering necessary. The number of permits allowed to be released prior to 
construction of any given facility shall not be increased by more than 25 percent, and an adequate 
number of permits shall be withheld to assure completion of all of the facilities prior to completion of all 
the dwelling units. 

* "Overall" means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 

This condition provides for guidance for the final bonding and completion of 
recreational facilities and the recordation of RF As after the approval of the 
specific design plans for the project. 

c. The CDP and the TCPl shall be revised to show a minimum of a 40-foot
wide scenic easement and landscaped buff er, outside of the ultimate right-of
way and any public utility easements, along the southern frontage of historic 
Brandywine Road. A reduction in width of the scenic easement may be 
permitted at the time of SDP if additional design elements are implemented. 

t Denotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 

SDP-1701-04 & DPLS-477_Backup  211 of 383



PGCPB No. 10-117(A/1) 
File No. 4-09003 
Page 85 

The preliminary plan is unclear on this issue as there appears to be a minimum of 40 feet 
between the ultimate right-of-way of Brandywine Road and any development. However, 
the preliminary plan does not provide dimensions or labeling on the plan and should be 
revised prior to signature approval to indicate such to ensure compliance with this 
requirement. Any proposed reduction of the scenic easement width will be analyzed at the 
time of specific design plan. 

8. Prior to the approval of a specific design plan, the following shall be provided: 

a. On both corners at the intersection of Mattawoman Drive and Brandywine 
Road, landmark buildings shall be provided within the retail/office use areas 
at the entrance into the development. These buildings shall have a maximum 
build-to-line of 100 feet from both rights-of-way, be a minimum of 26 feet 
high, be faced with a minimum of 60 percent brick, stone or stucco, or other 
masonry materials of equivalent quality, and have enhanced architecture on 
all building elevations, to include, but not limited to, balanced fenestration, 
ornamentation, and dimensional articulated roofs. Additionally, both 
buildings shall include a special architectural feature, such as, but not 
limited to, a portico, cupola, or belvedere located at the corner of the 
building closest to the intersection. The area in front of the proposed 
landmark buildings shall be designed to enhance visual interest provided 
through variation in building materials and color at the street level, 
pedestrian-scaled signage, awnings, outdoor seating areas, and high-quality 
pedestrian amenities. Specific details of the retail fa~ades shall be provided 
and reviewed with the specific design plan application. 

This condition should be considered in determining the commercial parcel layout adjacent 
to the intersection of Matta woman Drive and Brandywine Road. The parcels shown in this 
area on the preliminary plan are smaller and might not allow sufficient room to place these 
landmark buildings as required. 

j. No rear elevations of commercial buildings shall be oriented toward 
Brandywine Road or Mattawoman Drive. Any side elevations of commercial 
buildings oriented toward Brandywine Road or Mattawoman Drive shall be 
designed with the same attention to detail as the front elevation. 

This condition should be considered in determining the commercial parcel layout adjacent 
to Mattawoman Drive and Brandywine Road. The parcels shown in this area on the 
preliminary plan do not seem to prohibit the building arrangement as required by this 
condition. 
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k. An appropriate landscape bufferyard shall be provided between the 
commercial and residential uses unless a street is located between them with 
single-family homes fronting the road. This bufferyard shall be specifically 
designed to screen and buffer undesirable views and activities, while also 
creating defined, direct pedestrian circulation between the uses. 

This condition should be considered in detennining the residential lot and parcel layout 
adjacent to the c01mnercial parcels. The parcels and lots shown in this area on the 
preliminary plan appear to be in general confonnance with this condition. 

I. Trails shall be shown no less than 20 feet from all private residential lot lines 
and/or 25 feet from all residential buildings, excluding where trails connect 
with the internal road network, unless such environmental 
constraints/impacts exist that make this impractical. 

This condition should be considered in determining the residential lot and parcel layout 
adjacent to the trail along the stream valley. The buildings and lots shown in this area on 
the preliminary plan appear to be in general conformance with this condition. 

s. A Phase II noise study for any residential units along Mattawoman Drive 
shall be submitted for review. The Phase II noise study shall address how 
noise impacts to the residential units will be mitigated to provide interior 
noise levels of 45 dBA Ldn or less and exterior noise levels of 65 dBA Ldn or 
less within outdoor activity areas based on the final site design. The approval 
of architecture at the time of SDP shall also demonstrate how the proposed 
structures are in conformance with the noise mitigation measures 
recommended in the Phase II noise report for interior residential uses. 

Any request to reduce the lot depth requirements along the Mattawoman Drive right-of
way cannot be thoroughly addressed until the time of specific design plan, just as issues 
relating to reduced building restriction lines should not be evaluated without the Phase II 
noise study. 

v. A 30-foot landscape buffer, inclusive of any public utility easement, between 
the right-of-way of Mattawoman Drive and any commercial development. 

The preliminary plan is unclear on this issue as there appears to generally be a minimum 
of 30 feet between the ultimate right-of-way of Matta woman Drive and any development. 
However, the preliminary plan does not provide dimensions or labeling on the plan and 
should be revised prior to signature approval to indicate such to ensure compliance with 
this requirement. 
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w. The residential development shall be designed to minimize the use of public 
streets ending in cul-de-sacs in order to promote vehicular circulation. 

The applicant has submitted a sketch plan with the preliminary plan, which seems to 
attempt to address this condition. However, additional review will occur with subsequent 
SDPs. 

13. The following standards shall apply to the development. (Modifications to the 
standards may be permitted on a lot-by-lot basis by the Planning Board at the time 
of specific design plan if circumstances warrant.) 

RESIDENTIAL USES-L-A-C ZONE1 

Minimum Net Lot Area 
Minimum frontage at street R.O.W 

Minimum frontage at Front B.R.L. 
Minimum frontage - corner lot 
Maximum Lot Coverage (%) 

Minimum building setback from 
Mattawoman Drive11 

Minimum front setbacks 
Minimum side setba.cks 

Minimum rear setbacks 
Minimum side setback to streets 

Maximum residential building height12 

Maximum percentage of total units 
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Two-family 
attached 

NIA 
NIA 
NIA 

NIA 
3510 

50 feet 

NIA 
NIA 
NIA 

NIA 
55 feet 

NIA 

[Brackets] and strikethrough indicate deleted language 

Single-family 
semidetached8

' 
9 

3,600 sq. ft. 
36 feet 
36 feet 

40 feet 
35 

50 feet 

20 feet 
10 feet 
20 feet 

20 feet 
45 feet 

NIA 

Single-family Active-Adult 
attached3

' 
8
' 

9 Multifamily4 

1,800 sq. ft. NIA 
20 feet NIA 
20 feet NIA 

30 feet NIA 
3510 5010 

50 feet 50 feet 

3, 6 7 

6 7 

6 7 

6 7 

45 feet 80 feet 
40 45.82 

SDP-1701-04 & DPLS-477_Backup  214 of 383



4 

Il 

12 

PGCPB No. 10-117(A/1) 
File No. 4-09003 
Page 88 

All parking is governed by Part 11 of the Zoning Ordinance. 

Variance requested from the maximum multifamily dwelling unit percentage, which allows a maximum 30 percent of 
multifamily dwelling units in the L-A-C Zone. 

Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes shall have a minimum 30-foot 
front yard setback in order to reduce the length of the driveway. 

To be developed as condominiums and as an active adult community, per A-9988-C. 

Stoops and/or steps may encroach into yard area. 

Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be reduced to 500 square feet 
for providing stoops, steps, and terraces which may project into yard area. Decks may project into rear yards only. 

For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for Mattawoman Drive, 
which requires a 50-foot setback. 

Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without meeting setback 
requirements. 

Fences in the front yard shall not be more than four feet high. 

This percentage is for building coverage (and not for lot coverage) of the overall net tract area. 

At the time of SOP, these distances may be modified if it is determined by the Planning Board, that adequate measures 
are provided to protect all residential buildings from the traffic nuisances of Matta woman Drive. 

These height limits may be increased if a variance and/or modification is granted by the Planning Board at the time of 
SOP. 
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ACCESSORY BUILDINGS-L-A-C ZONE 

Maximum Lot Coverage (%) 

Minimum setback from front street line 
Minimum setback from side lot line 
Minimum setback from rear lot line 
Corner lot - Minimum setback from side street line 

(along which an abutting lot fronts) 
Corner lot - Minimum setback from side street line 

(along which an abutting lot does not front) 
Maximum building height above grade 

25 
60 feet 
2 feet 
2 feet 

10 feet 

7 feet 
15 feet 

Note: No accessory building shall be located closer to the street line than the 
main building on the lot or parcel. 

COMMERCIAL USES-L-A-C ZONE 

Commercial Commercial Employment 
Office Retail /Flex Space 

Minimum Net Lot Area NIA NIA NIA 
Minimum frontage at street R.O.W NIA NIA NIA 
Minimum frontage at Front B.R.L. NIA NIA NIA 
Maximum Lot Coverage (%) NIA NIA NIA 
Maximum Build-to-Line along 

100 feet 100 feet 100 feet 
Mattawoman Drive 

Minimum front setback from R.O.W. 30 feet 30 feet 30 feet 
Minimum side setback 30 feet 30 feet 30 feet 
Minimum rear setback 30 feet 30 feet 30 feet 
Maximum building height NIA NIA NIA 
Minimum parking spaces As required by Part 11 of the 

The preliminary plan shall adhere to the standards set above and the same standards should be 
added to the plan prior to signature approval. 

t[2(.). The applieant shall submit three original exeeuted publie reereatianal faeilities 
agreements (RFA.) far the eanstru.etian af Phase 1 reereatianal faeilities in the 
Brandywine A.rea Community Park ta DPR far their appraYal three weeks 
prier ta submission af a final plat. Upon approval by DPR, the RFA. shall be 
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recarded amang the land recards af Prinee Cearge's CauB-ty, Upper Marlbara, 
Maryland. 

This condition of approval of the CDP is noted for its requirement prior to the submission of 
the final plat of subdivision. 

21. Submissian ta DPR af a performance bond, letter af crcdit, ar other suitable 
financial guarantees for the constructian of Phase 1 reereational facilities in 
the Brandywine Area Cammunity Park, in an amount to be determined by 
DPR, shall be done at least twa weele. prior to applying for any building 
permits. 

This condition of approval of the CDP is noted for its requirement prior to the submission of 
any building permits.] 

t15. Prior to approval of building permits by M-NCPPC for 50 percent of the 
residential dwelling units within CDP-0901 and CDP-0902, the applicant shall 
make a monetary contribution in the amount of $700,000.00 in 2015 dollars to 
The Maryland-National Capital Park and Planning Commission (M-NCPPC). 
M-NCPPC shall adjust the amount of the contribution using the Consumer 
Price Index (CPI} for inflation at the time of payment. The funds shall be used 
for the construction of recreational facilities at the Brandywine Area 
Community Park (M-NCPPC), as determined by the Prince George's County 
Department of Parks and Recreation (DPR), to complement the facilities being 
provided in the Southern Area Aquatic and Recreational Complex. 

tBy memo dated February 11, 2015 the Planning Director requested a waiver of the 
Planning Boards Rules of Procedure, a reconsideration, with a same day hearing. On March 
19, 2015 the Planning Board approved the Planning Director's (M-NCPPC) request for the 
reconsideration of Conditions 14-21 for the PPS, Conditions 14-21 of CDP-0901, and 
Conditions 20-27 for CDP-0902 related to the applicants requirement to construct the major 
recreational facilities in the Brandywine Area Community Park, and approved a fee-in-lieu 
payment to satisfy the off-site requirements of Condition 8b (A-9987), with no change to the 
proposed on-site private recreational facilities. 

22. The applicant and the applicant's heirs, successors, and/or assignees shall 
provide adequate, private recreational facilities on-site in accordance with the 
standards outlined in the Parks and Recreation Facilities Guidelines. 

23. The private recreational facilities shall be reviewed by the Urban Design 
Section as designee of the Planning Board for adequacy, conformance to the 
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Park and Recreation Facilities Guidelines, and location during the specific 
design plan review. 

The two above conditions will be further analyzed at the time of specific design plan to 
ensure that the RF A and bonding will result in the completion of the recreational facilities in 
phase with the development, and that recreational facilities will be available to future 
residents in an appropriate time frame. 

24. The applicant shall submit three original executed private recreatio~al 
facilities agreements (RFA) for the private recreational facilities on-site to 
DRD for their approval three weeks prior to submission of a final plat. Upon 
approval by DRD, the RFA shall be recorded among the land records of 
Prince George's County, Upper Marlboro, Maryland. 

This condition of approval of the CDP is noted for its requirement prior to the submission of 
the final plat of subdivision. 

25. Submission to DRD of a performance bond, letter of credit, or other suitable 
financial guarantee for the construction of private recreational facilities, in an 
amount to be determined by DRD, shall be done at least two weeks prior to 
applying for any building permits. 

This condition of approval of the CDP is noted for its requirement prior to the submission of 
any building permits. It should also be noted that bonding of the project is subject to the 
timing of permits associated with the appropriate phase of development as stated in CDP 
Condition 7.b.(8), addressed above. 

28. The applicant shall provide sufficient dedication on the preliminary plan along 
Brandywine Road for on-road bike lanes in accordance with SHA standards and 
AASHTO guidance. 

This condition of approval of the CDP is noted for its requirement of sufficient dedication 
along Brandywine Road for on-road bike lanes. This condition is addressed by the 
Transportation Planning Section. 

30. Provide an eight-foot-wide, concrete hiker/biker trail on the east side of 
Mattawoman Drive (A-63) along the subject site's entire frontage between 
Brandywine Road and the southern property line in accordance with DPW &T 
standards for a concrete hiker/biker trail within an urban right-of-way (DPW &T 
Standard 100.18). The hiker/biker trail shall be connected to the Timothy Branch 
trail, if required, via an alternate configuration (DPW &T Standard 100.06) to 
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accommodate two five-foot-wide bike lanes within the travel lanes of the primary 
street located between the commercial and residential development, with directional 
signage to the Timothy Branch trail. A five-foot-wide sidewalk shall also be provided 
on the west side of Mattawoman Drive. All hiker/biker trail locations, materials, 
signs, and other details shall be shown on the applicable specific design plan. Both 
the hiker/biker trail and the sidewalk shall be provided within the public right-of
way. 

This condition of approval of the CDP is noted for its requirement and its fulfillment of basic plan 
Condition 5 above. 

35. Provide a master plan hiker/biker/equestrian trail (the Timothy Branch trail) along 
the subject site's entire segment of the Timothy Branch stream valley, unless the 
District Council amends the Basic Plan condition requiring the same. 

This condition is noted for its requirement and should be discussed further prior to the approval of 
specific design plans, in order to detennine the final disposition of the trail. 

41. At the time of preliminary plan approval, the plan shall reflect the following 
rights-of-way: 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to south 
through the subject property. 

b. A right-of-way of 40 feet from centerline along C-613, MD 381, along the 
site's entire frontage. 

The preliminary plan reflects these rights-of-way as required within the portion of the property 
covered by CDP-0901. 

43. The applicant and/or the applicant's heirs, successors and/or assignees shall provide 
the following transportation improvements as proffered in the July 2009 traffic 
impact study. 

a. A third northbound through lane along US 301 through the MD 381 and the 
Mattawoman Drive intersections, beginning approximately 1,000 feet south 
of MD 381 and continuing approximately 2,500 feet north of MD 381. The 
elimination of left turns at the US 301/MD 381 intersection coincident with 
the construction of a northbound left-turn lane along US 301 at 
Matta woman Drive shall be constructed by the applicant if required by 
SHA. 
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b. A northbound left-turn lane along US 301 at Mattawoman Drive, subject to 
SHA approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, along with 
the addition of a westbound left-turn lane along MD 381at Mattawoman 
Drive. 

d. The extension of Matta woman Drive, south of the subject property to 
connect to Matapeake Business Drive. 

This condition is addressed in the Transportation section of this report. 

45. At the time of SDP review, the applicant may redesign the residential pod to include 
the relocation of the multifamily units, townhouse units, two-over-two units, and the 
recreational facility. 

The applicant submitted a sketch plan with the preliminary plan, which seems to attempt to 
address this condition. 

Conformance with the Zoning Ordinance 
The application must comply with all applicable requirements of the Zoning Ordinance. Certain 
requirements are discussed at this time because they directly affect lot sizes, lotting patterns, and 
unit yields. These include: 

Section 27-496(d) L-A-C Zone Regulations 
Section 27-496(d) indicates that each lot in the L-A-C Zone shall have frontage on, and direct 
vehicular access to, a public street, except lots for which private streets or other access 
rights-of-way have been authorized pursuant to Subtitle 24 of this Code. It should be noted that the 
sketch plan, as submitted, does not specify parcel or lot lines for the multifamily or two-family 
attached portions of the development, so it is unclear whether or not this requirement is met. It is 
recommended that the private SO-foot right-of-way, as shown on the sketch plan, be defined as a 
public right-of-way since townhouse lots, multifamily buildings, and the recreational facilities 
front this street. 

Section 27-480(b) CDZ General Development Regulation 
Section 27-480(b) indicates that the minimum lot area for townhouses shall be 1,800 square feet. 
The preliminary plan as submitted does indicate conformance to this issue; however, the sketch 
plan submitted does not specify lot size. It is recommended that labels be provided on the plan 
prior to signature approval to ensure compliance with this requirement. 
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Section 27-480(d) CDZ General Development Regulation 
Section 27-480(d) indicates that there shall be no more than six townhouses per building group in 
any comprehensive design zone, except where the applicant demonstrates that more than six 
dwelling units (but not more than eight dwelling units) would create a more attractive living 
environment or would be more environmentally sensitive. Additionally, in no event shall there be 
more than nine dwelling units in a building group, and garage parking within all building groups 
shall be provided in rear-loaded garages except where the rears of the units are located along open 
space areas along the perimeter of the development area or areas of steep topography. The sketch 
plan as submitted does indicate confonnance to this issue; however, the sketch plan submitted 
does not label lot types clearly. It is recommended that lot labels be provided on the plan prior to 
signature approval to ensure compliance with this requirement. 

Section 27-480(e) CDZ General Development Regulation 
Section 27-480(e) indicates that the minimum building width for townhouses in any continuous, 
attached group shall be 20 feet. The sketch plan does not label the lot dimensions, so it is 
recommended that lot dimensions be provided on the plan prior to signature approval to ensure 
compliance with this requirement. 

Conformance with the Prince George's County Landscape Manual 
The proposed development is subject to the requirements of Sections 4.1, 4.3, 4.4, and 4.6 of the 
Prince George's County Landscape Manual. Although Section 4. 7 does not technically apply in 
comprehensive design zones, Urban Design staff used the requirements as a guide. Conformance 
with these requirements will be judged at the time of specific design plan approval. 

Other Design Issues 
The preliminary plan included a variation request from the 150-foot lot depth requirement along an 
arterial road (Mattawoman Drive), per Section 24-121(a)(4) of the Subdivision Regulations, that 
affected only lots and parcels within the R-M Zone. However, it is unclear whether this variation 
would now apply to the lots and parcels within the L-A-C Zone as the submitted sketch plan does 
not provide parcel lines or dimensions for review. With the addition of this infonnation, if it is 
now determined that a variation from the lot depth is necessary within the L-A-C Zone, it will be 
difficult to make urban design comments regarding adequate protection and screening from traffic 
nuisances as details or descriptions of proposed protection measures, such as earthen berms, plant 
materials, fencing, and/or the establishment of a building restriction line have not been labeled or 
provided. Noise mitigation measures must be further addressed at the time of SDP ':"hen a Phase II 
noise study is recommended. 

Block A, the commerciaVemployment area of the site, has lot lines running through drive aisles 
and parking lots which will create difficulties in complying with the requirements of Section 
4.3.b., Parking Lot Perimeter Landscape Strip, of the Landscape Manual. This issue of perimeter 
parking lot landscaping within office parks allows for smaller compounds and should be 
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considered in the preliminary plan process. The applicant should be prepared to revise the plan or 
consider the possibility of the requirements for alternative compliance or departure applications to 
address Section 4.3.b. at the time of specific design plan if necessary. 

19. Urban Design: R-M Zone-This referral is based on revised plans submitted by the applicant for 
, Preliminary Plan of Subdivision 4-09003, The Villages at Timothy Branch. 

The subject Preliminary Plan of Subdivision, 4-09003, seeks to subdivide a 334.26-acre property 
into 580 lots and 68 parcels in order to develop a mixed-use project including 1,200 residential 
dwelling units and approximately 305,000 square feet of commercial gross floor area. The 
Timothy Branch project includes 262 acres in the R-M(Residential Medium Development) Zone 
and 72.26 acres in the L-A-C (Local Activity Center) Zone. The R-M-zoned portion of the 
property is located east of US 301/MD 5, on both sides of proposed Mattawoman Drive, north of 
Matapeake Business Drive, and the L-A-C-zoned portion of the property is located on the south 
side of Brandywine Road. Comprehensive Design Plan CDP-0901 for the L-A-C-zoned portion of 
the property and CDP-0902 for the R-M-zoned portion of the property were reviewed and 
approved by the Planning Board on October 7, 2010. However, at the time of the writing of this 
report, the Planning Board has not yet adopted the resolutions for both comprehensive design 
plans. 

This referral focuses on the R-M-zoned portion of the property, its previous Basic Plan approval 
(A-9987-C), and the subsequent Comprehensive Design Plan approval (CDP-0902). 

Conformance with Zoning Map Amendment Applications A-9987-C 
On June 16, 2008, the property was conditionally rezoned to the R-M and L-A-C Zones through 
County Council approval of A-9987-C and A-9988-C, respectively, which contained urban 
design-related requirements for the approved land use program, 12 conditions, and one 
consideration. The condition and consideration that are applicable to the review of this preliminary 
plan of subdivision have been listed in bold face type below, followed by comments and 
recommendations regarding these requirements. 
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Approved Land Use Program A-9987-C (R-M) 

Land Use Types and Quantities 

Total area: 
Land in the 100-year floodplain: 
Adjusted Gross Area: 
Density permitted under the R-M Zone: 
Permitted dwelling unit range: 

Proposed Land Use Types and Quantities: 

262± acres 
19 acres 
243 acres 
3.67-5.7 du/ac 
874.8-1,385.1 du 

One-family detached, townhouse, one-family attached, two-family attached (two-over-two), 
and multifamily and recreational facilities. 

The approval of CDP-0902 included the following breakdown of units: 

Dwelling Types 
Approximate % Number of Units 

of Total Units 
R-MZone 
Single-family Detached 9.45 101 

Townhouses 34.42 368 

One-Family Semi-Attached (Duplex) 7.48 80 
Two-Family Attached (Two-Over-Twos) 29.18 312 

Multifamily 19.45 208 

Total Units in the R-M Zone 99.98 or approximately 100% 1,069 

It should be noted that CDP -0902 included a two-part variance in conjunction with the CDP 
approval (Variance VD-0902) to allow an additional 9.5 percent in multifamily units (for a total of 
208 multifamily units)and 4.4 percent in townhouse units (for a total of 368 townhouse units). 
Any changes to the number of units that exceed the numbers listed in the chart above should be 
carefully evaluated for conformance to Subtitle 27. 

Basic Plan Conditions 

1. At the time of Comprehensive Design Plan, the Transportation Planning Staff shall 
make Master Plan transportation facility recommendations consistent with the 
Subregion V Master Plan. 
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The Planning Board addressed the condition above through conditions of approval for CDP-0902, 
which was found to be consistent with the Subregion V Master Plan. 

2. At the time of Comprehensive Design Plan and Preliminary Plan of Subdivision, the 
Transportation Planning Staff shall review a traffic impact study as a means of 
making findings of the adequacy of transportation facilities. The traffic study shall, 
at a minimum, include the following as critical intersections: 

a. MD 5 and Brandywine Road (signalized) 
b. US 301 and MD 381/Brandywine Road (signalized) 
c. MD 381 and Mattawoman Drive (unsignalized) 
d. US 301 and Mattawoman Drive (proposed) 
e. US 301/MD 5 and proposed A-55 (future) 
f. US 301/MD 5 and Matapeake Business Drive/Clymer Drive (signalized) 
g. US 301/MD 5 and Cedarville Road/McKendree Road (signalized) 
h. Future Mattawoman Drive and proposed A-55 (future) 

This condition was addressed ,by the Transportation Planning Section at the time of comprehensive 
design plan and is also addressed with the preliminary plan of subdivision. 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 
subject site's entire segment of Timothy Branch either within M-NCPPC parkland 
or within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes. 

In the review of CDP-0902, this issue was discussed at length, the main issue being that, as was 
testified by the Department of Parks and Recreation (DPR) at the Planning Board hearing, DPR is 
not interested in acquiring the property associated with the Timothy Branch steam valley, nor are 
they interested in being party to a public use easement for the master plan trail as discussed 
previously. DPR staff also testified that the proposed master plan trail along the Timothy Branch 
stream valley will terminate at Brandywine Road because a road crossing at that location would 
create a safety hazard. Staff further stated that the master plan trail located along Mattawoman 
Drive will adequately serve users traveling between the subject site and properties on either end of 
the subject site. The Planning Board recognized these issues and agreed with the applicant's 
proposed language as adopted in a condition of the Planning Board's approval of the CDP. 

5. The applicant shall provide standard sidewalks along both sides of Matta woman 
Drive, unless modified by DPW&T. 
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Mattawoman Drive is a master-planned arterial road. The Planning Board found that providing a 
five-foot-wide, concrete sidewalk along the west side of the road and an eight-foot-wide, concrete 
side path on the east side, in accordance with DPW &T standards addresses the condition above. 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 
unless modified by DPW&T. The sidewalk and trail network will be evaluated in 
detail at the time of Preliminary Plan and Specific Design Plan. Trail connectors 
may be warranted to the proposed recreation center and park/school site. 

Conditions of the CDP and this preliminary plan address specific requirements for the sidewalk 
and trail network discussed in this condition. 

7. At time of Comprehensive Design Plan, the applicant shall: 

a. Submit design standards that establish design and review parameters, 
including setbacks, lot coverage, and other bulk standards for development, 
standards for the materials and design of architecture, and standards for 
design of signage for the entire site. 

The CDP has a condition to address the requirements for setbacks, building restriction 
lines, and build-to-lines for the project, and will be further reviewed with the SDPs. 

d. Provide an indoor and outdoor recreational facility package adequate to 
meet the needs of the future populations. 

The subject CDP proposes 1,069 residential units, which will be part of the 1,200 units in 
the overall Villages at Timothy Branch community. The CDP addresses the recreational 
facilities package for the development and sets forth a schedule of the phasing of the 
facilities in association with the development. It should also be noted that the applicant is 
obligated to construct major off-site recreational facilities at the nearby Brandywine Area 
Community Park including: one softball field, one soccer field, a 65-space parking lot, and 
access from Missouri A venue. The Planning Board found that the combination of the 
proposed package of on-site private recreational facilities and off-site public recreational 
facilities will satisfy the indoor and outdoor recreational needs of the residents of the 
Villages of Timothy Branch community, and as discussed in the Parks and Recreation 
section of this report. 

8. At the time of Comprehensive Design Plan the applicant shall provide either: 
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a. Private recreational facilities on site consistent with the standards outlined in 
the Parks and Recreation Facilities Guidelines and dedication of onsite a 
minimum 20 acres of parkland, at a mutually agreeable location, or 

b. Private recreational facilities and major off-site recreational facilities (ball 
field(s) and parking) consistent with the Parks and Recreation Facilities 
Guidelines at nearby Brandywine Area Community Park. 

To address this condition of the basic plan and provide recreational opportunities for the residents 
of the proposed development, the applicant has proposed the tpayment of a fee-in-lieu of 
$700,000 for the construction of major off-site recreational facilities at the nearby Brandywine 
Area Community Park (Parcel A, Plat PM 228 @ 79) t[including: one softball field, one soeeer 
field, and a 65 spaee parking lot.] , and private on site recreation facilities. 

12. The applicant shall communicate with representatives of the following adjacent 
projects, to coordinate its dev~lopment activities with these projects: Wilmer's Park, 
Chaddsford, Centrex, and Brandywine Crossing. The applicant shall place in the 
record (with copies to the Councilmanic District 9 office) copies of the 
correspondence with these project representatives. One year after final approval of 
the Basic Plan Amendment approved herein, the applicant shall file in the record 
(with a copy to the Councilmanic District 9 office) a report showing steps taken and 
to be taken to develop the subject property consistently and harmoniously with these 
other projects. 

At the time of CDP review, the applicant provided copies of communications sent to the adjacent 
projects listed along with the Councihnanic District 9 office, but indicated that no responses had 
been received in order to produce steps to develop the subject property consistently and 
harmoniously with these other projects. 

Consideration 

If public benefit features are needed and if the Applicant and DPR agree to a twenty acre 
on-site parkland dedication; the Applicant shall provide the needed recreation amenities so 
that the twenty acre public parkland can serve as a Community Park. 

The applicant has reached an agreement with DPR for providing ta fee-in-lieu for off-site 
recreational facilities, as per the basic plan condition, t[ on Pareel l .. ,] for the Brandywine 
Community Park (M-NCPPC). 

Conformance with Comprehensive Design Plan CDP-0902 
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The Planning Board approved Comprehensive Design Plan CDP-09002 on October 7, 2010 with 
the following conditions that are applicable to the review of this preliminary plan of subdivision. 
As of the writing of this report, the Planning Board had not adopted the resolution of approval. 
Therefore, the actual wording of the conditions may be slightly different from the resolution. 

1. All conditions of approval of Basic Plan A-9988-C shall remain in full force and 
effect. 

This condition should be reiterated in the approval of the preliminary plan of subdivision. 

2. The total area within the L-A-C Zone (CDP-0901) and the R-M Zone 
(CDP-0902) comprise a combined total trip cap of 1,269 trips in the AM and 
1,775 trips in the PM. If the densities of the L-A-C zone or the R-M zone are 
modified for any reason, trips may be re-allocated between these two zones 
(CDP-0901 & CDP-0902) such that the overall trip cap of 1,269 AM and 
1,775 PM trips is not exceeded. 

A trip cap is recommended. 

3. A minimum 50-foot building restriction line (BRL) as measured from the 
ultimate right-of-way of Matta woman Drive shall be provided on the Specific 
Design Plan (SDP) unless it is determined that a lesser BRL provides sufficient 
area to adequately buffer the dwellings from the roadway. 

This condition should be adhered to in the lotting pattern for fee simple lots along the 
right-of-way of Mattawoman Drive. For ease of review, the preliminary plan of subdivision 
should be revised prior to signature approval to indicate the 50-foot building restriction line 
(BRL) along the ultimate right-of-way of Mattawoman Drive. Any proposed reduction of 
this BRL will be analyzed at the time of specific design plan. 

4. A minimum 200-foot building restriction line (BRL) as measured from the ultimate 
right-of-way of US 301 shall be provided on the specific design plan (SDP) for 
multifamily buildings unless it is deemed that a lesser BRL provides sufficient area 
to adequately buffer the dwellings from the roadway. The minimum width of 
building restriction lines for other residential product types along US 301 shall be 
determined at the time of SDP and the Phase II Noise Study shall be considered in 
the determination of establishing the building restriction lines. 

This condition should be adhered to in the lotting pattern for fee simple lots along the 
right-of-way of US 301. For ease of review, the preliminary plan of subdivision should be 
revised prior to signature approval to indicate the 200-foot BRL along the ultimate 
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right-of-way ofUS-301. Any proposed reduction of this BRL will be analyzed at the time of 
specific design plan. 

5. Prior to certificate of approval of the subject comprehensive design plan: 

a. Show the proposed transit alignment and include the following label: 

"Possible Future Transit alignment (subject to further future 
environmental review)." 

The preliminary plan and all future specific design plans should show this transit 
alignment. Lot lines for single and two-family unit types should be free and clear of the 
future right-of-way for the transit facility. 

b. Indicate a potential access connection between the existing 
warehouse/distribution facility on Mattawoman Drive (A-63) and Short Cut 
Road as an alternative for heavy truck traffic. 

The preliminary plan should show the access in an outlot, which could be conveyed in the 
future by the applicant and his heirs, successors, and/or assignees, providing direct access 
to Short Cut Road and divert industrial traffic away from Mattawoman Drive at such time 
as both parties are in agreement. 

c. Revise the development standard chart in the text and on the plan as follows: 

The following standards shall apply to the development. (Modifications to 
the standards may be permitted on a lot-by-lot basis by the Planning Board 
at the time of specific design plan if circumstances warrant.) 
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RESIDENTIAL USES-R-M ZONE1 

Minimum Net Lot Area 

Minimum frontage at street R.O.W 

Minimum frontage at Front B.R.L. 

Minimum frontage - corner lot 

Maximum Lot Coverage(%) 
Minimum building setback from 

Mattawoman Drive 
Minimum building setback from 

Robert Crain Highway (US 301) 
Minimum front setbacks 

Minimum side setbacks 

Minimum rear setbacks 

Minimum side setback to streets 

Maximum residential building height11 

Maximum percentage of total units 

Minimum frontage on cul-de-sac 

One-family 
.detached 
6,000 sq. ft. 

60 

60 

70 

30 

50 feet 

TBD10 

25 

10 

20 

25 

40 

NIA 

40 
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Two-family 
attached 

NIA 
NIA 
NIA 
NIA 
354 

50 feet 

TBD10 

NIA 
NIA 
NIA 
NIA 

55 feet 

NIA 

NIA 
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Single-family Single-family 
Multifamily 

semidetached8
' 

9 attached3
' 

8
' 
9 

3,600 sq. ft. 1,800 sq. ft. NIA 
36 feet 20 feet NIA 
36 feet 20 feet NIA 
40 feet 30 feet NIA 

35 354 504 

50 feet 50 feet 50 feet 

TBD10 TBD10 200 feet10 

20 feet 3,6 7 

10 feet 6 7 

20 feet 6 7 

20 feet 6 7 

45 feet 45 feet 80 feet 

NIA 502 252 

NIA NIA NIA 
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All parking is governed by Part 11 of the Zoning Ordinance. 

Variance requested from the maximum townhouse and multifamily dwelling unit percentage, which allows a maximum 30 and 10 
percent respectively of units in the R-M Zone. 

Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes shall have a minimum 25-foot front yard 
setback in order to reduce the length of the driveway. 

This percentage is for building coverage (and not for lot coverage) of the overall net tract area 

Stoops and/or steps may encroach into yard area. 

Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be reduced to 500 square feet for providing 
stoops, steps, and terraces which may project into yard area. Decks may project into rear yards only. 

For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for Mattawoman Drive, which 
requires a SO-foot setback unless it is deemed that a lesser BRL provides sufficient area to adequately buffer the units. 

Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without meeting setback requirements. 

On lots consisting of one acre or less, fences in the front yard shall not be more than four feet high. 

The minimum building setback for one-family detached, two-family detached, single-family semidetached and single-family attached 
and multifamily from Robert Crain Highway (US 301) shall be determined at the time of SOP review. 

These height limits may be increased if a variance and/or modification is granted by the Planning Board at the time of SOP. 

The preliminary plan of subdivision should adhere to the above standards and a note 
should be required to be added to the preliminary plan of subdivision prior to signature 
approval. 

10. At the time of preliminary plan review, an evaluation of all impacts to the primary 
management area shall be made. A revised Letter of Justification shall provided for 
impacts remaining at time of preliminary plan review, at which time further 
revisions necessary to minimize impacts shall be determined. 

This condition is addressed in the Environmental section of this report. 

11. If, revisions to the CDP plan increase the cumulative PMA impacts on the site for a 
total of 200 or more linear feet of stream beds or one-half acre of wetlands and their 
buffers, additional required mitigation shall be identified at time of preliminary plan 
review. 

This condition is addressed in the Environmental section of this report. 
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17. At time of specific design plan application for residential units in the R-M zone, a 
Phase II noise study shall be submitted for review. The Phase II Noise Study shall 
address how noise impacts to the residential units will be mitigated to provide 
interior noise levels of 45 dBA Ldn or less and exterior noise levels of 65 dBA Ldn or 
less within outdoor activity areas based on the final site design. The approval of 
architecture at time of SDP shall also demonstrate how the proposed structures are 
in conformance with the noise mitigation measures recommend in the Phase II noise 
report for interior residential uses. 

Any request to reduce the lot depth requirement along either Mattawoman Drive or the US 301 
right-of-way cannot be thoroughly addressed until after receipt of a Phase II noise study. The 
specific design plan will address building restriction lines and the protection of outdoor activity 
areas from unmitigated noise levels above 65 dBA. The Urban Design Section would support the 
granting of the variation of the lot depth requirement for the project along Mattawoman Drive and 
US 301 with condition, due to the lack of provision of supporting information in the applicant's 
statement of justification. 

The applicant claims that the revised layout creates a natural buffer for all of the lots along A-63, 
Matta woman Drive, but has not provided evidence of the reduction in noise level for the outdoor 
activity areas associated with the units. A berm along US 301 may provide sufficient buffering to 
adequately mitigate the noise generated, but should be demonstrated with a Phase II noise study. 
Conditions are recommended to address adverse noise impacts at the time of SDP, and discussed 
further in the Environmental section of this report. 

t[26. The applieant shall submit three original eneuted publie recreational faeilities 
agreements (RFA) for the eonstruetion of Phase 1 reereational faeilities in the 
Brandywine l'...rea Community Park to the Department of ParlEs and Reereation for 
their approYal three weelES prior to the submission of a final plat. Upon appro:val by 
the Department of Parks and Reereation, the RFA shall be recorded among the land 
reeords of Prince George's County, Upper Marlboro, Maryland. 

This condition is noted fur its requirement prior to submission of the final plat of subdivision. 

27. Submission to DPR of a performanee bond, letter of eredit, or other suitable 
finaaeial guarantees for the eonstruetioa of Phase 1 reereatioaal facilities in the 
Brandywine Area Commun-i-ty Park, in an amoaat to be determined by DPR, shall 
be required at least two weeks prior to applying for bailding permits. 

This condition is noted fur its requirement prior to submission of the final plat of subdivision.] 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 

SDP-1701-04 & DPLS-477_Backup  231 of 383



PGCPB No. 10-1 l 7(A/1) 
File No. 4-09003 
Page 105 

t21. Prior to approval of building permits by M-NCPPC for 50 percent of the residential 
dwelling units within CDP-0901 and CDP-0902, the applicant shall make a 
monetary contribution in the amount of $700,000.00 in 2015 dollars to The 
Maryland-National Capital Park and Planning Commission (M-NCPPC). M
NCPPC shall adjust the amount of the contribution using the Consumer Price Index 
(CPI) for inflation at the time of payment. The funds shall be used for the 
construction of recreational facilities at the Brandywine Area Community Park (M
NCPPC), as determined by the Prince George's County Department of Parks and 
Recreation {DPR), to complement the facilities being provided in the Southern Area 
Aquatic and Recreational Complex. 

tBy memo dated February 11, 2015 the Planning Director requested a waiver of the Planning 
Boards Rules of Procedure, a reconsideration, with a same day hearing. On March 19, 2015 the 
Planning Board approved the Planning Director's (M-NCPPC) request for the reconsideration of 
Conditions 14-21 for the PPS, Conditions 14-21 of CDP-0901, and Conditions 20-27 for CDP-
0902 related to the applicants requirement to construct the major recreational facilities in the 
Brandywine Area Community Park, and approved a fee-in-lieu payment to satisfy the off-site 
requirements of Condition 8b (A-9987), with no change to the proposed on-site private 
recreational facilities. 

28. The applicant and the applicant's heirs, successors, and/or assignees shall provide 
adequate, private recreational facilities on-site in accordance with the standards 
outlined in the Park and Recreation Facilities Guidelines. 

29. The private recreational facilities shall be reviewed by the Urban Design Section of 
the Development Review Division (DRD), M-NCPPC for adequacy, conformance to 
the Park and Recreation Facilities Guidelines and appropriateness of location during 
the specific design plan review. 

These conditions will be further analyzed at the time of specific design plan to ensure that the RF A 
and bonding will result in the completion of the recreational facilities in phase with the 
development, and that recreational facilities• will be available to future residents in an appropriate 
time frame. 

30. The applicant shall submit three original executed private recreational facilities 
agreements (RFA) for the private recreational facilities on-site to DRD for their 
approval three weeks prior to submission of a final plat. Upon approval by DRD, the 
RFA shall be recorded among the land records of Prince George's County, Upper 
Marlboro, Maryland. 

This condition is noted for its requirement prior to submission of the final plat of subdivision. 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 

SDP-1701-04 & DPLS-477_Backup  232 of 383



PGCPB No. 10-117(A/1) 
File No. 4-09003 
Page 106 

31. Include the following phasing for the on-site private recreational facilities 
within the CDP text and plan: 

CDP-0902 - PHASING OF AMENITIES 

FACILITY BOND FINISH CONSTRUCTION 

7,500 sq. ft. multiage -RMl 
Prior to the issuance of Complete by 200th overall* 
any residential unit permit residential unit permit 
Prior to the issuance of 

Complete by 450th overall 
7,500 sq. ft. multiage - RM3 any residential unit permit 

withinRM3 
residential unit permit 

20,000 sq. ft. Open play area 
Prior to the issuance of 

Complete by 600th overall 
any residential unit permit 

-RM4 
withinRM4 

residential unit permit 

Min. 4,200 square-foot Prior to the issuance of 
Complete by 750th overall 

Community building and 25 500th overall* residential 
residential unit permit 

meter swimming pool - RM2 unit permit 
Prior to the issuance of 

Complete by 750th overall 
2,500 sq. ft. tot-lot - RM2 500th overall residential 

unit permit 
residential unit permit 

Prior to the issuance of 
Complete by 750th overall 

5,000 sq. ft. per teen - RM2 500th overall residential 
unit permit 

residential unit permit 

Prior to the issuance of 
Complete by 1,000th overall 

7,500 sq. ft. multiage- RMS any residential unit permit 
with RMS 

residential unit permit 

Timothy Branch 
Prior to the issuance of 

Stream Valley Trail1 

any residential unit permit 
Complete with adjacent pod 

(approx. 5,600 L.F.) or other 
for the adjacent pod 

development 
recreational trail 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as 
more details concerning grading and construction details become available. Phasing of the recreational 
facilities may be adjusted by written permission of the Planning Board or its designee under certain 
circumstances, such as the need to modify construction sequence due to exact location of sediment 
ponds or utilities, or other engineering necessary. The number of permits allowed to be released prior 
to construction of any given facility shall not be increased by more than 25 percent, and an adequate 
number of permits shall be withheld to assure completion of all of the facilities prior to completion of 
all the dwelling units. 

* "Overall" means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 
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This condition provides guidance for the final bonding and completion of recreational 
facilities and the recordation of RF As, after the approval of the specific design plans for the 
project. The bonding of the recreational facilities is allowed to be sectionalized in 
accordance with the above schedule. Minor revisions to this chart will be pennitted based on 
the final analysis of the facilities proposed, and the timing of bonding and construction. 

32. Submission to DRD of a performance bond, letter of credit, or other suitable 
financial guarantee for the construction of private recreational facilities, in an 
amount to be determined by DRD, shall be required at least two weeks prior to 
applying for building permits. 

This condition is noted for its requirement prior to submission of the final plat of subdivision. It 
should also be noted that the bonding of the project is subject to the timing of permits associated 
with the appropriate phase of the development, as stated in CDP-0902, Condition 31. 

34. Provide an eight-foot-wide, concrete hiker/biker trail on the east side of 
Mattawoman Drive (A-63) along the subject site's entire frontage between 
Brandywine Road and the southern property line in accordance with DPW &T 
standards for a concrete hiker/biker trail within an urban right-of-way 
(DPW &T Standard 100.18). The hiker/biker trail shall be connected to the 
Timothy Branch trail, if required, via an alternate configuration (DPW &T 
Standard 100.06) to accommodate two five-foot-wide bike lanes within the 
travel lanes of the primary street located between the commercial and 
residential development, with directional signage to the Timothy Branch trail. 
A five-foot-wide sidewalk shall also be provided on the west side of 
Mattawoman Drive. All hiker/biker trail locations, materials, signs, and other 
details shall be shown on the applicable specific design plan. Both the 
hiker/biker trail and the sidewalk shall be provided within the public 
right-of-way. 

This condition is noted for its requirement and fulfillment of Basic Plan A-9987-C, Condition 5. 

40. Provide a master plan hiker/biker/equestrian trail (the Timothy Branch trail) along 
the subject site's entire segment of the Timothy Branch stream valley, unless the 
District Council amends the Basic Plan condition requiring the same. 

This condition is noted for its requirement unless the District Council amends the basic plan 
condition requiring the trail, and is discussed further in the Trails section of this report. 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
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44. At the time of preliminary plan approval, the plan shall reflect the following 
rights-of-way: 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to 
south through the subject property. 

The preliminary plan addresses this condition. 

45. The applicant and/or the applicant's heirs, successors, or assignees shall provide the 
following transportation improvements as proffered in the July 2009 traffic impact 
study. 

a. A third northbound through land along US 301 through the MD 381 and the 
Mattawoman Drive intersections, beginning approximately 1,000 feet south 
of MD 381 and continuing approximately 2,500 feet north of MD 381. The 
elimination of left turns at the US 301/MD 381 intersection coincident with 
the construction of a northbound left-turn lane along US 301 at 
Mattawoman Drive shall be constructed by the applicant if required by 
SHA. 

b. A northbound left-turn land along US 301 at Mattawoman Drive, subject to 
SHA approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, 
along with the addition of a westbound left-turn lane along MD 381 at 
Mattawoman Drive. 

d. The extension of Matta woman Drive south of the subject property to 
connect to Matapeake Business Drive. 

This condition is addressed in the Transportation section of this report. 

47. The R-M portion of the CDP shall be modified to indicate that the portion of 
A-63 between the more southerly traffic circle and the southern property line 
shall be labeled as A-63, and shall make provision for a 120-foot right-of-way. 

The preliminary plan should be revised prior to signature approval in accordance with the 
condition above. 

Conformance with the Zoning Ordinance 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
Underlining indicates new language 
[Brackets] and strikethrough indicate deleted language 

SDP-1701-04 & DPLS-477_Backup  235 of 383



PGCPB No. 10-1 l 7(A/1) 
File No. 4-09003 
Page 109 

The application must comply with all applicable requirements of the Zoning Ordinance. Certain 
requirements are discussed at this time because they directly affect lot sizes, lotting patterns, and 
unit yields. These include: 

Section 27-509(d) R-M Zone Regulations 
Section 27-509(d) indicates that each lot in the R-M Zone shall have frontage on, and direct 
vehicular access to, a public street, except lots for which private streets or other access 
rights-of-way have been authorized pursuant to Subtitle 24 of this Code. It should be noted that the 
sketch plan, as submitted, does not specify parcel or lot lines for the multifamily portions of the 
development. Whether they are parcel or lot lines, the applicant should be required to demonstrate 
conformance witl1 this requirement unless the elements of the exception have been met. 

Section 27-480( d) CDZ General Development Regulation (in part) 

There shall be no more than six (6) townhouses per building group in any 
Comprehensive Design Zone (with the exception of the V-L and V-M Zones) for 
which an application for a specific Design Plan is filed after December 30, 1996, 
except where the applicant demonstrates to the satisfaction of the Planning Board or 
District Council, as applicable, that more than six (6) dwelling units (but not more 
than eight (8) dwelling units) would create a more attractive living environment or 
would be more environmentally sensitive. In no event shall the number of building 
groups containing more than six (6) dwelling units exceed twenty percent (20%) of 
the total number of building groups in the SDP, and the end units on such building 
groups shall be a minimum of twenty-four (24) feet in width ... 

This section of the Zoning Ordinance applies to the townhouses proposed within the R-M Zone 
and will be addressed at the time of specific design plan review for the project. 

S~ction 27-480(e) CDZ General Development Regulation 

The minimum building width for townhouses in any continuous, attached group 
shall be twenty (20) feet, and the minimum gross living space for a townhouse shall 
be one thousand two hundred and fifty (1,250) square feet in any development for 
which an application for a Specific Design Plan is filed after December 30, 1996 
(with the exception of townhouses in the V-L and V-M Zones and, as it applies to the 
minimum building width only, townhouses on property in the L-A-C Zone, if any 
portion lies within one-half (1/2) mile of an existing or planned Washington 
Metropolitan Area Transit Authority Metro rail station). For the purposes of this 
subsection, "gross living space" shall be defined as all interior building space except 
the garage and unfinished basement or attic area. 

t Denotes 2015 Amendment 
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This section of the Zoning Ordinance applies to the townhouses proposed within the R 0 M Zone 
and will be addressed at the time of specific design plan review for the project. 

Conformance with the Prince George's County Landscape Manual 
The proposed development is subject to the requirements of Sections 4.1, 4.3, 4.4, and 4.6 of the 
Prince George's County Landscape Manual. Although Section 4. 7 does not technically apply 
within comprehensive design zones, it will be used as a guide in the review and approval of 
specific design plans for the project. 

Other Design Issues 
The variation request from the 150-foot lot depth requirement along the arterial roadway, 
Mattawoman Drive, and the 300-foot lot depth requirement along US 301, per Section 
24-121(a)(4) of the Subdivision Regulations, will be further evaluated with the review of the Phase 
II noise study at the time of SDP to ensure that the rear yards of the units are protected from noise 
levels exceeding 65 dBA Ldn. The current information on the plan indicates that the majority of 
units located within Block F are entirely impacted by greater than 65 dBA Ldn unmitigated noise 
contour. Section 24-121(a)(4) requires that protection be provided via earthen berms, plant 
materials, fencing, and/or the establishment of a building restriction line. The use of a berm or 
noise wall is not appropriate along Mattawoman Drive as the units front on the arterial roadway. 

Along US 301, the use of a berm is conceptually shown on the plan, but the impact of the berm on 
noise volumes has not yet been determined and will be with the review of a Phase II noise study. 
Therefore, along each edge of the development, staff recommends that, at the time of approval of 
specific design plans for the project, the 65 dBA Ldn mitigated noise line be shown on the plans 
and all rear yards of either single-family detached, single-family attached, or two-family dwellings 
provide a minimum 25-foot-wide outdoor activity area free of noise intrusion above the 65 dBA 
Ldn mitigated line. It should be noted that the project's US 301frontage is interrupted by an 
independent parcel that is cleared. It may be difficult to create a berm in this area and therefore, a 
noise wall may be more appropriate. 

In some areas, like Block E, it is not clear where recreational areas are to be located. All outdoor 
recreational areas have to be located outside of the 65 dBA Ldn line at the time of SDP. The 
mitigated 65 dBA Ldn line and more precise location information for outdoor recreational areas 
should be shown on the specific design plan. 

All stormwater ponds should be designed as visual amenities and placed so as to complement 
recreational facilities. A homeowners association trail should be provided around all ponds if 
possible. 

In Block D, create a visual break and convenient direct pedestrian connection between the trail and 
the main recreational facility in Parcel D. 
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A redesign of Block E for the layout of multifamily buildings is necessary to provide a cohesive 
community that reduces or eliminates surface parking, provides a central focal recreational space, 
and provides an appropriate location for future pedestrian connections to the off-site transit stops. 
Special attention should be paid to landscaping and architecture of the buildings along 
Matta woman Drive at time of specific design plan. The footprints of buildings and parking areas 
should be deleted from the preliminary plan to allow more flexibility in design at the time of 
approval of specific design plans regarding layout of structures and choice of multifamily product 
type. 

20. Stormwater Management-The Department of Public Works and Transportation has determined 
that on-site stormwater management is required. A Stormwater Management Concept Plan, 11355-
2009-00, 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, 
and any subsequent revisions. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
Circuit Court for Prince George's County, Maryland within thirty (30) days following the date of notice of 
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 Squire, seconded by Commissioner Clark, with Commissioners Squire, Clark, 
Vaughns, Cavitt and Parker voting in favor of the motion at its regular meeting held on Thursday, 
October 28, 2010, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 2nd day of December 2010. 

*This is to certify that the foregoing, indicated in underline and deletion, is a true and correct copy 
of the reconsideration action taken by the Prince George's County Planning Board of The Maryland
National Capital Park and Planning Commission relating to police response time reporting on the motion 
of Commissioner Washington, seconded by Commissioner Bailey, with.Commissioners Washington, 
Bailey, Shoaff and Hewlett voting in favor of the motion, and with Commissioner Squire absent at its 
regular meeting held on Thursday, April 5, 2012, in Upper Marlboro, Maryland. 

* Adopted by the Prince George's County Planning Board this 24th day of May 2012. 

tThis is to certify that the foregoing is a true and correct copy of the reconsideration action taken 
by the Prince George's County Planning Board of The Maryland-National Capital Park and Planning 
Commission on the motion of Commissioner Washington, seconded by Commissioner Geraldo, with 
Commissioners Washington, Geraldo, Bailey and Hewlett voting in favor of the motion, and with 
Commissioner Shoaff absent at its regular meeting held on Thursday, March 19, 2015, in Upper Marlboro, 
Maryland. The adoption of this amended resolution based on the reconsideration action taken does not 
extend the validity period. 

t Adopted by the Prince George's County Planning Board this 19th day of March 2015. 

PCB:JJ: WC:arj 

tDenotes 2015 Amendment 
*Denotes 2012 Amendment 
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By 

Patricia Colihan Barney 
Executive Director 

~~~~~~ 
Jessica Jones 
Planning Board Administrator 

Date .3 ,/z.3
1
/i 5 , 
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 R E S O L U T I O N 

 

WHEREAS, the Prince George's County Planning Board is charged with approval of Specific 

Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince George's County Code; 

and 

 

WHEREAS, in consideration of evidence presented at a public hearing on October 23, 2014, 

regarding Specific Design Plan SDP-1304 for The Villages at Timothy Branch, the Planning Board finds: 

 

1. Request: The subject application is for approval of a SDP for infrastructure, which includes 

clearing, grading, roadway extension of Mattawoman Drive, frontage improvements, pipe, and 

stormwater pond construction for the entire site. 

 

2. Development Data Summary: 

 

 

 

EXISTING APPROVED 

Zone L-A-C/R-M L-A-C/R-M 

Uses Vacant Infrastructure 

Total Acreage 334.26 334.26 

Area of Dedication   

Brandywine Road N/A 0.29 acre 

Mattawoman Drive N/A 10.75 acres 

 

3. Location: The subject property is a tract of land consisting of wooded undeveloped land and open 

farm land located on the eastern side of Robert S. Crain Highway (US 301), southeast of its 

intersections with Branch Avenue (MD 5) and Brandywine Road (MD 381), in Planning 

Area 85A, Council District 9. 

 

4. Surrounding Uses: The entire Timothy Branch property consists of 334.26 acres and is bounded 

to the north by Brandywine Road (MD 381); to the northwest by Short Cut Road; to the east by the 

Timothy Branch stream valley; to the south by vacant and light industrial uses in the I-1 (Light 

Industrial) and I-3 (Planned Industrial/Employment Park) Zones; and to the west by Crain 

Highway (US 301), a single commercial parcel zoned C-M (Miscellaneous Commercial), and 

multiple I-1-zoned industrial parcels along the US 301 frontage. Additionally, there is an internal 

parcel (Parcel E) located in the central northern portion of the property which is zoned I-3 and 

E-I-A (Employment and Institutional Area) and is developed as an existing warehouse. The 72.26-

acre L-A-C-zoned (Local Activity Center) portion of the property is in the northeastern corner, just 

south of MD 381, and the 262-acre, R-M-zoned (Residential Medium Development) portion is 

located in the south, abutting US 301. 

 

----------
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5. Previous Approvals: Zoning Map Amendments (Basic Plans) A-9987 and A-9988 were 

approved by the District Council on July 11, 2008, rezoning the property from the I-3 and 

E-I-A Zones to the L-A-C and R-M Zones, subject to 12 conditions and one consideration. 

 

Comprehensive Design Plan CDP-0901 for the L-A-C-zoned portion was approved by the Prince 

George’s County Planning Board on October 7, 2010 (PGCPB Resolution No. 10-111). The 

Prince George’s County District Council elected to review the case, which they did at a hearing on 

November 14, 2011. Subsequently, they issued an order of approval on January 23, 2012, subject 

to 46 conditions. 

 

Comprehensive Design Plan CDP-0902 for the R-M-zoned portion was approved by the Planning 

Board on October 7, 2010 (PGCPB Resolution No. 10-110). The District Council elected to 

review the case, which they did at a hearing on November 14, 2011. They then remanded the case 

to the Planning Board on January 23, 2012, and the case was reapproved by the Planning Board on 

April 5, 2012. The District Council reviewed the revised approval and issued an order of approval 

on November 4, 2013, subject to 50 conditions. 

 

Preliminary Plan of Subdivision 4-09003 was originally approved by the Planning Board on 

October 28, 2010 (PGCPB Resolution No. 10-117). The applicant’s request for a reconsideration 

of this decision was granted and, on April 5, 2012, the Planning Board heard testimony regarding 

the reconsideration and approved Preliminary Plan 4-09003 subject to the 40 conditions contained 

in PGCPB Resolution No. 10-117(A). 

 

6. Design Features: The subject SDP is for rough grading the entire property and road infrastructure 

for Mattawoman Drive, which runs north-south through the entire subject property. The SDP 

proposes two areas of road dedication for Brandywine Road and Mattawoman Drive, and does not 

create any new parcels. The specific infrastructure improvements proposed include the following: 

 

a. Clearing of existing woodland; 

 

b. Rough grading of the future streets and lot areas; 

 

c. Dedication and construction of Mattawoman Drive; 

 

e. Storm drainage construction; 

 

f. Stormwater management pond construction; and 

 

g. Water and sewer system construction. 

 

No specific uses, buildings, residential lots, or architecture are proposed with this SDP, and would 

have to be included in future SDPs for the subject property prior to construction. 
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The SDP also includes grading for a proposed noise berm along the property’s US 301 frontage, 

which is to be reforested. Final design of noise mitigation features will have to be determined with 

a future SDP that proposes residential development. However, the grading currently shown for the 

noise berm appears highly engineered. It is not a very naturalistic form, which creates concern 

about the final appearance of this berm. The Planning Board found that the design should be 

softened to create varying shapes, rounded edges, and a more naturalistic appearance.  

 

The SDP proposes five new stormwater management ponds throughout the subject property. There 

was some consideration in previous approvals for the site that the ponds should be designed as 

visual amenities and placed so as to complement recreational facilities and include trails, where 

possible. It is understood that this plan represents a rough grading for the property and that 

improvements will be modified as the site development is finalized and engineered. Therefore, the 

Planning Board found that the stormwater pond areas should be modified, where possible, in 

future SDPs to include things that may include trails, landscaping, sitting areas, and attractive 

hardscaping, so that they serve as visual and recreational amenities for the surrounding 

development. 

 

7. Zoning Map Amendments (Basic Plans) A-9987 and A-9988: Basic Plans A-9987-C and 

A-9988-C were approved by the District Council on July 11, 2008 subject to 12 conditions and 

one consideration. The following are applicable to the review of this SDP: 

 

Land Use Types and Quantities: 

 

A-9987:  

Total area:    

  

262± acres 

Land in the 100-year floodplain: 19 acres 

Adjusted gross area: 243 acres 

Density permitted under the R-M Zone: 3.6–5.7 du/ac 

Permitted Dwelling Unit Range 874.8–1385.1 du 

Proposed Land Use Types and Quantities: 
 

One-family detached, townhouse, one-family attached, two-family attached (two-over-two), 

and multifamily and recreational facilities. 

  

A-9988:  

Total area:  72± acres 

Land in the 100-year floodplain: 8 acres 

Adjusted gross area: 64 acres 

Density permitted under the L-A-C Zone: 10–15 du/ac 

Permitted dwelling unit range: 640 – 960 du 

Floor area ratio: 0.2–0.4 FAR 

Proposed commercial/employment: 220,000–270,000 sq. ft. 
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Proposed Land Use Types and Quantities: 
 

One-family attached, townhouse and multi-family (active adult community) 

and recreational facilities. 

Residential uses, retail/commercial, office, warehousing and distribution, and light 

manufacturing and industrial flex space. 

 

Conformance with these requirements was found at the time of comprehensive design plan (CDP) 

approval. The subject SDP does not propose any land uses or buildings. 

 

Conditions 

 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 

subject site’s entire segment of Timothy Branch either within M-NCPPC parkland 

or within HOA land within a public use trail easement. Trail connectors should be 

provided from the Master Plan trail to adjacent development envelopes. 

 

Conformance with this condition was found at the time of CDP. The specified trails are not part of 

the work associated with the subject application and would have to be included in a future SDP for 

the subject property. 

 

4. The applicant shall construct the eight-foot-wide Master Plan trail along the subject 

site’s entire frontage of A-55. This trail shall include ADA-accessible curb cuts and 

ramps at all intersections and shall be separated from the curb by a grass planting 

strip. 

 

Proposed A-55 is located south of the subject site; therefore, this condition does not apply. 

 

5. The applicant shall provide standard sidewalks along both sides of Mattawoman 

Drive, unless modified by DPW&T. 

 

The submitted SDP shows a five-foot-wide concrete sidewalk along the west side of Mattawoman 

Drive and an eight-foot-wide concrete sidepath on the east side, in accordance with previous 

conditions of approval. 

 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 

unless modified by DPW&T. The sidewalk and trail network will be evaluated in 

detail at the time of Preliminary Plan and Specific Design Plan. Trail connectors 

may be warranted to the proposed recreation center and park/school site. 

 

The subject SDP does not propose to construct any internal roads other than Mattawoman Drive 

this time. This requirement would have to be included in a future SDP for the subject property. 
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10. Woodland conservation that is required by the Woodland Conservation Ordinance 

shall be provided on-site to the greatest extent possible. 

 

Conformance with this condition was found at the time of CDP. A revised Type 1 Tree 

Conservation (TCP1-151-90-02) was submitted with the preliminary plan, and a revised Type 2 

Tree conservation Plan (TCP2-068-93-01) was submitted with the current application. This issue 

is discussed further in Finding 13 below. 

 

8. Comprehensive Design Plan CDP-0901: Comprehensive Design Plan CDP-0901 for the subject 

property was approved on January 23, 2012 by the District Council, subject to 46 conditions. The 

following conditions of the CDP approval are applicable to the subject SDP and warrant 

discussion as follows: 

 

8. Prior to the approval of a specific design plan, the following shall be provided: 

 

n. A site development plan for stormwater management that details how the 

new stormwater management requirements will be met regarding the 

provision of environmental site design techniques, to the fullest extent 

practicable, unless other stormwater management design approvals and/or 

waivers are granted by DPW&T. 

 

An approved Stormwater Management Concept Letter and Plan (11355-2009-00), 

reapproved April 25, 2012 and valid through April 25, 2015, was submitted with the 

current application. The stormwater management review function and conformance of the 

stormwater management plans with the requirements of Subtitle 32 of the Prince George’s 

County Code previously performed by the Department of Public Works and 

Transportation (DPW&T) has been transferred to the Department of Permitting, 

Inspections and Enforcement (DPIE). Conformance with Subtitle 32, Water Resources 

Protection and Grading Code, enacted on July 19, 2011, will be evaluated by DPIE. 

 

o. The TCP 2 for the subject property demonstrating that the requirements of 

the Woodland and Wildlife Habitat Conservation Ordinance are provided 

on-site through preservation or afforestation to the fullest extent possible, 

consistent with the desired pattern of development and densities indicated in 

the General Plan. If off-site mitigation is required, it shall be provided within 

the Mattawoman watershed. 

 

The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance (WCO) are fully provided for on-site through preservation and 

afforestation, with no off-site mitigation proposed. 

 

p. A variance for the removal of Specimen Tree No. 3 shall be applied for and 

approved with the appropriate SDP application and associated TCP 2. 
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Although the site was later determined to be grandfathered by prior tree conservation plan 

(TCP) approvals, a variance for removal of Specimen Tree 3 was included as a condition 

of approval for the CDP. A variance application and statement of justification were 

submitted by the applicant in fulfillment of this condition, and has been evaluated below: 

 

The TCP2 indicates that the site contains specimen trees. Section 25-122(b)(1)(G) 

requires that: 

 

(G) Specimen trees, champion trees, and trees that are part of a historic 

site or are associated with a historic structure shall be preserved and 

the design shall either preserve the critical root zone of each tree in 

its entirety or preserve an appropriate percentage of the critical root 

zone in keeping with the tree’s condition and the species’ ability to 

survive construction as provided in the Technical Manual. 

 

The TCP2 indicates that there are seven living specimen trees on the site, one of 

which is proposed for removal. Specimen Tree ST-3 is a 31-inch diameter at 

breast height (DBH) white oak in poor condition located in the central portion of 

the site, which is proposed to be removed to provide for grading for site 

development. A Subtitle 25 Variance application and a statement of justification 

for the removal of one specimen tree were submitted on August 1, 2014. 

 

Section 25-119(d)(1) of the WCO contains four required findings (text in bold) to 

be made before a variance can be granted: 

 

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

unwarranted hardship; 

 

The single tree proposed for removal is one of seven specimen trees on 

the site located just outside of the master-planned right-of-way for 

Mattawoman Drive. The condition of this tree has been determined to be 

poor. 

 

The Villages of Timothy Branch is zoned R-M, which allows a mixture of 

residential dwelling types with a medium density range. Preservation of 

the identified specimen tree and its critical root zone would require the 

relocation of a proposed public road into this portion of the development 

and the relocation of units. 

 

The elongated shape of the property has limited access points because of a 

stream valley on the east and a freeway/expressway on the west. These 

present special conditions peculiar to the property which have caused an 

unwarranted hardship by focusing development in the middle of the site 

and requiring the removal of one specimen tree in order to accommodate 
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the desired development pattern of the zoning protect regulated 

environmental features, and address noise impacts on-site. The poor 

condition of the specimen tree does not warrant an avoidance option. 

 

(B) Enforcement of these rules will deprive the applicant of 

rights commonly enjoyed by others in similar areas; 

 

Similar projects have been approved for the removal of specimen trees in 

order to achieve the desired development pattern and density. Retention 

of the one specimen tree, which is in declining heath and for which long-

term survival is uncertain, would further decrease the development 

potential of this property as is allowable in the R-M Zone, and which is 

already constrained by environmental features. 

 

(C) Granting the variance will not confer on the applicant a 

special privilege that would be denied to other applicants; 

 

Granting of this variance will not confer a special privilege to the 

applicant, but will allow the applicant to develop the subject property in a 

manner consistent with, and complimentary to, surrounding properties 

and land uses. 

 

(D) The request is not based on conditions or circumstances 

which are the result of actions by the applicant; 

 

The variance request is because of the existing shape and location of the 

subject property, and not because of conditions or circumstances which 

are the result of actions by the applicant. 

 

(E) The request does not arise from a condition relating to land 

or building use, either permitted or nonconforming, on a 

neighboring property; and 

 

The need for a variance to develop this site does not arise from any 

condition relating to land or building use on a neighboring property, but is 

solely due to development on the subject property. 

 

(F) Granting of the variance will not adversely affect water 

quality. 

 

Because this property will be developed in keeping with an approved 

stormwater management plan, there will be no adverse effect on water 

quality. The stormwater management design for the site is required to 

meet the current regulations, which require the post-development 
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conditions to mimic a pre-development condition of a site as “woods in 

good condition.” Because the site must meet strict water quality and 

quantity requirements, the loss of one specimen tree should not have a 

significant adverse impact on water quality. Specific requirements 

regarding stormwater management for the site will be further reviewed 

and approved by DPIE. 

 

The required findings of Section 25-119(d)(1) have been adequately addressed for 

the removal of the Specimen Tree ST-3. A note shall be placed on the plan 

indicating this approval. 

 

q. The use of full cut-off optics to ensure that light intrusion into residential 

and environmentally-sensitive areas is minimized. At the time of SDP, details 

of all lighting fixtures shall be submitted for review along with certification 

that the proposed fixtures are full cut-off optics and a photometric plan 

showing proposed light levels. The following note shall be placed on all 

future SDPs: 

 

“All lighting shall use full cut-off optics and be directed downward to 

reduce glare and light spill-over.” 

 

The subject SDP does not propose any lighting fixtures except within the public right-of-

way of Mattawoman Drive. The specifics of these light fixtures will be governed by the 

public agency; however, the specified note should still be placed on the SDP as required. 

Therefore, a condition has been included in this approval requiring such. 

 

r. A tree canopy coverage (TCC) schedule on the SDPs and associated TCP2s 

indicating how the TCC requirements have been fulfilled for the subject 

application. 

 

The subject SDP provides a tree canopy coverage schedule. This issue is discussed further 

below: 

 

Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance, requires a minimum 

percentage of tree canopy coverage (TCC) on projects that require a building or grading 

permit for 5,000 square feet or greater of gross floor area or disturbance. Properties that 

are zoned L-A-C are required to provide a minimum of 10 percent of the gross tract area 

in tree canopy, and properties that are zoned R-M are required to provide a minimum of 

15 percent. The subject property is a total of 334.26 acres in size, resulting in a combined 

TCC requirement of 46.53 acres. A TCC schedule was provided showing that the 

requirement is being met on-site by the retention of existing woodlands. However, the 

number listed in the TCC schedule does not match the TCP2, and should be revised. A 

condition has been included in this approval regarding this. 
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10. Prior to acceptance of an SDP, a plan and proposal for the type, location, and timing 

of any required PMA mitigation, associated with the SDP, shall be submitted. 

 

The subject SDP was accepted without a plan or proposal for primary management (PMA) 

mitigation because a nontidal wetland mitigation area of 3.5 acres is protected on the site, which 

was 1.26 acres more than the permitting requirement. No additional PMA mitigation will be 

required. 

 

11. Prior to approval of any TCP 2 which proposes to credit as woodland conservation 

planting occurring within a stormwater management easement, a site development 

stormwater management plan shall be submitted to the Prince George’s County 

Planning Department which indicates that the planting areas proposed have been 

reviewed by the Department of Public Works and Transportation (DPW&T) with 

regard to the location, size, and plant stocking proposed. No afforestation or 

preservation areas should be shown within 15 feet of the toe of the pond 

embankment, or as determined by DPW&T or the Soil Conservation District 

reviewers. 

 

This issue needs to be resolved prior to signature approval of the TCP2, if any woodland 

conservation is being credited within a stormwater management easement. Therefore, this 

condition has been carried forward in this approval.  

 

27. The applicant shall provide an eight-foot-wide, concrete side path in the 

right-of-way along the subject site’s entire frontage of Brandywine Road (MD 381), 

subject to SHA approval and in accordance with SHA standards and subject to 

AASHTO guidance. 

 

An eight-foot-wide sidepath is shown along the subject site’s entire frontage of Brandywine Road 

(MD 381). 

 

30. Provide an eight-foot-wide, concrete hiker/biker trail on the east side of 

Mattawoman Drive (A-63) along the subject site’s entire frontage between 

Brandywine Road and the southern property line in accordance with DPW&T 

standards for a concrete hiker/biker trail within an urban right-of-way (DPW&T 

Standard 100.18). The hiker/biker trail shall be connected to the Timothy Branch 

trail, if required, via an alternate configuration (DPW&T Standard 100.06) to 

accommodate two five-foot-wide bike lanes within the travel lanes of the primary 

street located between the commercial and residential development, with directional 

signage to the Timothy Branch trail. A five-foot-wide sidewalk shall also be provided 

on the west side of Mattawoman Drive. All hiker/biker trail locations, materials, 

signs, and other details shall be shown on the applicable specific design plan. Both 

the hiker/biker trail and the sidewalk shall be provided within the public right-of-

way. 
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An eight-foot-wide sidewalk is shown along the subject site’s entire frontage of the east side of 

Mattawoman Drive. A five-foot-wide sidewalk is shown along the subject site’s entire frontage of 

the west side of Mattawoman Drive. 

 

31. At the time of SDP, the plans shall identify the location of median refuge islands 

along Mattawoman Drive, per DPW&T standards and with AASHTO guidance. 

 

Medians have been indicated along Mattawoman Drive on the SDP. However, the location and 

details of pedestrian crossings and refuges has not been clearly labeled or provided and should be 

done prior to certification. Therefore, a condition has been included this approval requiring such. 

 

33. Indicate on the specific design plan the width of all of the on-road and off-road 

bikeways, sidewalks, and trails. 

 

The width of the sidewalks and sidepaths for infrastructure roadways shown on this SDP has been 

provided. 

 

34. At the time of specific design plan review, provide cross section details of the 

proposed sidewalks, on-road bike lanes, shared-use roads, and trails per SHA and 

DPW&T standards where applicable. 

 

Sidewalk, sidepath, bikeways and trail cross sections and details have not been provided in the 

SDP and must be. 

 

35. Provide a master plan hiker/biker/equestrian trail (the Timothy Branch trail) along 

the subject site’s entire segment of the Timothy Branch stream valley, unless the 

District Council amends the Basic Plan condition requiring the same. 

 

The specified trail is not part of the work associated with the subject application and would have to 

be included in a future SDP for the subject property. 

 

40. Provide a trail construction sequence plan with each of the specific design plans so 

that staff can evaluate the timing of the construction of the trails. 

 

No trails are proposed with the subject application. They would have to be included in a future 

SDP for the subject property. 

 

41. At the time of preliminary plan approval, the plan shall reflect the following 

rights-of-way: 

 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to south 

through the subject property. 
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b. A right-of-way of 40 feet from centerline along C-613, MD 381, along the 

site’s entire frontage. 

 

The above rights-of-way have been shown on the SDP. The square footage of each right-of-way 

dedication area should also be provided on the SDP plan sheets, with adjustment to acreages as 

appropriate. 

 

46. At the time of specific design plan, the required phasing of the construction of the 

extension of Mattawoman Drive to Matapeake Business Drive prescribed in 

Condition 43(d) shall be determined, but the construction of this extension must be 

completed prior to or concurrent with the construction of the residential component 

of CDP-0901 in order for this CDP application to satisfy the requirement that it not 

excessively burden public facilities. 

 

The subject SDP does not specify the extension of Mattawoman Drive to the off-site Matapeake 

Business Drive at this time. This issue will have to be addressed at the time of a future SDP that 

involves development on the subject property in accordance with preliminary plan Condition 26. 

 

9. Comprehensive Design Plan CDP-0902: Comprehensive Design Plan CDP-0902 for the subject 

property was originally remanded by the District Council to the Planning Board on 

January 23, 2012. Subsequently, they reheard the case and approved it on November 4, 2013 

subject to 50 conditions, many of which are duplicative of CDP-0901 approval conditions and are 

therefore not included here. The following conditions of the CDP approval are applicable to the 

subject SDP and warrant discussion as follows: 

 

4. A minimum 200-foot building restriction line (BRL) as measured from the ultimate 

right-of-way of US 301 shall be provided on the specific design plan (SDP) for 

multifamily buildings unless it is deemed that a lesser BRL provides sufficient area 

to adequately buffer the dwellings from the roadway. The minimum width of 

building restriction lines for other residential product types along US 301 shall be 

determined at the time of SDP and the Phase II Noise Study shall be considered in 

the determination of establishing the building restriction lines. 

 

The subject SDP does not propose any land uses or buildings. 

 

50. At the time of SDP, the required phasing plan for the construction of the extension 

of Mattawoman Drive to Matapeake Business Drive prescribed in Condition 45(d) 

shall be determined, but the construction of this extension must be completed 

concurrent with or prior to completion of half of all of the residential units included 

in CDP-0901 and CDP-0902 (i.e., by the 600th residential building permit). 

 

The subject SDP does not propose any land uses or buildings. Therefore, a phasing plan for the 

required improvement will have to be submitted with a future SDP that proposes development in 

accordance with PPS Condition 26. 
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10. Preliminary Plan of Subdivision 4-09003: The relevant Preliminary Plan of Subdivision, 

4-09003, was originally approved by the Planning Board on October 28, 2010. Subsequently, the 

applicant requested a reconsideration, which the Planning Board heard and approved on 

April 5, 2012 subject to 40 conditions. The following conditions warrant discussion in relation to 

the subject SDP: 

 

3. Prior to approval of the SDP, the preliminary plan and TCP1 shall relocate all 

townhouse lots adjacent to US 301/MD 5 outside of the 75 dBA Ldn unmitigated 

noise contour. This may result in the loss of lots if they cannot be appropriately 

relocated. 

 

Even though the SDP does not propose any development, the SDP and TCP2 should include the 

delineation of the unmitigated or mitigated noise contours related to US 301/MD 5. Therefore, a 

condition has been included in this approval regarding this issue. 

 

6. Prior to approval of the first SDP, a proposed stream and/or wetland mitigation 

plan shall be required if the total stream impacts on the final TCP1 associated with 

the preliminary plan total 200 or more linear feet of stream beds or one-half acre of 

wetlands and their buffers. If this occurs, the first SDP submission package shall 

include a stream and/or wetland mitigation plan in conformance with Part C of the 

Environmental Technical Manual. The method to be used to identify possible 

mitigation sites shall be as follows: the Stream Corridor Assessment database shall 

be researched by the applicant and a list of possible mitigation sites shall be 

identified first within the impacted stream system, and then if mitigation cannot be 

found in this system, mitigation shall be focused in the following areas, in the stated 

order of priority: within the drainage area, subwatershed, watershed, or river basin 

within Prince George’s County. 

 

The SDP proposes a nontidal wetland mitigation area of 3.5 acres on the site, which is 1.26 acres 

more than the requirement. No additional mitigation will be required. 

 

7. At the time of the first SDP submittal, the submission package shall include a 

proposed site development for stormwater management that details how the new 

stormwater management requirements will be met regarding the provision of 

environmental site design techniques, to the fullest extent practicable, unless other 

stormwater management design approvals and/or waivers are granted by DPW&T. 

 

Stormwater Management Concept Plan 11355-2009-00, reapproved April 25, 2012 and valid 

through April 25, 2015, was submitted with the current application.  

 

8. Prior to signature approval of any Type 2 tree conservation plan which proposes to 

credit, as woodland conservation, planting occurring with a stormwater 

management easement, an approved site development stormwater management plan 
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shall be submitted to the Planning Department which indicates that the planting 

areas proposed have been approved by DPW&T with regard to the location, size, 

and plant stocking proposed. 

 

This issue needs to be resolved prior to signature approval of the TCP2, if any woodland 

conservation is being credited within a stormwater management easement. Therefore, this 

condition has been carried forward in this approval. 

 

24. In conformance with the 2009 Approved Countywide Master Plan of Transportation 

and the Approved Subregion 5 Master Plan and Sectional Map Amendment, the 

applicant and the applicant’s heirs, successors, and/or assignees shall provide the 

following: 

 

a. An eight-foot-wide sidewalk or sidepath along the subject site’s entire 

frontage of Brandywine Road, unless modified by SHA. 

 

An eight-foot-wide sidepath is shown along the subject site’s entire frontage of 

Brandywine Road (MD 381), subject to SHA approval. 

 

c. An eight-foot-wide sidewalk or sidepath along the subject site’s entire 

frontage of the east side of Mattawoman Drive (including the Matapeake 

Business Drive extension), unless modified by DPW&T. 

 

An eight-foot-wide sidewalk is shown along the subject site’s entire frontage of the east 

side of Mattawoman Drive. 

 

d. A five-foot-wide sidewalk along the subject site’s frontage of the entire west 

side of Mattawoman Drive (including the Matapeake Business Drive 

extension), unless modified by DPW&T. 

 

A five-foot-wide sidewalk is shown along the subject site’s entire frontage of the west side 

of Mattawoman Drive. 

 

e. Medians and/or pedestrian refuges shall be indicated along Mattawoman 

Drive at the time of SDP, unless modified by DPW&T. 

 

Medians have been indicated along Mattawoman Drive on the SDP. However, the location 

and details of pedestrian crossings and refuges has not been clearly labeled or provided 

and should be done prior to certification. Therefore, a condition has been included in this 

approval requiring such. 

 

g. The location, width, and surface treatment shall be indicated for all 

bikeways, sidewalks, and trails at the time of SDP. 
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The location, width, and surface treatment of the sidewalks and sidepaths for 

infrastructure roadways shown in this SDP have been provided. 

 

h. Sidewalk, sidepath, and trail cross sections and details shall be provided at 

the time of SDP, consistent with current DPW&T and DPR standards and 

guidelines. 

 

Sidewalk, sidepath, and trail cross sections and details have not been provided in the SDP 

and should be. 

 

25. At the time of final plat approval, the applicant shall dedicate the following 

rights-of-way as reflected on the approved preliminary plan of subdivision: 

 

a. A 120-foot right-of-way along A-63, Mattawoman Drive, from north to south 

through the subject property. 

 

b. A right-of-way of 40 feet from centerline along C-613, MD 381, along the 

site’s frontage. 

 

The above rights-of-way have been shown on the SDP, but the square footage of each right-of-way 

dedication area should also be provided on the SDP plan sheets. 

 

26. The applicant shall develop and submit a phasing plan for the following 

improvements at the time of the initial specific design plan involving development 

within the subject property, and also shall submit any needed warrant studies 

related to condition c at this time. A status report for these improvements shall be 

submitted with each specific design plan within the property, with the transportation 

staff recommendation to be based upon a comparison of the status with the phasing 

plan. The staging of conditions a, b, and d shall be related to the timing of collection 

of Road Club fees (pursuant to Condition 27). Condition c would be implemented 

when the signal is deemed to be warranted and required by SHA. 

 

a. A third northbound through lane along US 301 through the MD 381 and the 

Mattawoman Drive intersections, beginning approximately 1,000 feet south 

of MD 381 and continuing approximately 2,500 feet north of MD 381. The 

elimination of left turns at the US 301/MD 381 intersection coincident with 

the construction of a northbound left-turn lane along US 301 at 

Mattawoman Drive shall be constructed by the applicant if required by 

SHA. 

 

b. A northbound left-turn lane along US 301 at Mattawoman Drive, subject to 

SHA approval. 
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c. The signalization of the MD 381/Mattawoman Drive intersection, along with 

the addition of a westbound left-turn lane along MD 381 at Mattawoman 

Drive. 

 

d. The extension of Mattawoman Drive south of the subject property to connect 

to Matapeake Business Drive. 

 

The subject SDP does not propose any development within the subject property. Therefore, a 

phasing plan for the required improvements will have to be submitted with a future SDP. 

 

30. All appropriate specific design plans shall limit access to A-63 as follows:  

 

a. Any public or private streets shown on the approved preliminary plan. 

 

b. A maximum of two driveways within the L-A-C-zoned portion of the site to 

serve the commercial development. 

 

c. A maximum of two driveways within the R-M-zoned portion of the site to 

serve Residential Module 5. 

 

The subject SDP does not propose any street or driveway connections to A-63 (Mattawoman 

Drive) at this time. This condition will have to be reviewed for conformance with future SDPs. 

 

32. Prior to the approval of the first specific design plan, the applicant and the 

applicant’s heirs, successors, and/or assignees shall provide a final report detailing 

the Phase II investigations and ensure that all artifacts are curated in accordance 

with the Guidelines for Archeological Review. 

 

The applicant submitted four copies of the final Phase II report on June 17, 2010, and the reports 

were accepted by Historic Preservation staff on July 20, 2010. The applicant has not provided 

documentation that the artifacts have been curated at the Maryland Archaeological Conservation 

Lab. This documentation should be provided to Historic Preservation staff prior to signature 

approval of this SDP. 

 

33. Prior to the approval of the first specific design plan, the applicant and the 

applicant’s heirs, successors, and/or assignees shall provide a plan for any 

interpretive signage to be erected and public outreach measures (based on the 

findings of the Phase I and Phase II 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 SDP shall include the timing for the installation of the signage and 

the implementation of public outreach measures. 
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This issue is discussed further in Finding 14(a) below, resulting in the conclusion that the location, 

wording, and timing of interpretive signage needs to be dealt with at the time of SDP that includes 

site development beyond infrastructure. 

 

36. Prior to signature approval of the preliminary plan, the preliminary plan shall 

conform to all applicable Zoning Ordinance requirements and CDP conditions, 

including the following: 

 

f. The plan shall show a minimum 40-foot wide scenic easement and landscape 

buffer outside of the ultimate right-of-way and any public utility easements 

along the southern frontage of Brandywine Road. 

 

The required 40-foot-wide scenic easement is shown on the submitted SDP sheets. 

 

40. Prior to the approval of any SDP for the Villages of Timothy Branch development, 

the applicant and the applicant’s heirs, successors, and/or assignees shall work with 

Historic Preservation staff to develop names for the subdivision streets that reflect 

the history of the property, the adjacent Brandywine community, and its associated 

families. 

 

The subject SDP only proposes one road at this time, Mattawoman Drive, which is already the 

recorded name. Future SDPs that propose new roads will have to be reviewed for conformance to 

this condition. 

 

11. Zoning Ordinance: The subject application has been reviewed for compliance with the 

requirements in the L-A-C and R-M Zones and the site plan design guidelines of the Zoning 

Ordinance. 

 

a. The subject application is in conformance with the applicable requirements of 

Section 27-494, Purposes; Section 27-495, Uses; and Section 27-496, Regulations, 

governing development in the L-A-C Zone. 

 

b. The subject application is in conformance with the applicable requirements of 

Section 27-507, Purposes; Section 27-508, Uses; and Section 27-509, Regulations, 

governing development in the R-M Zone. 

 

c. Section 27-528 of the Zoning Ordinance sets forth the following criteria for approval of a 

SDP: 

 

(a) Prior to approving a Specific Design Plan, the Planning Board shall find 

that: 

 

(1) The plan conforms to the approved Comprehensive Design Plan, the 

applicable standards of the Landscape Manual, and except as 
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provided in Section 27-528(a)(1.1), for Specific Design Plans for 

which an application is filed after December 30, 1996, with the 

exception of the V-L and V-M Zones, the applicable design guidelines 

for townhouses set forth in Section 27-274(a)(1)(B) and (a)(11), and 

the applicable regulations for townhouses set forth in Section 27-

433(d) and, as it applies to property in the L-A-C Zone, if any 

portion lies within one-half (1/2) mile of an existing or Washington 

Metropolitan Area Transit Authority Metrorail station, the 

regulations set forth in Section 27-480(d) and (e); 

 

The plan conforms to the requirements of CDP-0901 and CDP-0902 as detailed in 

Findings 8 and 9 above and the 2010 Prince George’s County Landscape Manual 

as detailed in Finding 12 below. 

 

(1.1) For a Regional Urban Community, the plan conforms to the 

requirements stated in the definition of the use and satisfies all 

requirements for the use in Section 27-508 of the Zoning Ordinance; 

 

The subject project is not a regional urban community. Therefore, the 

requirements of this subpart are not applicable. 

 

(2) The development will be adequately served within a reasonable 

period of time with existing or programmed public facilities either 

shown in the appropriate Capital Improvement Program or 

provided as part of the private development; 

 

The proposed plan for infrastructure development only will have no impact on the 

previous finding that the project will be adequately served within a reasonable 

period of time, as was found in the approval of Preliminary Plan 4-09003. 

 

(3) Adequate provision has been made for draining surface water so that 

there are no adverse effects on either the subject property or 

adjacent properties; 

 

A memorandum dated September 17, 2014 from DPIE indicated that the applicant 

has an approved stormwater management plan and final technical plan approval 

for the six proposed ponds. Therefore, it may be said that adequate provision has 

been made for draining surface water, with no adverse effects. 

 

(4) The plan is in conformance with an approved Type 2 Tree 

Conservation Plan; 
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The Planning Board found to approve TCP2-068-93-01 subject to conditions. 

Those conditions have been included in this approval. Therefore, it may be said 

that the plan is in conformance with an approved TCP2. 

 

(5) The plan demonstrates that the regulated environmental features are 

preserved and/or restored to the fullest extent possible in accordance 

with the requirement of Subtitle 24-130(b)(5). 

 

The Planning Board found that the regulated environmental features on the 

subject property have been found to have been preserved and/or restored to the 

fullest extent possible based on the limits of disturbance shown on the TCP2 

submitted with the current application. The PMA impacts shown on the SDP and 

TCP2 are consistent with those approved with Preliminary Plan 4-09003. 

 

(b) Prior to approving a Specific Design Plan for Infrastructure, the Planning 

Board shall find that the plan conforms to the approved Comprehensive 

Design Plan, prevents offsite property damage, and prevents environmental 

degradation to safeguard the public’s health, safety, welfare, and economic 

well-being for grading, reforestation, woodland conservation, drainage, 

erosion, and pollution discharge. 

 

Conformance with the approved CDPs is discussed in Findings 8 and 9 above. The subject 

SDP for infrastructure proposes minimal improvements that are all located internal to the 

site. Additionally, the plan meets all of the previous approval’s environmental conditions, 

and other current applicable county regulations regarding grading, drainage, erosion, and 

pollution will be enforced by the relative agency at the appropriate time. 

 

12. Prince George’s County Landscape Manual: Per Section 27-528(a)(1) of the Zoning 

Ordinance, a SDP must conform to the applicable standards of the 2010 Prince George’s County 

Landscape Manual (Landscape Manual). The proposed development of infrastructure only, 

including clearing, grading, streets, and pipes, is exempt from conformance with Section 4.1, 

Residential Requirements; Section 4.2, Requirements for Landscape Strips along Streets; 

Section 4.3, Parking Lot Requirements; Section 4.4, Screening Requirements; Section 4.6, 

Buffering Development from Streets; and Section 4.7, Buffering Incompatible Uses, of the 

Landscape Manual because it does not propose a change in intensity of use, or an increase of 

impervious area for parking or loading spaces, or gross floor area on the subject property. Future 

SDPs that include development of the site would have to be reevaluated for conformance with the 

applicable sections of the Landscape Manual. 

 

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

project is subject to the requirements of Subtitle 27 that became effective September 1, 2010 and 

February 1, 2012 because the CDP and preliminary plan were approved after the effective date. 

 

SDP-1701-04 & DPLS-477_Backup  257 of 383



PGCPB No. 14-116 

File No. SDP-1304 

Page 19 

 

 
 

The project is subject to the current requirements of Subtitle 25, Division 2, the Woodland and 

Wildlife Habitat Conservation Ordinance (WCO) that became effective September 1, 2010 and 

February 1, 2012 because the rezoning of the property from E-I-A and I-3 to R-M and L-A-C 

resulted in a substantial change in the amount of woodland conservation required. 

 

a. Tree Conservation—This site is subject to the provisions of the WCO because the entire 

site has a previously approved TCP1, and a portion of the site has an approved and 

implemented TCP2. 

 

The TCP2 covers a 334.26-acre property that contains 175.35 acres of upland woodlands 

and 28.69 acres of wooded floodplain. The TCP2 encompasses the land area that is 

included in both CDP-0901 and CDP-0902 for The Villages of Timothy Branch. 

 

The TCP2 proposes clearing 124.11 acres of upland woodlands and 1.00 acre of wooded 

floodplain. The woodland conservation threshold for this property is 53.77 acres. Based 

upon the proposed clearing, the woodland conservation requirement for the Phase 1 

development proposed with the addition of the 1.73 acres of off-site woodland 

conservation provided for Parcel E (TCPII-042-97) is 85.80 acres. The plan proposes to 

meet the woodland conservation requirement with 48.86 acres of on-site preservation and 

38.96 acres of on-site reforestation. 

 

Because much of the site is located within a designated evaluation area of the 

2005 Approved Countywide Green Infrastructure Plan and within the watershed of 

Mattawoman Creek, woodland conservation should be provided on-site to the greatest 

extent possible. Preservation of existing woodlands is the highest priority, but additional 

afforestation on-site in priority areas, to widen stream buffers and protect sensitive 

environmental features, is also recommended. Previous conditions of approval require that 

the strategies contained in the 2002 Prince George’s County Approved General Plan 

indicate that, if off-site woodland conservation is provided in fulfillment of the woodland 

conservation requirement, it must be fulfilled within the Mattawoman Creek watershed. 

 

Prior conditions of approval require that the woodland conservation threshold for the site, 

plus the portion of the replacement required for clearing below the threshold, be 

maintained on-site. No off-site woodland conservation is proposed with the current 

application. Prior conditions of approval which require that woodland conservation 

requirements that cannot be fulfilled on-site shall be provided off-site within the 

Mattawoman Creek watershed will be adhered to with any future TCP2 revisions which 

propose off-site woodland conservation. 

 

The TCP2 requires various technical revisions to meet the requirements of the applicable 

WCO which have been included as conditions in this approval. 

 

b. Environmental Impacts—Nontidal wetlands, streams, and 100-year floodplains are 

found to occur on this property. These features and the associated buffers comprise the 
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primary management area (PMA) in accordance with Section 24-101(b)(22) of the 

Subdivision Regulations. A variation request for impacts to the PMA was submitted on 

August 2, 2010. Under ordinance changes effective September 1, 2010, the requirement 

for a variation to disturb the PMA was changed to a requirement for a statement of 

justification and a finding of preservation and/or restoration to the fullest extent possible. 

The letter previously received with the variance request was accepted as the statement of 

justification for the review of the PMA impacts proposed. 

 

Eight proposed PMA impacts were evaluated with the preliminary plan. All of the 

requested impacts were supported as necessary for development, except for Impact 5 for 

construction of the noise berm along Crain Highway (US 301) because the criteria for 

avoidance and minimization had not been met. The location of the berm was subsequently 

relocated to avoid all PMA impacts per preliminary plan conditions of approval. The 

impacts approved were for the installation of sanitary sewer lines, construction of master-

planned roads, installation of stormwater management outfalls, and connection to a trunk 

sewer line. 

 

The table below shows the impact areas based on Natural Resources Inventory 

NRI-002-07-01: 

 

Impact 

No. 
Type of Impact 

Area of PMA 

Impacts 

Wetland 

Impacts? 
Evaluation of PMA impact 

1 Construction of stormwater 

management pipes and outfall 

under Mattawoman Drive 

33,761 s.f. Yes Impact supported and approved. 

2 Stormwater outfall and sewer line 

connection  

7,997 s.f. Yes Impact supported and approved. 

3 Construction of Mattawoman Drive  9,252 s.f. Yes Impact supported and approved. 

4 Road construction of Road H 10,035 s.f. No Impact supported and approved 

5 Construction of berm adjacent to 

US 301/MD 5 

15, 575 s.f. No Impact not supported and not 

approved. 

6 Construction of master planned 

hiker-biker trail and sewer line 

connections 

18,894 s.f. Yes Impact supported and approved. 

7 Construction of master planned 

hiker-biker trail and sewer line 

connections  

11,695 s.f. Yes Impact supported and approved. 

8 Construction of a sewer connection 5,632 s.f. Yes Impact supported and approved. 

Total Impacts Previously Proposed 112,841 or 

2.59 acres 

  

Total PMA Impacts Previously Approved  97,266 or 

2.3 acres 

  

 

The impacts proposed to the regulated environmental features with the current SDP and 

TCP2 are consistent with those proposed and approved with Preliminary Plan 4-09003 as 
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listed above. No additional impacts are proposed and the berm along US 301 has been 

moved out of the PMA on the site plan. The regulated environmental features on the 

subject property have been found to have been preserved and/or restored to the fullest 

extent possible based on the limits of disturbance shown on the TCP2 submitted with the 

current application. The PMA impacts shown on the SDP and TCP2 plan are consistent 

with those approved with Preliminary Plan 4-09003. 

 

14. Further Planning Board Findings and Comments from Other Entities: The subject 

application was referred to the concerned agencies and divisions. The comments are summarized 

as follows: 

 

a. Archeological Review—The Planning Board reviewed the following conclusions and 

recommendations: 

 

(1) A Phase I archeological survey was completed on the subject property from 

March to July 2009. The Phase I archeological survey of the Timothy Branch 

property consisted of surface survey of all plowed fields and the excavation of 

1,762 shovel test pits (STPs). The survey located one previously recorded historic 

site, 18PR454, and one previously recorded prehistoric site, 18PR974. Five new 

archeological sites were delineated and included a late nineteenth or early 

twentieth century domestic site, 18PR991; a prehistoric site, 18PR992, likely 

dating to the Archaic period (7,500–1,000 BC); a mid-nineteenth century 

domestic site, 18PR993; a colonial period domestic occupation, 18PR994; and a 

mid- to late-twentieth century domestic ruin, 18PR995. Sites 18PR992, 18PR993, 

and 18PR994 were noted to potentially contain significant information. 

 

The draft Phase I report found that Sites 18PR992, 18PR993, and 18PR994 could 

potentially contain significant information on the history of Prince George’s 

County. Although a portion of Site 18PR454 has been impacted by gravel 

extraction and grading for sediment control features, the western part of the site 

possibly retained some integrity. It was recommended that Phase II investigations 

be conducted on Sites 18PR454, 18PR992, 18PR993, and 18PR994. On all of 

these sites, close-interval shovel testing was recommended to help identify the 

possible locations of subsurface features and was used to guide the placement of 

one square meter test units. A Phase II work plan for Sites 18PR454, 18PR992, 

18PR993, and 18PR994 was submitted to Historic Preservation staff for review 

and approval on November 30, 2009. 

 

Phase II investigations were conducted on Sites 18PR454, 18PR992, 18PR993, 

and 18PR994 in December 2009. Phase II investigations of Site 18PR992 

consisted of the excavation of 50 STPs at 25-foot intervals across 12 transects. 

Artifacts were concentrated in transects F to L on a piece of high ground. Nine 

three-square-foot test units were placed in the northern portion of the site and 

732 prehistoric artifacts were recovered. The site contained two components: a 
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late Middle Archaic (6,000–4,000 BC) or early Late Archaic (4,000–2,000 BC) 

Halifax occupation and a Terminal Late Archaic/Transitional broadspear 

occupation. There was a high concentration of fire-cracked rock, but no 

subsurface features were identified. Due to the lack of intact features and the 

effects on the site from erosion, no further work was recommended on 

Site 18PR992. 

 

Phase II investigations of Site 18PR993 consisted of the excavation of 43 STPs at 

25-foot intervals across seven transects. Only 20 historic artifacts were recovered 

and no subsurface features were identified. Due to the lack of significant 

archeological deposits and intact features, no further work was recommended on 

Site 18PR993. 

 

Phase II investigations of Site 18PR994 consisted of the excavation of 45 STPs at 

25-foot intervals across five transects. Only one porcelain shard and one 

prehistoric quartz flake were recovered from the STPs. A metal detector survey 

failed to locate any metal objects other than modern machine parts and tools. Due 

to the lack of significant archeological deposits and intact features, no further 

work was recommended on Site 18PR994. 

 

Phase II investigations of Site18PR454 consisted of the excavation of 61 STPs at 

25-foot intervals across six transects and five three-square-foot test units. An 

intensive metal detection survey was also conducted across the site. Artifacts 

recovered included glass, nails, whiteware, pearlware, black-glazed redware, and 

brick. The five test units were placed in areas where the highest concentration of 

artifacts was noted. The eastern portion of the site was impacted by earlier 

construction activities. One intact subsurface feature was identified in Test Units 4 

and 5. This feature possibly represents a cellar hole filled with the debris from 

dismantling the house that formerly stood on the property. The types of artifacts 

recovered indicated that the house was occupied from the late eighteenth to the 

first half of the nineteenth century. 

 

In a review letter dated March 27, 2010, staff concurred with the report’s 

conclusions and recommendations that Sites 18PR454, 18PR992, 18PR993, and 

18PR994 are not eligible for listing in the National Register of Historic Places or 

meet the criteria for designation as county historic sites. Staff also concurred with 

the report’s recommendation that no further work is necessary on these sites, as 

they lack subsurface integrity and have limited research value. The applicant 

submitted four copies of the final report on June 17, 2010 and the reports were 

accepted by Historic Preservation staff on July 20, 2010. 

 

(2) If state or federal monies, or federal permits are required for this project, 

Section 106 review may require archeological survey for state or federal agencies. 

Section 106 of the National Historic Preservation Act requires federal agencies to 
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take into account the effects of their undertakings on historic properties, to include 

archeological sites. The applicant shall provide proof to Historic Preservation staff 

that they have forwarded all necessary materials to the Maryland Historical Trust 

for their review of potential effects on historical resources on the subject property 

prior to certification.  

 

Conditions Relating to Archeology Preservation 

 

(1) Prior to certification of the subject application, the applicant and the applicant’s 

heirs, successors, and/or assignees shall ensure that all artifacts that have been 

recovered from the Phase I and II investigations on the subject property are 

deposited with the Maryland Archeological Conservation Laboratory in Calvert 

County, Maryland for permanent curation. Proof of disposition shall be provided 

to the Historic Preservation staff of The Maryland-National Capital Park and 

Planning Commission (M-NCPPC). 

 

(2) Prior to certification of the subject application, the applicant and the applicant’s 

heirs successors, and/or assignees shall provide a plan for any interpretive signage 

to be erected and public outreach measures (based on the findings of the Phase I 

and Phase II archeological investigations). The location and wording of the 

signage and the public outreach measures shall be subject to approval by the 

Historic Preservation Commission (HPC) and the M-NCPPC staff archeologist. 

The specific design plan shall include the timing for the installation of the signage 

and the implementation of public outreach measures. 

 

(3) The applicant and the applicant’s heirs, successors, and/or assignees shall 

coordinate all Section 106 review with the Historic Preservation Section 

(M-NCPPC), federal agencies, and the Maryland Historical Trust. National 

Historic Preservation Act Section 106 requires federal agencies to take into 

account the effects of the development on historic resources, to include 

archeological sites. 

 

Discussion regarding preliminary plan conditions of approval has been incorporated into 

Finding 10 above. Condition (1) has been included in this approval. Condition (3) is a 

duplicate of a preliminary plan condition of approval and has not been included in this 

SDP approval, as it remains valid and applicable, without the need for duplication. 

Suggested Condition (2) was partially addressed through the submittal of an “Interpretive 

Plan” dated September 16, 2014. Further, the archeology planner coordinator, in an e-mail 

dated September 17, 2014, agreed that the exact sign locations and timing of the 

installation was best left to a subsequent SDP that involves site development beyond 

infrastructure. Therefore, Condition (2) has not been included in this SDP approval. 

 

b. Transportation Planning—The SDP was submitted for rough grading and significant 

road/utility infrastructure improvement, specifically for the extension of Mattawoman 
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Drive. The proposed extension of Mattawoman Drive from Brandywine Road (MD 381) 

south into the site conforms with previous approvals. It is shown with a 120-foot-wide 

right-of-way in accordance with the 2013 Approved Subregion 5 Master Plan and Section 

Map Amendment.  

 

From the standpoint of transportation, it is determined that this plan is acceptable, and that 

the development will be served by adequate transportation facilities within a reasonable 

period of time as required by the finding for a SDP as described in Section 27-528 of the 

Zoning Ordinance.  

 

c. Subdivision Review—An analysis of the site plan’s conformance with Preliminary Plan 

of Subdivision 4-09003 is incorporated into Finding 10 above. 

 

Additionally, Subdivision Review provided the following: 

 

(1) Prior to certification of the specific design plan, the following technical 

corrections shall be required: 

 

(a) Provide sidewalk, sidepath, and trail cross sections and details on 

Sheet C-15. 

 

(b) Provide the square footage of dedication for US 301/MD 5 and MD 381 

on the plan. 

 

Failure of the site plan and record plat to match (including bearings, distances, and lot 

sizes) will result in permits being placed on hold until the plans are corrected. There are no 

other subdivision issues at this time. 

 

These conditions have been included in this approval. 

 

d. Trails—The SDP has been revised since the initial trails analysis to address their 

comments, so they no longer need to be addressed at this time. An abbreviated discussion 

has been included below for the record. 

 

This proposal was reviewed for conformance with the 2009 Approved Countywide Master 

Plan of Transportation (MPOT), the 2009 Approved Subregion 5 Master Plan and 

Proposed Sectional Map Amendment (area master plan), and Preliminary Plan of 

Subdivision 4-09003 (PGCPB Resolution No. 10-117(A)). The following comments and 

recommendations are based on the approved Preliminary Plan of Subdivision.  

 

Sidewalks and Sidepath 

Condition 24(a) requires a “sidepath or sidewalk” on Brandywine Road. A public utility 

easement (PUE) and the approved right-of-way width are indicated along Brandywine 

Road (although the centerline is difficult to call out). Either a sidepath or sidewalk along 
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Brandywine Road should be indicted on the plan. The proposed sidepath along 

Brandywine Road should not overlap with the PUE, to the extent possible. The applicant 

should consult with the Maryland State Highway Administration (SHA) on this matter and 

either show the sidewalk or sidepath locations, or provide correspondence from SHA. A 

wide sidewalk/sidepath should be proposed because this sidewalk is in the vicinity of a 

possible future transitway and commercial area. 

 

The sidewalks on A-63 Mattawoman Drive are indicated on the plan and they are labeled 

with the adopted widths and appear to be correctly located: 

 

Table 1. Adopted and Proposed Sidewalk Widths 

 

Mattawoman Drive 

Sidewalks 

 

PGCPB No. 10-117(A) 

Adopted Width 

 

SDP-1304 Rough Grading 

Plan Width 

West Side  5 feet 5 feet 

East Side 8 feet 8 feet 

 

Median and Pedestrian Refuges 

Condition 24(e) requires that “Medians and/or pedestrian refuges shall be indicated along 

Mattawoman Drive at the time of SDP, unless modified by DPW&T.” The locations of the 

median and pedestrian refuges are not indicated on the plan. The applicant should consult 

with DPW&T on this matter and either show the locations for future median or pedestrian 

refuges, or provide correspondence from DPW&T. 

 

e. Environmental Planning—An analysis of the site plan’s conformance with 

environmentally-related conditions of approval of the Basic Plans, CDPs, and preliminary 

plan, is included in Findings 7, 8, 9, and 10 above as appropriate. An analysis of the site’s 

conformance with Subtitle 25, is discussed in detail in Finding 13 above. The following is 

additional discussion: 

 

(1) A revised approved Natural Resources Inventory (NRI-002-07/01) for the overall 

Villages at Timothy Branch was approved August 13, 2010. The revised NRI 

reflects the enlarged stream buffer widths and PMA in conformance with the 

environmental requirements which became effective September 1, 2010. The 

approved TCP1-151-90-02 reflects the revised PMA. The PMA and the regulated 

environmental features of the site have been correctly shown on the SDP and 

TCP2 in conformance with the revised NRI. 

 

(2) At the time of each final plat other than for infrastructure, a conservation 

easement is required to be placed over the regulated environmental features. 

Approval of each final plat shall occur after the approval of the associated SDP 

and TCP2 so that the areas to be preserved and/or planted are clearly delineated. 
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The notes placed on the TCP1 require that woodland conservation easements be 

recorded in the Prince George’s County Land Records for all proposed woodland 

conservation areas, both on-site and off-site, and that copies of the recorded 

easements be submitted to the Environmental Planning Section (M-NCPPC) for 

inclusion in the tree conservation plan file, prior to grading permit issuance. It was 

not anticipated that a SDP for rough grading and road infrastructure, as is 

currently proposed, would need to move forward to the permit phase in advance 

of the final design for other areas of the site. Woodland conservation credits 

provided off-site are not required until the time of grading permit, and transferred 

using a transfer credit certificate in an established bank, which are recorded in the 

land records. 

 

Condition 2.a. (5) of Preliminary Plan 4-09003 reads as follows: 

 

(5) Add the following note to the standard TCP1 notes: 

 

“Prior to grading permit approval, conservation 

easements shall be recorded in the land records for all 

proposed woodland conservation areas both on-site 

and off-site. Copies of the recorded easements shall 

be submitted to the Environmental Planning Section, 

M-NCPPC, for inclusion in the tree conservation plan 

file.” 

 

The following condition should be adopted to clarify the process with the current 

application: 

 

Prior to grading permit approval, except for grading permits issued in 

accordance with a Specific Design Plan for infrastructure, woodland 

conservation easements shall be recorded in the land records for all 

proposed woodland conservation areas on-site. Copies of the recorded 

easements shall be submitted to the Environmental Planning Section 

(M-NCPPC) for inclusion in the tree conservation plan file, and the Liber 

and Folio of the recorded easements shall be added to a note placed on the 

TCP2 prior to signature approval. 

 

This condition is intended to supersede the previous condition only for the 

purpose of clarifying the process as proposed, considering this SDP for 

infrastructure. 

 

(3) The site contains regulated environmental features that are regulated by federal 

and state agencies. Impacts to these features are proposed that will require federal 

and state permits. The applicant applied for both Maryland Department of 

Environment (MDE) and U.S. Army Corps of Engineers (USACOE) nontidal 
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wetland permits (11-NT-173/201160717), which were issued by USACOE on 

July 3, 2014 for road crossings, utility lines, outfalls, and culverts and obtained 

approval of a 3.5 acre nontidal wetland mitigation area to meet the 2.24 acres of 

required mitigation. 

 

The area is already established on-site for this project by the placement of a 

perpetual easement (Declaration of Restrictive Covenants L. 35867 F.136) in 

coordination with MDE/USACOE, and is located in the northeast corner of the 

property. The conservation easement area is correctly delineated on the SDP and 

TCP2 and will be reflected on the final plat. 

 

(4) According to the Prince George’s County Soil Survey, the principal soils on the 

site are in the Beltsville, Bibb, Chillum, Croom, Elkton, Iuka and Leonardtown 

series. Beltsville soils are highly erodible, have perched water tables, and impeded 

drainage. Bibb soils are highly erodible and hydric. Chillum soils are highly 

erodible. Croom and Sassafras soils pose few difficulties for development. Elkton 

and Iuka soils are highly erodible and hydric. Leonardtown soils are highly 

erodible, have perched water table, poor drainage, and typically have wetlands. 

High groundwater is problematic for both foundations and basements. 

 

This information is provided for the applicant’s benefit, and may affect the 

architectural design of structures, grading requirements, and stormwater 

management elements of the site. 

 

(5) Policies contained in the Plan Prince George’s 2035 Approved General Plan call 

for the reduction of adverse noise impacts to meet State of Maryland noise 

standards. 

 

Crain Highway (US 301) is an existing source of traffic-generated noise and is a 

master-planned freeway. Using the Environmental Planning Section noise model, 

the anticipated 65 dBA Ldn noise contour would lie 690 feet from the center line 

of US 301. Because the closest point of development in the L-A-C-zoned portion 

of the site is located over 1,500 feet from US 301, there is no need to mitigate 

transportation-related noise impacts within the L-A-C-zoned portion of the site for 

US 301. 

 

Mattawoman Drive is a master -planned arterial roadway that may have noise 

impacts on the subject application. Residential development located along the east 

side of Mattawoman Drive must be evaluated in relation to noise impacts. It 

should be noted that the Subdivision Regulations require that residential 

development adjacent to an arterial provide a minimum lot depth of 150 feet, in 

part to address noise-related concerns. 
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A Phase I noise study was prepared and submitted for the subject property (The 

Villages of Timothy Branch Phase I Noise Analysis, prepared by Phoenix Noise 

and Vibration, LLC, dated April 13, 2010) to evaluate transportation-related noise 

impacts to proposed residential areas in the L-A-C Zone along the southeast side 

of Mattawoman Drive. 

 

The conclusion of the noise study (page 14) indicates that: 

 

“Residential building structures and outdoor activity areas throughout The 

Villages of Timothy Branch are exposed to transportation noise levels 

ranging up to 76 dBA Ldn…Further analysis is required to determine the 

exact mitigation designs necessary, which may include modifications to 

proposed building structures, site planning and noise barriers.” 

 

The TCP1 and preliminary plan were revised to show the unmitigated 75, 70, and 

65 dBA Ldn noise contours at ground level for the portion of Mattawoman Drive 

north of Road N. The entire length of Mattawoman Drive north of A-55 is 

classified as an arterial, and unmitigated noise contours must be delineated for the 

entire length of Mattawoman Drive on the subject property. 

 

The TCP1 and preliminary plan were revised to correctly show the location of all 

unmitigated noise contours 65 dBA Ldn or greater adjacent to roads classified as 

arterials or higher. The plans also showed conceptually how noise mitigation will 

be provided. 

 

The comments provided on the two CDPs were extensive with regard to design 

considerations to address noise concerns, and were reflected in the conditions of 

approval for those two development applications carried forward. The preliminary 

plan and TCP1 were further revised to reflect the noise-related revisions required 

by conditions of approval. 

 

(6) Brandywine Road (MD 381) runs along the northern boundary of the subject 

property and is designated as a historic road. Because MD 381 is a state road, it is 

not subject to the Prince George’s County Design Guidelines and Standards for 

Scenic and Historic Roads, and is subject to road improvements as determined by 

the SHA. 

 

SHA has adopted a policy of implementing context sensitive solutions (CSS) for 

transportation development, which applies to all SHA projects. CSS results from a 

collaborative interdisciplinary approach to developing and implementing 

transportation projects, involving all stakeholders to ensure that transportation 

projects are in harmony with communities and preserve and enhance 

environmental, scenic, aesthetic, and historic resources while enhancing safety 
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and mobility. Prince George’s County has a special interest in encouraging CSS 

when state roads are also county-designated scenic and historic roads. 

 

Previous conditions of approval require that the design and implementation of any 

road improvements to MD 381 required by this project shall be coordinated by the 

SHA and include all interested stakeholders including the Environmental 

Planning Section, M-NCPPC. The road improvements must also seek to 

implement CSS as required by SHA policy. These efforts will be coordinated with 

the review of the first SDP beyond an SDP for infrastructure with frontage on 

MD 381. 

 

These conditions have been included in this approval as applicable. 

 

f. Prince George’s County Fire/EMS Department—The Fire/EMS Department, in a 

memorandum dated August 12, 2014, provided standard comments regarding fire 

apparatus, hydrants, and lane requirements. Those issues will be enforced by the Fire/EMS 

Department at the time of issuance of permits. 

 

g. Department of Permitting, Inspections and Enforcement (DPIE)—In a memorandum 

dated September 17, 2014, DPIE provided the following comments on the subject 

application: 

 

(1) This site is located at the east side of Crain Highway (US 301), southeast of its 

intersection with Branch Avenue (MD 5), and southeast of the intersection with 

Brandywine Road (MD 381). 

 

(2) Crain Highway (US 301) and Brandywine Road (MD 381) are state-maintained 

roadways; therefore, coordination with SHA is required. 

 

(3) For Mattawoman Drive, provide approximately 300 feet of divided roadway south 

of the west circle and provide an adequate transition to the 46-foot pavement 

section. This revision shall be made at the time of final plan submittal to DPIE. 

 

(4) An appropriate DPIE permit is required for all proposed paving, right-of-way 

grading, and on-site phased grading work associated with this subdivision. 

 

(5) The approved Site Development Concept No. 11355-2009 dated April 25, 2012, 

covers six wet ponds (Permit No. 35729-2009), including modifications to the 

existing pond. These ponds received technical approval on April 26, 1010. Final 

Erosion and Sediment Control plans (SC #230-10-03-09-07) received approval on 

May 4, 2010 and these plans were extended through January 9, 2015. Due to 

these previous approvals, the portion of the site draining to these ponds is waived 

from environmental site design (ESD) requirements. 
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(6) This memorandum incorporates the site development plan review pertaining to 

Stormwater Management (County Code 32-182 (b)). The following comments are 

provided pertaining to this approval phase: 

 

(a) Final roadway layout and exact impervious area locations are not shown 

on the plans. This may be provided on the final design plans. 

 

(b) Exact acreage of impervious areas has not been provided. This may be 

provided on the final design plans. 

 

(c) Proposed rough grading is shown on plans. 

 

(d) Delineated drainage areas at all points of discharge from the site have not 

been provided. This may be provided at final design. 

 

(e) Stormwater volume computations were provided with the approved 

stormwater technical plans. 

 

(f) Erosion/sediment control plans that contain the construction sequence and 

any phasing necessary to limit earth disturbances and impacts to natural 

resources and erosion and sediment control practices are not included in 

the submittal and shall be included at final design. 

 

(g) A narrative in accordance with the code has not been provided and shall 

 be provided at final design. 

 

These requirements should be noted by the applicant as they will need to be addressed 

with final design plan submittals to DPIE. 

 

h. Prince George’s County Police Department—In a memorandum dated August 6, 2014, 

the Police Department indicated that they had no crime prevention through environmental 

design (CPTED) concerns for the subject application. 

 

i. Prince George’s County Health Department—In a memorandum dated 

September 26, 2014, the Health Department stated that they had completed a health 

impact assessment review of the SDP. They provided the following summarized 

comments: 

 

(1) The design plan addresses the removal of a White Oak tree in poor condition. Any 

other potential health impacts should be better addressed in future site 

development plans. 

 

This should be noted by the applicant. 
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(2) During the process of rough grading and development of road infrastructure, 

ensure that any abandoned wells existing on the site are properly backfilled and 

sealed by a licensed well driller or witnessed by a Health Department 

representative; contact the Health Department at 301-883-7681 for information on 

the appropriate procedures. Furthermore, any wells and septic systems that are 

currently servicing any property must be properly protected during the demolition 

and/or construction phases of the site. 

 

This should be noted by the applicant. 

 

j. Maryland State Highway Administration (SHA)—In a memorandum dated August 18, 2014, 

SHA concurred with SDP approval for this project pursuant to all access being from Mattawoman 

Drive for rough grading and road infrastructure improvements. Any work within the SHA right-of-

way would require SHA plan review, approval, and permit issuance as applicable. 

 

 NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's 

County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and 

Planning Commission adopted the findings contained herein and APPROVED the Type 2 Tree 

Conservation Plan (TCP2-068-93-01), and further APPROVED Specific Design Plan SDP-1304 for the 

above-described land, subject to the following conditions: 

 

1. Prior to certification of the specific design plan (SDP) for infrastructure, the applicant shall: 

 

a. Revise the Tree Canopy Coverage schedule so that the acreage of on-site woodland 

conservation matches the acreage in the Type 2 tree conservation plan (TCP2) Woodland 

Conservation worksheet. 

 

b. Provide sidewalk, sidepath, and trail cross sections and details for Mattawoman Drive. 

 

c. Provide the square footage of dedication for Mattawoman Drive and MD 381 on the plan 

and adjust acreages accordingly. 

 

d. The SDP and Type 2 tree conservation plan (TCP2) shall be revised to show the 

unmitigated 75, 70, and 65 dBA noise contours impacting the subject property. 

 

e. Revise the SDP to clearly label and provide details for all of the proposed pedestrian 

crossings and refuges within Mattawoman Drive, subject to modification by the 

Department of Permitting, Inspections, and Enforcement (DPIE). 

 

f. Revise the Type 2 tree conservation plan (TCP2) as follows: 

 

(1) The correct TCP2 number and prior approvals shall be added to the TCP approval 

block. 
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(2) The design requirements for woodland conservation areas contained within the 

Woodland Conservation Technical Manual shall be adhered to. Woodland 

conservation areas shall be a minimum of 50 feet in width. 

 

(3) Woodland conservation areas shall be removed from all utility easements 

including public utility easements along proposed roadways. 

 

(4) Permanent tree protection fencing shall be provided along the vulnerable edges of 

all afforestation/reforestation areas. 

 

(5) Revise the general notes as necessary to reflect the current TCP2. 

 

(6) No afforestation or preservation areas are allowed within 15 feet of the toe of the 

embankment of a stormwater management pond. 

 

(7) The following note shall be added to the plan: 

 

“The off-site woodland conservation requirements for the subject property 

shall be met within the Mattawoman Creek subwatershed, unless the 

applicant demonstrates due diligence in seeking out opportunities for off-

site woodland conservation locations in accordance with the priorities of 

Section 25-122(a)(6).” 

 

(8) After all required revisions are made, revise the Woodland Conservation 

worksheet to correctly reflect the woodland conservation required and provided 

for the site. 

 

(9) Have the revised plan signed and dated by the qualified professional who 

prepared it. 

 

(10) The following variance note shall be provided on the plan sheet below the 

Specimen Tree table: 

 

“NOTE: This plan is in accordance with the following variance from 

the strict requirements of Subtitle 25 approved by the Planning Board 

on (Date) for the removal of one specimen tree (ST-3) 

(Section 25-122(b)(1)(G)).” 

 

(11) If the TCP2 proposes to credit woodland conservation within a stormwater 

management easement, an approved site development stormwater management 

plan shall be submitted which indicates that the planting areas proposed have been 

approved by DPIE with regard to the location, size, and plant stock proposed. 
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(12) The limits of disturbance and proposed grading should be revised to be outside of 

any woodland preservation areas. Adjust the worksheet accordingly. 

 

(13) Revise the plan to show and label the proposed road dedication and 40-foot scenic 

easement along Brandywine Road (MD 381), as appropriate. 

 

2. Prior to certification of the SDP for infrastructure, the applicant and the applicant’s heirs, 

successors, and/or assignees shall ensure that all artifacts that have been recovered from the Phase 

I and II investigations on the subject property are deposited with the Maryland Archeological 

Conservation Laboratory in Calvert County, Maryland for permanent curation; proof of disposition 

shall be provided to the Historic Preservation Section (M-NCPPC). 

 

3. Prior to issuance of grading permits, except for grading permits issued in accordance with a 

specific design plan for infrastructure, woodland conservation easements shall be recorded in the 

Prince George’s County Land Records for all proposed woodland conservation areas on-site. 

Copies of the recorded easements shall be submitted to the Environmental Planning Section 

(M-NCPPC) for inclusion in the tree conservation plan file, and the liber and folio of the recorded 

easements shall be added to a note placed on the TCP2 prior to signature approval. 

 

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 Washington, seconded by Commissioner Geraldo, with Commissioners 

Washington, Geraldo, Bailey, Shoaff and Hewlett voting in favor of the motion at its regular meeting held 

on Thursday, October 23, 2014, in Upper Marlboro, Maryland. 

 

Adopted by the Prince George's County Planning Board this 13th day of November 2014. 

 

 

Patricia Colihan Barney 

Executive Director 

 

 

 

By Jessica Jones 

Planning Board Administrator 

 

PCB:JJ:JK:arj 
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pp 
•c September 19, 2017 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.mncppc.org/pgco 

Timothy Brandywine, Investments One & Two, LLC 
2124 Priest Bridge Drive, Ste. 18 
Crofton,:MD 21114 

Dear Applicant: 

Re: Notification of Planning Board Action on 
Specific Design Plan - SDP-1701 
Timothy Branch, Phase I 

This is to advise you that the above-referenced Specific Design Plan was acted upon by the Prince 
George's County Planning Board on September 14, 2017 in accordance with the attached Resolution. 

Pursuant to Section 27-528.01, the Planning Board's decision will become final 30 calendar days 
after the date of the final notice September 19, 2017 of the Planning Board's decision unless: 

1. Within the 30 days, a written appeal has been filed with the District Council by the 
applicant or by an aggrieved person that appeared at the hearing before the Planning 
Board in person, by an attorney, or in writing and the review is expressly authorized in 
accordance with Section 25-212 of the Land Use Article of the Annotated Code of 
Maryland; or 

2. Within the 30 days (or other period specified by Section 27-291), the District Council 
decides, on its own motion, to review the action of the Planning Board. 

(You should be aware that you will have to reactivate any permits pending the outcome of this 
case. If the approved plans differ from the ones originally submitted with your permit, you are required to 
amend the permit by submitting copies of the approved plans. For information regarding reactivating 
permits, you should call the County's Permit Office at 301-636-2050.) 

Please direct any future communications or inquires regarding this matter to Ms. Redis C. Floyd, 
Clerk to the County Council, at 301-952-3600. 

Attachment: PGCPB Resolution No. 17-119 

Sincerely, 
Whitney Chellis, Acting Chief 
Development Review Division 

By. /'rw~rJ t:-
Reviewer 

cc: Redis C. Floyd, Clerk to the County Council 
Persons of Record 
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PGCPB No. 17-119 

RESOLUTION 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 

File No. SDP-1701 

WHEREAS, the Prince George's County Planning Board is charged with approval of Specific 
Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince George's County Code; 
and 

WHEREAS, in consideration of evidence presented at a public hearing on September 14, 2017, 
regarding Specific Design Plan SDP-1701 for Timothy Branch, Phase I, the Planning Board finds: 

1. Request: The subject application is for approval of a specific design plan (SDP) for the first phase 
ofresidential development of Timothy Branch. This SDP includes 39 single-family detached, 

2. 

18 single-family semidetached, 194 single-family attached (townhouses), and 72 two-family 
attached (two-over-two) residential units. 

Development Data Summary: 

EXISTING APPROVED 
Zones L-A-C/R-M/M-1-O L-A-C/R-M/M-I-O 
Use Vacant Residential 
Gross Total Acreage 322.41 322.41 

R-MZone 250.15 250.15 
L-A-C Zone 72.26 72.26 

Gross Floor Area 0 0 

Residential Units in SDP-1701 0 323 
Single-Family Detached 0 39 
Single-Family Semidetached 0 18 
Single-Family Attached 0 194 
Two-Family Attached 0 72 
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OTHER DEVELOPMENT DATA-PARKING 

39 Single-family detached units 

18 Single-family semidetached units 

194 Single-family attached units 

72 Two-family attached units 

Surface parking 

Clubhouse/Pool 

Total 

REQUIRED 
78 

36 

396 

147 

0 

36 

693 

Note: *Two spaces in each garage and one in each driveway. 
** One in each garage and one in each driveway. 

*** One space in each garage. 

APPROVED 
117* 

54* 

388** 

72*** 

104 

36 

771 

K. HOVNANIAN ARCHITECTURAL TYPES (BASE FINISHED FLOOR AREA) 

Single-Family Detached 
Callahan I 

Callahan II 

Hanover 

Lancaster 

Lexington 

Remington 

Tomasen 

Wedgewood 

Single-Family Semi-detached 
Roanoke I 

Shenandoah 

Single-Family Attached 
Adams II/III 

Stillwater I/II 

Two-Family Attached 
Dylan 

Riley 

3,258 square feet 

3,894 square feet 

1,803 square feet 

3,316 square feet 

3,784 square feet 

2,362 square feet 

3,246 square feet 

2,800 square feet 

2,281 square feet 

1,990 square feet 

1,667 square feet 

2,238 square feet 

2,746 square feet 

1,593 square feet 
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3. Location: The subject property is in the middle of a larger development known as the Villages at 
"Timothy Branch," which is a tract of land consisting of wooded undeveloped land and open-farm 
land located on the eastern side of Robert S. Crain Highway (US 301), southeast of its 
intersections with Branch Avenue (MD 5) and Brandywine Road (MD 381), in Planning 
Area 85A, Council District 9. 

4. Surrounding Uses: The entire Timothy Branch property consists of322.41 acres and is bounded 
to the north by Brandywine Road (MD 3 81 ); to the northwest by Short Cut Road; to the east by the 
Timothy Branch Stream Valley; to the south by vacant and light industrial uses in the I-1 (Light 
Industrial) and I-3 (Planned Industrial/Employment Park) Zones; and to the west by Robert S. 
Crain Highway (US 301), a single commercial parcel zoned C-M (Miscellaneous Commercial), 
and multiple I-I-zoned industrial parcels along the US 301 frontage. Additionally, there is an 
internal parcel (Parcel E) located in the central northern portion of the property, which is split 
zoned I-3 and E-I-A (Employment and Institutional Area) and is developed as an existing 
warehouse. The 72.26-acre L-A-C-zoned (Local Activity Center) portion of the property is in the 
northeastern corner,just south of MD 381, and the 250.15-acre, R-M-zoned (Residential Medium 
Development) portion is located in the south, abutting US 301. The Phase 1 included in this SDP 
is located in the R-M Zone. 

5. Previous Approvals: Zoning Map Amendments (Basic Plans) A-9987 and A-9988 were 
approved by the District Council on July 11, 2008, rezoning the property from the I-3 and 
E-I-A Zones to the L-A-C and R-M Zones, subject to 12 conditions and one consideration. The 
2013 Approved Subregion 5 Sectional Map Amendment retained the subject property in the R-M 
and the L-A-C Zones. 

Comprehensive Design Plan CDP-0901 for the L-A-C-zoned portion was approved by the Prince 
George's County Planning Board on October 7, 2010 (PGCPB Resolution No. 10-111). The 
Prince George's County District Council elected to review the case, which they did at a hearing on 
November 14, 2011 and issued an order ofapproval on January 23, 2012, subject to 46 conditions. 
Subsequently, the applicant requested a reconsideration of the decision, which was reviewed and 
approved by the Planning Board on March 19, 2015. The final resolution (PGCPB Resolution 
No. 10-111 (A)), including 3 8 conditions, was adopted by the Planning Board on the same day. 

Comprehensive Design Plan CDP-0902 for the R-M-zoned portion was approved by the Planning 
Board on October 7, 2010 (PGCPB Resolution No. 10-110). The District Council elected to 
review the case, which they did at a hearing on November 14, 2011. The District Council 
remanded the case to the Planning Board on January 23, 2012, and the case was reapproved by the 
Planning Board on April 5, 2012. The District Council reviewed the revised approval and issued 
an order of approval on November 4, 2013, subject to 50 conditions. Subsequently, the applicant 
requested a reconsideration of the decision, which was reviewed and approved by the Planning 
Board on March 19, 2015. The final resolution (PGCPB Resolution No. 10-11 0(A) including 
42 conditions, was adopted by the Planning Board on the same day. 
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Preliminary Plan of Subdivision (PPS) 4-09003 covering the entire Timothy Branch project was 
approved by the Planning Board on October 28, 2010 (PGCPB Resolution No. 10-117). The 
applicant's request for a reconsideration of this decision was granted and, on April 5, 2012, the 
Planning Board heard testimony regarding the reconsideration and approved PPS 4-09003 subject 
to the 32 conditions contained in PGCPB Resolution No. 10-l l 7(A/l). 

An SDP for infrastructure, Specific Design Plan SDP-1304, which included rough-grading, 
dedication and construction of Mattawoman Drive, and stormwater management pond, was 
approved by the Planning Board on October 23, 2014 (PGCPB Resolution No. 14-116). The 
current proposed site development has an approved Stormwater Management Concept Plan, 
11355-2009-00, which was approved on May 9, 2017 and is valid through May 9, 2020. 

6. Design Features: The subject SDP is for Phase 1 of the residential development of the subject 
property. The area of impact in this phase is in the middle eastern portion of the larger 322.41-acre 
property, entirely within the R-M-zoned portion. The previously approved SDP-1304 for 
infr.,drnf'tnrP inrlnrlP<: rrm<:trnrtinn nfthP m::iin p11hlir <:pinf' rn::icl, M::ittmvnm::in Drivf', throngh thf' 

property, which will provide access to the residential units in this SDP. The northern pod, which 
was referred to as Residential Module 1 in the CDP-0902, includes 137 single-family attached and 
all 72 two-family attached residential units and is accessed via a single private road off of 
Mattawoman Drive. A network of private roads and alleys provide a looped on-site circulation. 
Rear-loaded two-family attached units front on Mattawoman Drive, with both front and 
rear-loaded townhomes provided behind the two-family units located around a central multi-age 
playground area. 

The southern pod, which is part of the area known as Residential Module 2 on CDP-0902, 
includes 39 single-family detached, 18 single-family semi-detached, and 57 single-family attached 
(townhouse) residential units and is accessed via two public streets off of Matta woman Drive. The 
rear-loaded townhouses front on Mattawoman Drive and are served by a double-loaded alley. Just 
east of the townhouse section is the main recreation area, including a clubhouse, pool, tot-lot, 
pre-teen playground, and open play area, as required by the CDP approval. East of the recreation 
area, the single-family detached and single-family semi-detached homes with front-load garages 
are arranged along curvilinear streets. 

The subject application proposes multiple architectural models from K. Hovnanian for all unit 
types, including seven single-family detached models that range from a base square footage of 
1,803 to 3,894 square feet. The two single-family semidetached models range from 1,990 to 
2,281 square feet, the two single-family attached models range from 1,667 to 2,238 square feet, 
and the two two-family attached models range from 1,593 to 2,746 square feet. All models include 
multiple elevations with varied rooflines and roof types, a variety of fa9ade options including full 
or partial brick, stone, and siding front fa9ades and partial stone fa9ades. Other features include 
cross gables, dormers, bay and double-bay windows, and a variety of garage configurations. 
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The subject application also proposes 13 freestanding signs throughout the entire Timothy Branch 
property along Mattawoman Drive. These freestanding monument features vary from a large 
eight-foot-high, curvilinear wall near the main entrance to the development at the intersection of 
Matta woman Drive and Brandywine Road to an approximately 20-foot length of fence with 
five-foot-high brick piers at either end that includes a logo plaque. All of the signs are proposed to 
be made of quality materials, such as brick and stone veneer, precast stone, and composite fencing. 
The actual signage areas will be precast stone engraved with either "Timothy Branch" or the logo 
"TB." Decorative shrub and annual plantings are proposed around all of the signs, except for the 
fence/pier combination. The Planning Board is the approval authority for all on-site signs located 
on the subject site, which is located in a comprehensive design zone per Section 27-614(f)(l) of 
the Zoning Ordinance. The proposed signs are well-designed, with high-quality materials, and are 
of average size that are acceptable. 

During the public hearing for this SDP on September 14, 2017, the applicant provided an 
additional rendering of the proposed recreational facility package that was introduced as the 
applicant's exhibit in the record of this case. The proposed recreational facility package is 
sufficient to serve the development and is acceptable. 

COMPLIANCE WITH EVALUATION CRITERIA 

7. Zoning Map Amendment (Basic Plan) A-9987: Basic Plan A-9987-C was approved by the 
District Council on July 11, 2008 subject to 12 conditions and one consideration. The following 
are applicable to the review of this SDP: 

Land Use Types and Quantities: 

A-9987: 

Total area: 
Land in the 100-year floodplain: 

Adjusted gross area: 
Density permitted under the R-M Zone: 
Permitted Dwelling Unit Range 

Proposed Land Use Types and Quantities: 

262± acres 

19 acres 
243 acres 
3.6-5. 7 du/ac 
874.8-1385.1 du 

One-family detached, townhouse, one-family attached, two-family attached (two-over-two), 
and multifamily and recreational facilities. 

Conformance with these requirements was found at the time of comprehensive design plan (CDP) 
approval. The subject SDP proposes 323 residential units within the RM-zoned portion ofland 
governed by A-9987. This is just the first phase of the residential development. The density 
proposed at this time is 1.33 dwelling unit per acre that falls well below the approved range. The 
subject SDP proposes one-family detached, townhouse, one-family attached, two-family attached 
(two-over-two) units, and recreational facilities. 
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Conditions 

3. The applicant shall construct the Master Plan hiker-biker-equestrian trail along the 
subject site's entire segment of Timothy Branch either within M-NCPPC parkland 
or within HOA land within a public use trail easement. Trail connectors should be 
provided from the Master Plan trail to adjacent development envelopes. 

Conformance with this condition was found at the time of CDP. A portion of the specified trail is 
within this phase of development and shown on the submitted SDP. The location and alignment of 
the stream valley trail, within proposed homeowners association property, is acceptable as shown. 

5. The applicant shall provide standard sidewalks along both sides of Mattawoman 
Drive, unless modified by DPW&T. 

Sidewalks a!onDo Mattawoman Drive were addresseri with the SDP-1304 annroval for the road , , 

infrastructure. 

6. The applicant shall provide standard sidewalks along both sides of all internal roads, 
unless modified by DPW&T. The sidewalk and trail network will be evaluated in 
detail at the time of Preliminary Plan and Specific Design Plan. Trail connectors 
may be warranted to the proposed recreation center and park/school site. 

Sidewalks are shown at all appropriate locations on-site. An extensive network of trails 
supplements the sidewalk network. 

10. Woodland conservation that is required by the Woodland Conservation Ordinance 
shall be provided on-site to the greatest extent possible. 

A revised Type II Tree Conservation Plan (TCPII-068-93-02) was submitted with the current 
application. The TCPII proposes to meet approximately 77 percent of the overall requirement 
on-site. 

8. Zoning Ordinance: The subject application has been reviewed for compliance with the 
requirements in the R-M and M-1-O Zones of the Zoning Ordinance. Since no development is 
proposed within the L-A-C Zone portion of the property, exclusive of site signage, conformance 
with those requirements is not required at this time. 

a. The subject application is in conformance with the applicable requirements of 
Section 27-507, Purposes; Section 27-508, Uses; and Section 27-509, Regulations, 
governing development in the R-M Zone. 
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b. Military Installation Overlay Zone: A portion of the project is also located within the 
Noise Impact Zone (65-70 dBA noise contour) of the Military Installation Overlay Zone. 
A Phase II noise study has been submitted with the SDP that shows all interior noise levels 
of the residential homes will be mitigated to 45 dBA Ldn or less and there is no outdoor 
play area located within noise contours higher than 65 dBA Ldn. 

c. Section 27-528 of the Zoning Ordinance sets forth the following criteria for approval of a 
SDP: 

(a) Prior to approving a Specific Design Plan, the Planning Board shall find 
that: 

(1) The plan conforms to the approved Comprehensive Design Plan, the 
applicable standards of the Landscape Manual, and except as 
provided in Section 27-528(a)(l.1), for Specific Design Plans for 
which an application is filed after December 30, 1996, with the 
exception of the V-L and V-M Zones, the applicable design guidelines 
for townhouses set forth in Section 27-274(a)(l)(B) and (a)(ll), and 
the applicable regulations for townhouses set forth in 
Section 27-433(d) and, as it applies to property in the L-A-C Zone, if 
any portion lies within one-half (1/2) mile of an existing or 
Washington Metropolitan Area Transit Authority Metrorail station, 
the regulations set forth in Section 27-480(d) and (e); 

The plan conforms to the requirements of Comprehensive Design Plan CDP-0902 
as detailed in Finding 9 and the 2010 Prince George 's C aunty Landscape Manual 
as detailed in Finding 12 below. 

Section 27-274(a)(l)(B) of the Zoning Ordinance requires an applicant to provide 
justification for noncompliance with any of the design guidelines for townhouses 
and three-family dwellings, but the subject application complies with all of the 
applicable design guidelines for townhouses in Section 27-274(a)(l 1) as follows: 

(A) Open space areas, particularly areas separating the rears of 
buildings containing townhouses, should retain, to the extent 
possible, single or small groups of mature trees. In areas where trees 
are not proposed to be retained, the applicant shall demonstrate to 
the satisfaction of the Planning Board or the District Council, as 
applicable, that specific site conditions warrant the clearing of the 
area. Preservation of individual trees should take into account the 
viability of the trees after the development of the site. 
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In many areas, mature trees could not be retained on-site in open space areas 
between rears of townhouse buildings because this arrangement of buildings only 
occurs in the central, denser portion of the pods. 

(B) Groups of townhouses should not be arranged on curving streets in 
long, linear strips. Where feasible, groups of townhouses should be at 
right angles to each other, and should facilitate a courtyard design. 
In a more urban environment, consideration should be given to 
fronting the units on roadways. 

The plan shows a townhouse layout with units at right angles in a semi-courtyard 
design, with fronts on roadways throughout. 

(C) Recreational facilities should be separated from dwelling units 
through techniques such as buffering, differences in grade, or 
pr1>.,Prv<1tinn nf Pviding trPP<i. ThP rP<1r<i nf hnitrling<i, in p11rtirnl11r, 

should be buffered from recreational facilities. 

Recreational facilities are separated from dwelling units on-site with roadways, 
alleys, parking and proposed plantings. Sufficient separation is provided for 
privacy, while still integrating the facilities into the community. 

(D) To convey the individuality of each unit, the design of abutting units 
should avoid the use of repetitive architectural elements and should 
employ a variety of architectural features and designs such as 
roofline, window and door treatments, projections, colors, and 
materials. In lieu of this individuality guideline, creative or 
innovative product design may be utilized. 

Conditions have been included in this resolution regarding the application of 
varied roof features and avoiding the use of the same front elevation on units next 
to each other. 

(E) To the extent feasible, the rears of townhouses should be buffered 
from public rights-of-way and parking lots. Each application shall 
include a visual mitigation plan that identifies effective buffers 
between the rears of townhouses abutting public rights-of-way and 
parking lots. Where there are no existing trees, or the retention of 
existing vegetation is not practicable, landscaping, berming, fencing, 
or a combination .of these techniques may be used. Alternatively, the 
applicant may consider designing the rears of townhouse buildings 
such that they have similar features to the fronts, such as reverse 
gables, bay windows, shutters, or trim. 
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No rears of townhouses are oriented towards public rights-of-way or parking lots, 
except for small visitor parking areas. 

(F) Attention should be given to the aesthetic appearance of the offsets of 
buildings. 

The plan shows a two-foot offset between units in all buildings in conformance 
with this requirement. 

The applicable regulations for townhouses set forth in Section 27-433(d) are as 
follows: 

(1) All dwellings shall be located on record lots shown on a 
record plat. 

The proposed lots are required to be recorded on a plat prior to issuance 
of permits. 

(2) There shall be not more than six (6) nor less than three (3) 
dwelling units (four (4) dwelling units for one-family 
attached metropolitan dwellings) in any horizontal, 
continuous, attached group, except where the Planning 
Board or District Council, as applicable, determines that 
more than six (6) dwelling units (but not more than eight (8) 
dwelling units) or that one-family semidetached dwellings 
would create a more attractive living environment, would be 
more environmentally sensitive, or would otherwise achieve 
the purposes of this Division. In no event shall the number of 
building groups containing more than six (6) dwelling units 
exceed twenty percent (20%) of the total number of building 
groups, and the end units on such building groups shall be a 
minimum of twenty-four (24) feet in width. 

The plan conforms to these requirements as there are no more than 
six dwelling units in any horizontal, continuous, attached townhouse 
group. 

(3) The minimum width of dwellings in any continuous, attached 
group shall be at least twenty (20) feet for townhouses, and 
twenty-two (22) feet for one-family attached metropolitan 
dwellings. Attached groups containing units all the same 
width and design should be avoided, and within each 
attached group attention should be given to the use of wider 
end units. 
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All of the proposed townhouse units are 20 or 24 feet wide and all units 
have a slightly different design, including various specialty windows and 
entry trim. 

(4) The minimum gross living space, which shall include all 
interior space except garage and unfinished basement or attic 
area, shall be one thousand two hundred and fifty (1,250) 
square feet for townhouses, and two thousand two hundred 
(2,200) square feet for one-family attached metropolitan 
dwellings. 

The minimum gross living space proposed for the townhouses is 
1,667 square feet in conformance with this requirement. 

(5) Side and rear walls shall be articulated with windows, 
recesses, chimneys, or other architectural treatments. All 
endwalls shall have a minimum of two (2) architectural 
features. Buildings on lots where endwalls are prominent 
(such as corner lots, lots visible from public spaces, streets, or 
because of topography or road curvature) shall have 
additional endwalls treatments consisting of architectural 
features in a balanced composition, or natural features which 
shall include brick, stone, or stucco. 

All architectural elevations of endwalls include a minimum of 
two architectural features. A condition has been included in this 
resolution requiring first-story brick, stone, stucco, or other masonry 
treatments, combined with at least three windows, doors, or other 
substantial architectural features, on all highly-visible endwalls. 

(6) Above-grade foundation walls shall either be cladded with 
finish materials compatible with the primary facade design, 
or shall be textured or formed to simulate a clad finished 
material such as brick, decorative block, or stucco. Exposed 
foundation walls of unclad or unfinished concrete are 
prohibited. 

The architecture demonstrates conformance with this requirement. 
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(7) A minimum of sixty percent (60%) of all townhouse units in 
a development shall have a full front facade (excluding 
gables, bay windows, trim, and doors) of brick, stone, or 
stucco. Each building shall be deemed to have only one 
"front." 

The SDP includes notes and a tracking chart regarding the requirement 
for 60 percent of the townhouse units to have a full-front fai;ade of brick, 
stone or stucco. 

(8) One-family attached metropolitan dwellings shall be designed 
with a single architecturally integrated "Front Wall." A 
minimum of one hundred percent (100%) of the "Front 
Wall", excluding garage door areas, windows, or doorways 
shall be constructed of high quality materials such as brick or 
stone and contain other distinctive architectural features. 

The proposed units are not one-family attached metropolitan dwellings. 

(1.1) For a Regional Urban Community, the plan conforms to the 
requirements stated in the definition of the use and satisfies all 
requirements for the use in Section 27-508 of the Zoning Ordinance; 

The subject project is not a regional urban community. Therefore, the 
requirements of this subpart are not applicable. 

(2) The development will be adequately served within a reasonable 
period of time with existing or programmed public facilities either 
shown in the appropriate Capital Improvement Program, provided 
as part of the private development or, where authorized pursuant to 
Section 24-124(a)(8) of the County Subdivision Regulations, 
participation by the developer in a road club; 

The Planning Board found that the area within this plan will be adequately served 
within a reasonable period of time with existing or programmed transportation 
facilities, or with transportation facilities to be provided as a part of the subject 
development. The Planning Board further found that the development will be 
adequately serviced within a reasonable period oftime by other public facilities. 

(3) Adequate provision has been made for draining surface water so that 
there are no adverse effects on either the subject property or 
adjacent properties; 
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The applicant has an approved stormwater management plan and final technical 
plan approval for the proposed ponds, which are currently under construction. 
Therefore, adequate provision has been made for draining surface water, with no 
adverse effects. 

(4) The plan is in conformance with an approved Type 2 Tree 
Conservation Plan; 

The Planning Board approved Type II Tree Conservation Plan TCPII-068-93-02, 
subject to conditions. Those conditions have been included in this resolution. 
Therefore, the plan is in conformance with an approved TCPII. 

(5) The plan demonstrates that the regulated environmental features are 
preserved and/or restored to the fullest extent possible in accordance 
with the requirement of Subtitle 24-130(b)(5). 

The Planning Board found that the regulated environmental features on the 
subject property have been preserved and/or restored to the fullest extent possible 
based on the limits of disturbance shown on the TCPII submitted with the current 
application. The primary management area (PMA) impacts shown on the SDP and 
TCPII plan are consistent with those previously approved with PPS 4-09003. 

9. Comprehensive Design Plan CDP-0902: Comprehensive Design Plan CDP-0902, for the 
R-M-zoned portion of the subject property, was originally approved by the Planning Board on 
October 7, 2010 (PGCPB Resolution No. 10-110). It was then remanded by the District Council to 
the Planning Board on January 23, 2012, and the case was reapproved by the Planning Board on 
April 5, 2012. The District Council elected to review the remand, and issued an order affirming 
the Planning Board's approval on November 4, 2013, subject to 50 conditions. Subsequently, the 
applicant requested a reconsideration to the decision, which was reviewed and approved by the 
Planning Board on March 19, 2015. The final resolution, including 42 conditions, was adopted by 
the Planning Board on March 19, 2015 (PGCPB Resolution No. 10-1 l0(A)). The conditions of 
approval are applicable to the review of the subject SDP and warrant discussion as follows: 

1. All conditions of approval of Basic Plan A-9987 shall remain in full force and effect. 

Review of applicable Basic Plan (A-9887) conditions of approval as discussed in Finding 7 above, 
leading to a determination of conformance. 

2. The total areas within the L-A-C zone (CDP-0901) and the R-M zone (CDP-0902) 
comprise a combined total trip cap of 1,269 trips in the AM and 1,775 trips in the 
PM. If the densities of the L-A-C zone or the R-M zone are modified for any reason, 
trips may be re-allocated between these two zones (CDP-0901 & CDP-0902) such 
that the overall trip cap of 1,269 AM and 1,775 PM trips is not exceeded. 
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This condition sets an overall trip cap for the whole of the Villages at Timothy Branch (covered by 
CDP-0901 and CDP-0902). The trip cap was based, in part, on 1,200 residences. A table is 
provided in finding below regarding trip generation; nevertheless, the current plan complies with 
this condition. 

3. A minimum SO-foot building restriction line (BRL) as measured from the ultimate 
right-of-way of Mattawoman Drive shall be provided on the Specific Design Plan 
(SOP) unless it is determined that a lesser BRL provides sufficient area to 
adequately buffer the dwellings from the roadway. 

The applicant is requesting a modification of this development standard for the 72 two-family 
attached units located on Parcels 1-6 in Block C. In accordance with Condition 5 of 
Comprehensive Design Plan CDP-0902, modification of the standards is permitted on a lot-by-lot 
basis at the time of SDP. The applicant contends that a 26-foot building restriction line (BRL) 
from the ultimate right-of-way ofMattawoman Drive, an arterial roadway, will still adequately 
buffer the dwellings from the roadway. The applicant submitted a Phase II noise study that 
concluded that interior noise levels will be mitigated by utilizing building materials to levels below 
the required 45 dBA and that there are no outdoor activity areas be affected by noise levels of 
65 dBA. 

In order to mitigate the impacts that may result from the existing street lights along Mattawoman 
Drive, the applicant is proposing to install light diffusers or shields to deflect the light away from 
the residential units, subject to the approval of the appropriate operating agency. In addition, major 
shade trees are proposed to be planted 22 feet on center along the front of the residential units that 
will create a canopy and further shield the residential units from the street lights. 

To mitigate the impacts that may result from any air pollution and particulates related to the 
roadway, the applicant is proposing to strategically plant landscape materials at specific locations 
along the property frontage ofMattawoman Drive. As mentioned previously, major shade trees are 
proposed to be planted 22 feet on center, the grouping of which is designed to provide a protective 
canopy for the residential units along Mattawoman Drive. Proposed ornamental trees will provide 
additional screening of the residential units from air particulates. On the front of the parcels, the 
applicant is proposing a hedge of shrubs to be planted 3. 5 feet on center to further mitigate any 
potential impacts that may result from air pollution. 

The Planning Board decided that the combination of the 26-foot setback, light shields, and 
landscaping will be sufficient to adequately buffer the dwellings in Block C from the roadway. 

4. A minimum 200-foot building restriction line (BRL) as measured from the ultimate 
right-of-way of US 301 shall be provided on the specific design plan (SOP) for 
multifamily buildings unless it is deemed that a lesser BRL provides sufficient area 
to adequately buffer the dwellings from the roadway. The minimum width of 
building restriction lines for other residential product types along US 301 shall be 
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determined at the time of SDP and the Phase II Noise Study shall be considered in 
the determination of establishing the building restriction lines. 

The subject application does not propose any residential units of any type within 200 feet of the 
ultimate right-of-way of US 301. Therefore, this condition is not applicable at this time. 

' 
5. Prior to certificate of approval of the subject comprehensive design plan: 

b. Indicate a potential access connection between the existing 
warehouse/distribution facility on Mattawoman Drive (A-63) and Short Cut 
Road as an alternative for heavy truck traffic. 

The subject SDP does not include development around the site where the potential access 
connection was to be located. 

c. Revise the development standard chart in the text and on the plan as follows: 

The following standards shall apply to the development. (Modifications to 
the standards may be permitted on a lot-by-lot basis by the Planning Board 
at the time of specific design plan if circumstances warrant.) 

RESIDENTIAL USES-R-M ZONE1 

One-family Two-family Single-family Single-family 
detached attached semidetached8• 9 attached3• 8• 9 Multifamily 

Minimum Net Lot Area 6,000 sq. ft. NIA 3,600 sq. ft. 1,800 sq. ft. NIA 
Minimum frontage at street R.O.W 60 NIA 36 feet 20 feet NIA 
Minimum frontage at Front B.R.L. 60 NIA 36 feet 20 feet NIA 
Minimum frontage - corner lot 70 NIA 40 feet 30 feet NIA 
Maximum Lot Coverage(%) 30 354 35 354 504 

Minimum building setback from 
Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 

Minimum building setback from 
Robert Crain Highway (US 301) TBD10 TBD10 TBD10 TBD10 200 feet10 

Minimum front setbacks 25 NIA 20 feet 3,6 7 

Minimum side setbacks 10 NIA 10 feet 6 7 

Minimum rear setbacks 20 NIA 20 feet 6 7 

Minimum side setback to streets 25 NIA 20 feet 6 7 

Maximum residential building height11 40 55 feet 45 feet 45 feet 80 feet 

Maximum percentage of total units NIA NIA NIA 502 252 

Minimum frontage on cul-de-sac 40 NIA NIA NIA NIA 
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1 All parking is governed by Part 11 of the Zoning Ordinance. 

2 Variance requested from the maximum townhouse and multifamily dwelling unit percentage, which 
allows a maximum 30 and 10 percent respectively of units in the R-M Zone. 

3 Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes shall have a 
minimum 25-foot front yard setback in order to reduce the length of the driveway. 

4 This percentage is for building coverage (and not for lot coverage) of the overall net tract area 

5 Stoops and/or steps may encroach into yard area. 

6 Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be reduced 
to 500 square feet for providing stoops, steps, and terraces which may project into yard area. Decks 
may project into rear yards only. 

7 For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for 
Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a lesser BRL provides 
sufficient area to adequately buffer the units. 

8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without 
meeting setback requirements. 

9 On lots consisting of one acre or less, fences in the front yard shall not be more than four feet high. 

10 The minimum building setback for one-family detached, two-family detached, single-family 
semidetached, single-family attached and multifamily from Robert Crain Highway (US 301) shall 
be determined at the time of SOP review. 

11 These height limits may be increased if a variance and/or modification is granted by the Planning 
Board at the time of SDP. 

ACCESSORY BUILDINGS-R-M ZONE 
Maximum J,ot Coverage(%) 
Minim um setback from front street line 
Minimum setback from side lot line 
Minimum setback from rear lot line 
Corner lot - Minimum setback from side street line 
(along which an abutting lot fronts) 
Corner lot - Minimum setback from side street line 
(along which an abutting lot does not front) 
Maximum building height above grade 

25 
60 feet 
2 feet 
2 feet 

10 feet 

7 feet 
15 feet 

Note: No accessory building shall be located closer to the street line than the 
main building. 
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The SDP includes the above charts demonstrating conformance with this condition. As allowed, 
the applicant has requested three modifications to the standards as follows: 

• Reduce the minimum building setback from Mattawoman Drive for two-family attached 
units to 26 feet in Block C. The justification for this modification is discussed further in 
response to Condition 3 above. The Planning Board approved this modification. 

• Reduce the minimum side setback to eight feet, with a 17-foot total for both sides, for all 
single-family detached and single-family semi-detached units within Blocks D, G and H. 
The applicant justifies this modification based on the environmental constraints and the 
fact that the proposed side yard setback is consistent with several conventional residential 
zones. The Planning Board concurs and approved this modification. 

• Reduce the minimum side setback to street to 20 feet for Lot 1 Block G, and Lots 1, 6, 8, 
and 13, Block H. The applicant justifies this modification as it will bring the side setback 
to a street in alignment with the front setbacks of the adjoining single-family 
semi-detached lots to create a more consistent street pattern. The Planning Board concurs 
and approved this modification. 

d. A note shall be added to the plans and the comprehensive design plan 
document shall be revised to include a note stating that the requirements of 
Section 4. 7 of the Prince George's County Landscape Manual shall be used 
as a starting point or minimum for the provision of an adequate separation 
between incompatible uses, at the perimeter of the site. The requirement 
may be increased as necessary so as to ensure compatibility between 
incompatible uses at the time of approval of the specific design plan. 

The subject SDP only proposes residential units in a pattern that does not require 
Section 4. 7 buffers internally. The requirements of Section 4. 7 are being provided along 
the exterior edges of the entire Timothy Branch property adjacent to the area of impact at 
this time. 

e. The following Architectural Design Parameters shall apply and be revised in 
the CDP text: 

(1) A minimum of 60 percent of all townhouse units shall have a full 
front fa-;ade (excluding gables, bay windows, trim, and doors) and all 
highly-visible endwalls, which shall be identified at the time of SOP, 
shall be brick, stone or stucco, or other masonry materials of 
equivalent quality. 

Notes and a tracking chart are provided on the SDP to demonstrate conformance 
with this requirement. 
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(2) Townhouses and single-family semidetached dwellings facing a 
public street and the side elevation of the same unit facing a public 
street (corner lots) shall be faced up to 60 percent with high-quality 
materials such as brick, stone or stucco (excluding gables, bay 
windows, trim, and doors) or other masonry materials of equivalent 
quality. 

Notes are provided on the SDP to demonstrate conformance with this 
requirement. However, the single-family semidetached architecture does not 
provide options showing the ability to have a front or side elevation faced with up 
to 60 percent masonry materials. Therefore, a condition is included in this 
resolution requiring this to be added. 

(3) All residential buildings with front elevations facing Mattawoman 
Drive shall have a full front fac;ade of brick, stone or stucco 
(excluding gables, windows, doors, and trim), or other masonry 
materials of equivalent quality as long as the buildings are within 
100 feet of the Mattawoman Drive right-of-way. 

Notes are provided on the SDP to demonstrate conformance with this 
requirement. 

(4) Front elevations of townhouses and two-family attached units facing 
Mattawoman Drive shall have dormers or gables to reduce the single 
plane of roof. 

Notes are provided on the SDP to demonstrate conformance with this 
requirement. 

(5) Front elevations of townhouse and two-family attached units facing 
Mattawoman Drive shall be offset by a minimum of two feet. 

The SDP shall demonstrate conformance with this requirement prior to 
certification. 

(6) Architecture for multifamily buildings shall be faced with at least 
60 percent brick, stone, stucco or equivalent, or other masonry 
materials of equivalent quality. Elevations of multifamily buildings 
facing Mattawoman Drive and those that are determined at SDP to 
have highly visible corner facades shall be faced with a minimum of 
80 percent brick, stone or stucco (excluding gables, bay windows, 
trim, and doors), or other masonry materials of equivalent quality. 

No multifamily buildings are proposed with this SDP. 
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(7) A minimum of 60 percent of one-family detached dwellings shall 
have a full front fa~ade (excluding gables, bay windows, trim, and 
doors) of brick, stone, or stucco, or other masonry materials of 
equivalent quality. 

Notes and a tracking chart are provided on the SDP to demonstrate conformance 
with this requirement. 

(8) Side and rear walls of all residential buildings shall be articulated 
with windows, recesses, chimneys, or other architectural treatments. 
All residential endwalls shall have a minimum of two architectural 
features, except endwalls in highly visible locations, which shall be 
identified at the time of SDP, shall have additional architectural 
features creating a well-balanced composition. 

All residential endwalls show a minimum of two architectural features. A 
condition has been included in this resolution regarding additional architectural 
features for highly-visible endwalls. 

(9) Trash enclosures made of high-quality building materials shall be 
used to screen trash dumpsters. 

No trash dumpsters are proposed with this SDP. 

7. Prior to the approval of a specific design plan, a site development plan for 
stormwater management that details how the new stormwater management 
requirements will be met regarding the provision of environmental site design 
techniques, to the fullest extent practicable, will be required unless other stormwater 
management design approvals and/or waivers are granted by DPW&T. 

I 

The SDP-1304 approval for infrastructure, including stormwater management, addressed this 
condition. 

8. The TCP2 for the subject property shall demonstrate that the requirements of the 
Woodland and Wildlife Habitat Conservation Ordinance are provided on-site 
through preservation or afforestation to the fullest extent possible, consistent with 
the desired pattern of development and densities indicated in the General Plan. If 
off-site mitigation is required, it shall be provided within the Mattawoman 
watershed. 

The TCPII proposes to meet 79.39 acres of the overall 103.26-acre requirement on-site. The 
submitted plan proposes off-site as part of Phase 2, which is not proposed for development at this 
time. Because no development is proposed in Phase 2, the existing woodland in that phase should 
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be shown and counted as preservation until an application for development of Phase 2 is reviewed 
and approved. The Planning Board did not support a woodland conservation easement for Phase 2 
as part of this application. The final easement for Phase 2 will be addressed with the application 
for Phase 2. Any off-site woodland conservation requirement as part of that phase will be 
evaluated prior to issuance of the first grading permit. 

12. Prior to acceptance of an SOP a plan and proposal for the type, location, and timing 
of any required PMA mitigation, associated with the SOP, shall be submitted. 

A non-tidal wetland mitigation area of 3.5 acres was previously protected on the site as required. 
This was 1.26 acres more than the wetlands mitigation permitting requirement. The MDE tr~cking 
number is l l-NT-0173 and the USA COE permit number is 2011-60707, Al number 134217. No 
additional impacts are proposed with this SDP. 

13. A variance for the removal of Specimen Tree No. 3 shall be applied for and 
approved with the appropriate SOP application and associated TCP2. 

This condition was addressed with Specific Design Plan SDP-1304 and Type II Tree Conservation 
Plan TCPII-068-93. 

14. Prior to approval of TCP2 which proposes to credit as woodland conservation 
planting occurring with a stormwater management easement, an approved Site 
Development Stormwater Management Plan shall be submitted to the Planning 
Department which indicates that the planting areas proposed have been approved 
by the Department of Public Works and Transportation regarding the location, size, 
and plant stocking proposed. No afforestation or preservation area can be shown 
within 15 feet of the toe of the embankment, or as determined by the Department of 
Public Works and Transportation or the Soil Conservation District. 

The proposed stormwater management for the site received final technical approval. The approval 
by the Department of Permitting, Inspections and Enforcement was in coordination with the 
Department of Public Works and Transportation (DPW&T), who provided written approval of 
woodland planting within the stormwater management easement. The technical plan shows 
woodland planting within the easements of ponds 1, 2A and 4. 

16. All future SDPs and associated TCP2 shall include a tree canopy coverage (TCC) 
schedule indicating how the TCC requirements have been fulfilled for the subject 
application. 

Conformance with the TCC requirements is discussed in the finding below, where a finding of 
conformance is made. 
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17. At time of specific design plan application for residential units in the R-M zone, a 
Phase II noise study shall be submitted for review. The Phase II Noise Study shall 
address how noise impacts to the residential units will be mitigated to provide 
interior noise levels of 45 dBA Ldn or less and exterior noise levels of 65 dBA Ldn or 
less within outdoor activity areas based on the final site design. The approval of 
architecture at time of SDP shall also demonstrate how the proposed structures are 
in conformance with the noise mitigation measures recommend in the Phase II noise 
report for interior residential uses. 

A Phase II noise study was submitted for review with this SDP. It identified one single-family 
detached lot (Lot 28, Block D), which requires noise mitigation for traffic noise generated by 
Mattawoman Drive. This is addressed in the submitted Phase II noise study with the current 
application and discussed further in the finding below. 

18. Applications for building permits for residential uses within the 65 dBA Ldn noise 
contour shall contain a certification, to be submitted to M-NCPPC, prepared by a 
professional engineer with competency in acoustical analysis using the certification 
template. The certification shall state that the interior noise levels have been reduced 
through the proposed building materials to 45 dBA Ldn or less. 

A condition has been included in this resolution requiring the provision of this information prior to 
issuance of building permits for the impacted lots. 

19. All SDPs for the subject property shall demonstrate the use of full cut-off optics to 
ensure that off-site light intrusion into residential and environmentally-sensitive 
areas is minimized. At time of SDP, details of all lighting fixtures shall be submitted 
for review along with certification that the proposed fixtures are full cut-off optics 
and a photometric plan showing proposed light levels. The following note shall be 
placed on all future SDPs: 
"All lighting shall use full cut-off optics and be directed downward to reduce glare 
and light spill-over." 

The subject application includes a detail of a lighting fixture that demonstrates the use of full 
cut-off optics. However, the submittal did not include a photometric plan showing proposed light 
levels. Therefore, a condition is included in this resolution requiring this be submitted for review 
prior to certification. 

Prior to approval of building permits by M-NCPPC for 50 percent of the 
residential dwelling units within CDP-0901 and CDP-0902, the applicant 
shall make a monetary contribution in the amount of $700,000.00 in 2015 
dollars to The Maryland-National Capital Park and Planning Commission 
(M-NCPPC). M-NCPPC shall adjust the amount of the contribution using 
the Consumer Price Index (CPI) for inflation at the time of payment. The 
funds shall be used for the construction of recreational facilities in 
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Brandywine Area Community Park (M-NCPPC), as determined by the 
Prince George's County Department of Parks and Recreation (DPR), to 
complement the facilities being provided at the Southern Area Aquatic and 
Recreational Complex. 

The subject application proposes only 323-residential dwelling units, which is less than 50 percent 
of the total 1,200 units proposed within CDP-0901 and CDP-0902. 

*[U]21. The applicant and the applicant's heirs, successors, and/or assignees shall 
provide adequate, private recreational facilities on-site in accordance with 
the standards outlined in the Park and Recreation Facilities Guidelines. 

The proposed private recreational facilities have been reviewed and are found to be adequate in 
accordance with previous approvals and the Park and Recreation Facilities Guidelines. 

The private recreational facilities shall be reviewed by the Urban Design 
Section of the Development Review Division (DRD), M-NCPPC for 
adequacy, conformance to the Park and Recreation Facilities Guidelines and 
appropriateness of location during the specific design plan review. 

The proposed private recreational facilities have been reviewed and are found to be adequate and 
properly sited in accordance with previous approvals and the Park and Recreation Facilities 
Guidelines. 
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*[M]24. Include the following phasing for the on-site private recreational 
facilities within the CDP text and plan: 

CDP-0902 - PHASING OF AMENITIES 

FACILITY BOND FINISH CONSTRUCTION 

7,S00 sq. ft. multiage -RMl 
Prior to the issuance of any residential Complete by 200th overall* 

unit permit residential unit permit 

7,S00 sq. ft. multiage - RM3 
Prior to the issuance of any residential Complete by 4S0th overall 

unit permit within RM3 residential unit permit 

20,000 sq. ft. Open play area - RM 4 
Prior to the issuance of any residential Complete by 600th overall 

unit permit within RM4 residential unit permit 
Min. 4,200-square-foot Prior to the issuance of S00th overall* Complete by 7S0th overall 

Community building and residential unit permit residential unit permit 
2S-meter swimmine: pool - RM2 

2,S00 sq. ft. tot-lot - RM2 
Prior to the issuance of S00th overall Complete by 7S0th overall 

residential unit permit residential unit permit 

S,000 sq. ft. per teen - RM2 
Prior to the issuance ol S00th overall Complete by 750th overall 

residential unit permit residential unit permit 

7,S00 sq. ft. multiage -RMS 
Prior to the issuance of any residential Complete by 1,000th overall 

unit permit with RMS residential unit permit 
Timothy Branch Stream 

Prior to the issuance of any residential Complete with adjacent 
Valley Trail1 (approx. S,600 L.F.) 

or other recreational trail 
unit permit for the adjacent pod pod Development 

It is occasionally necessary to adjust the precise timing of the construction of recreational facilities as more details concerning 
grading and construction details become available. Phasing of the recreational facilities may be adjusted by written 
permission of the Planning Board or its designee under certain circumstances, such as the need to modify construction 
sequence due to exact location of sediment ponds or utilities, or other engineering necessary. The number of permits allowed 
to be released prior to construction of any given facility shall not be increased by more than 25 percent, and an adequate 
number of permits shall be withheld to assure completion ofall of the facilities prior to completion of all the dwelling units. 

* "Overall" means CDP-0901 (LAC Zone) and CDP-0902 (RM Zone) 
1 Unless the District Council amends the Basic Plan condition requiring the same 

The subject SDP includes development within RMI and RM2 as listed in this condition. Within 
RM-1 portion, SDP proposes an approximately 7,700-square-foot multiage playground in 
conformance with this condition. Within the RM-2 portion, SDP proposes a 4,20O-square-foot 
community building with a 25-meter swimming pool, as well as an approximately 
2, 700-square-foot tot-lot and an approximately 5,200-square-foot pre-teen playground in 
conformance with this condition. The portions of the Timothy Branch Stream Valley Trail 
adjacent to these pods are also shown as required. The timing for bonds and completion of 
construction from this condition remains valid and will be enforced at the time of permitting. 

The developer and his heirs, successors, and/or assignees shall satisfy 
the Planning Board that there are adequate provisions to assure 
retention and future maintenance of the proposed private recreational 
facilities. 
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All facilities are located on property that is to be owned and maintained by a future 
homeowners association. 

*[34)27. Provide an eight-foot-wide, concrete hiker/biker trail on the east side of 
Mattawoman Drive (A-63) along the subject site's entire frontage 
between Brandywine Road and the southern property line in 
accordance with DPW&T standards for a concrete hiker/biker trail 
within an urban right-of-way (DPW&T Standard 100.18). The 
hiker/biker trail shall be connected to the Timothy Branch trail, if 
required, via an alternate configuration (DPW &T Standard 100.06) to 
accommodate two five-foot-wide bike lanes within the travel lanes of 
the primary street located between the commercial and residential 
development, with directional signage to the Timothy Branch trail. A 
five-foot-wide sidewalk shall also be provided on the west side of 
Mattawoman Drive. All hiker/biker trail locations, materials, signs, 
and other details shall be shown on the applicable specific design plan. 
Both the hiker/biker trail and the sidewalk shall be provided within the 
public right-of-way. 

The plans reflect the necessary sidepath along the site's entire frontage of Mattawoman 
Drive. Internal sidewalks are shown at appropriate locations on-site. 

At the time of SOP, the plans shall identify the location of median 
refuge islands along the entire length of Mattawoman Drive per 
DPW&T standards and with AASHTO guidance. The exact locations 
and details and specifications will be determined at the time of SOP. 

The median is included on the SDP as previously approved. 

*[36)29. Provide four-foot-wide sidewalks along both sides of all internal 
residential roads (excluding alleys). 

Sidewalks are shown at all appropriate locations. An extensive network of trails supplements 
the sidewalk network. 

*[38)31. 

Indicate on the specific design plan the width of all of the on-road and 
off-road bikeways, sidewalks, and trails. 

At the time of specific design plan review, provide cross section details 
of the proposed sidewalks, on-road bike lanes, shared-use roads, and 
trails per SHA and DPW&T standards where applicable. 
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A cross section is provided for the equestrian portion of the trail. An additional cross section or 
revised overall cross section is also needed for the paved portion of the trail. The cross section 
should reflect both the paved (hiker/biker) and unpaved (equestrian) elements of the trail along 
Timothy Branch. 

*[39]32. Trails shall be shown no less than 20 feet from all private residential lot lines 
and/or 25 feet from all residential dwellings, excluding where trails connect 
with the internal road network, unless environmental constraints/impacts 
exist that make this impractical. The final trail location shall be reviewed at 
the time of SOP. 

The trail alignment meets this condition, except for locations where the trail connects to an 
internal road. 

*[4G]33. Provide a master plan hiker/biker/equestrian trail (the Timothy Branch 
trail) along the subject site's entire segment of the Timothy Branch stream 
valley, unless the District Council amends the Basic Plan condition requiring 
the same. 

The location and alignment of the stream valley trail, within the proposed homeowner' s 
association property, is acceptable as shown. 

*[41]34. Any trail connectors on homeowners' association land to the Timothy 
Branch trail, if required, shall be six feet wide and asphalt. 

Proposed trail connectors on homeowners association property are shown as six feet wide and 
asphalt. 

*[41-)35. Provide details of the way finding and trail signage in accordance with 
AASHTO guidance at the time of specific design plan review including 
the location of signage. This signage can be tailored to the development 
and provide way finding to the commercial areas or nearby 
destinations. At a minimum, way-finding signage should indicate the 
direction of the Brandywine Area Community Park to the north of the 
subject site and the Rose Creek Connector trail to the south of the site. 

The submitted SDP does not provide signage for way finding and trails. The Planning Board 
believed that signage to the community park may not be appropriate at this time as the park has not 
yet been constructed and signage to the Rose Creek Trail may not be appropriate until pedestrian 
accommodations have been provided at the intersection of US 301. Therefore, the Planning Board 
decided to address trail signage in future SDPs, as the development on this property and the 
surroundings are more fully implemented. 
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*[4J]36. Show bicycle parking spaces on the specific design plan at the 
recreational facilities and in the community buildings. These spaces 
should be located near the front entrances to the buildings and have 
access to bikeway and trail facilities. 

No commercial buildings are proposed in this phase of development and bicycle parking is 
provided at all active recreational facilities proposed in this phase of development. 

*[4S)38. The applicant and/or the applicant's heirs, successors, or assignees shall 
provide the following transportation improvements as proffered in the 
July 2009 traffic impact study. 

a. A third northbound through land along US 301 through the MD 381 
and the Mattawoman Drive intersections, beginning approximately 
1,000 feet south of MD 381 and continuing approximately 2,500 feet 
north of MD 381. The elimination of left turns at the US 301/MD 381 
intersection coincident with the construction of a northbound 
left-turn lane along US 301 at Mattawoman Drive shall be 
constructed by the applicant if required by SHA. 

b. A northbound left-turn land along US 301 at Mattawoman Drive, 
subject to SHA approval. 

c. The signalization of the MD 381/Mattawoman Drive 
intersection, along with the addition of a westbound left-turn 
lane along MD 381 at Mattawoman Drive. 

d. The extension of Mattawoman Drive south of the subject 
property to connect to Matapeake Business Drive. 

The applicant submitted a phasing plan for the transportation improvements that includes the 
following discussion: 

The improvements in parts (a), (b), and (d) will be constructed subject to the timing of 
Brandywine Road Club fees, and based on the wording of Condition 20, states that these 
items will only be constructed when sufficient funding is available for engineering, design, 
and construction of said improvements. 

The improvements in part (c) are subject to warrants being met at the MD 381/ 
Mattawoman Drive intersection. The Maryland State Highway Administration has 
determined that a new traffic signal warrant analysis should be conducted prior to issuance 
of the 325th building permit or upon full funding and permitting of the full Mattawoman 
Drive connection from Brandywine Road to Matapeake Business Drive, so the State can 
determine if the warrants are satisfied and decide on when the traffic signal should be 
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installed. This language, requiring a revised traffic signal warrant study, shall be duly 
considered as a finding for consideration in subsequent SDPs when the 325th building 
threshold will be met or when the roadway connection is funded and permitted. 

*[46]39. The applicant and/or the applicant's heirs, successors, or assignees 
shall contribute toward and participate in the construction of certain 
additional off-site transportation improvements as identified 
hereinafter. These improvements shall be funded and constructed 
through the formation of a road club that will include the applicant, 
the Montgomery Ward's Brandywine ,Distribution Center, the 
Brandywine Commerce Center, the Mattawoman-Brandywine 
Commerce Center, the Brandywine Business Park, the 
Brandywine/301 Industrial Park, the Hampton CDZ, and other 
property owners in the area designated as Employment Area "C" in 
the Subregion V Master Plan, as well as any properties along US 
301/MD 5 between T.B. (the intersection of US 301 and MD Sin Prince 
George's County) and Mattawoman Creek, and any other properties 
for which participation is deemed necessary by the Planning Board. 
For development on the subject property, the applicant's sole funding 
responsibility toward the construction of these off-site transportation 
improvements shall be the payment of the following: 

For commercial buildings, a fee calculated as $1.41 per gross 
square foot of space X (Engineering News-Record Highway 
Construction Cost index at time of payment) / (Engineering 
News-Record Highway Construction Cost Index for first 
quarter, 1993). 

For each single-family detached unit, a fee calculated as $1,306 x 
(Engineering News-Record Highway Construction Cost Index at 
time of payment) / (Engineering News-Record Highway 
Construction Cost Index for first quarter, 1993). 

For each townhouse, duplex, two over two unit, a fee calculated as 
$1,187 x (Engineering News-Record Highway Construction Cost 
Index at time of payment) / (Engineering News-Record Highway 
Construction Cost Index for first quarter, 1993). 

For each multi-family unit, a fee calculated as $886 x (Engineering 
News-Record Highway Construction Cost Index at time of payment) 
/ (Engineering News-Record Highway Construction Cost Index for 
first quarter, 1993). 
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Payment is to be made in trust to the road club escrow agent and shall 
be due, on a pro rata basis, at the time of issuance of building permits. 
Prior to issuance of any building permit(s), the applicant shall provide 
written evidence to M-NCPPC that the required payment has been 
made. 

The off-site transportation improvements to be constructed are set 
forth below. Construction of these improvements shall occur in the 
numerical sequence in which they appear. Each improvement shall be 
constructed if and only if sufficient funds for engineering, full design, 
and construction have been deposited into the road club escrow 
account by road club members or said funds have been provided by 
public agencies. The off-site transportation improvements shall 
include: 

a. Widen US 301/MD 5 from a four-lane road to a six-lane road 
beginning at Timothy Branch (north of Cedarville Road) and 
extending northerly to the US 301/MD 5 interchange (at T.B.). 
The construction shall be in accordance with presently 
approved SHA plans. 

b. Install a traffic signal at the A-63/Cedarville Road intersection, 
provided said signal is deemed warranted by DPW&T. 

c. Make minor widening/striping improvements to the US 301/ 
MD 5 interchange ramps. 

d. Widen US 301 from a four-lane road to a six-lane road 
beginning at the T.B. interchange (US 301/MD 5) and 
extending northerly to a point approximately 2,500 feet north 
of MD 381. 

e. Reconstruct the traffic signal at US 301/MD 381. 

f. Install a traffic signal at the MD 381/A-63 intersection, 
provided said signal is deemed warranted by DPW &T and 
SHA. 

g. Provide a grade separation at the point the spine road crosses 
US 301 northeast ofT.B. 

h. Reconstruct the traffic signal at MD 5/Brandywine Road. 
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i. Construction of an interchange around US 301/MD 5 and 
Cedarville/McKendree Roads. 

j. Construction of an interchange around MD 5 and A-63 north 
ofT.B. 

k. Construction of A-63 as a six-lane arterial roadway (where off 
site) between the US 301/MD 5/Cedarville Rd./McKendree Rd. 
intersection and MD 5 north ofT.B. 

I. Widen US 301/MD 5 from a six-lane road to an eight-lane road 
beginning at the T.B. interchange (US 301/MD 5) and 
extending southerly to Mattawoman Creek. 

m. Widen MD 5 from a four-lane road to a six-lane road 
hPginning ~t thP TR intPrc-h~ngP (TTS :\01 /MD ~) :rnrl 

extending northerly to a point approximately 2,500 feet north 
of the planned intersection with A-63. 

This condition requires payment to the Brandywine Road Club. This project's participation in the 
Brandywine Road Club was further confirmed by the recent adoption of County Council 
Resolution CR-9-2017, and that resolution elevated the construction ofMattawoman Drive 
through the subject property to the top of the priority list. Pro-rata payments shall be required in 
accordance with this condition at the time of each building permit. 

*[48)41. At the time of SOP review, the applicant may redesign Residential 
Module 3 to reduce the block perimeter and to increase the pedestrian 
and vehicular circulation. The housing types within and around these 
blocks should be reconsidered to facilitate rear loading townhouses. 

The subject SDP proposes development only within Residential Modules 1 and 2. 
Therefore, this condition is not applicable to this SDP. 

*[49)42. At the time of SOP review, the applicant may redesign Residential 
Module 5 to reconfigure the multifamily units to provide a central 
recreation or open space. 

The subject SDP proposes development only within Residential Modules 1 and 2. Therefore, this 
condition is not applicable to this SDP. 
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10. Preliminary Plan of Subdivision 4-09003: The relevant Preliminary Plan of Subdivision, 
4-09003, was originally approved by the Planning Board on October 28, 2010. Subsequently, the 
applicant requested a reconsideration, which the Planning Board heard and approved the PPS on 
April 5, 2012 (PGCPB Resolution No. 10-117(A/1)), subject to 32 conditions. The following 
conditions warrant discussion in relation to the subject SDP: 

3. Prior to approval of the SOP, the preliminary plan and TCPl shall relocate all 
townhouse lots adjacent to US 301/MO 5 outside of the 75 dBA Ldn unmitigated 
noise contour. This may result in the loss of lots if they cannot be appropriately 
relocated. 

The SDP and TCPII do not show the delineation of unmitigated 75 dBA Ldn noise contours 
related to US 301/MD 5 or Mattawoman Drive necessary to evaluate conformance with this 
condition. Based on a review of the location of the unmitigated 7 5 dB A Ldn contour on the 
approved TCPI, no lots are proposed along US 301/MD5 for this application. Lots are proposed 
along Mattawoman Drive; however, the location of the 75 dBA Ldn is not visible on the approved 
TCPI, and not shown on neither TCPII nor SDP. Therefore, a condition has been included in this 
resolution requiring the delineation of the contour on the TCPII and SDP. 

6. Prior to approval of the first SOP, a proposed stream and/or wetland mitigation 
plan shall be required if the total stream impacts on the final TCPl associated with 
the preliminary plan total 200 or more linear feet of stream beds or one-half acre of 
wetlands and their buffers. If this occurs, the first SOP submission package shall 
include a stream and/or wetland mitigation plan in conformance with Part C of the 
Environmental Technical Manual. The method to be used to identify possible 
mitigation sites shall be as follows: the Stream Corridor Assessment database shall 
be researched by the applicant and a list of possible mitigation sites shall be 
identified first within the impacted stream system, and then if mitigation cannot be 
found in this system, mitigation shall be focused in the following areas, in the stated 
order of priority: within the drainage area, subwatershed, watershed, or river basin 
within Prince George's County. 

This condition has been addressed as discussed in the finding relative to Condition 11 of 
Comprehensive Design Plan CDP-0902. The SDP and TCPII under review do not show the 
location of the mitigation area on-site, which will need to be compared with the final storm water 
technical approval. Therefore, a condition has been included in this resolution requiring the 
delineation of the nontidal wetland mitigation easement and addition of appropriate notes to the 
plan. 

7. At the time of the first SOP submittal, the submission package shall include a 
proposed site development for stormwater management that details how the new 
stormwater management requirements will be met regarding the provision of 
environmental site design techniques, to the fullest extent practicable, unless other 
storm water management design approvals and/or waivers are granted by OPW &T. 
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The Specific Design Plan SDP-1304 approval for infrastructure, including stormwater 
management, addressed this condition. 

8. Prior to signature approval of any Type 2 tree conservation plan which proposes to 
credit, as woodland conservation, planting occurring with a stormwater 
management easement, an approved site development stormwater management plan 
shall be submitted to the Planning Department which indicates that the planting 
areas proposed have been approved by DPW&T regarding the location, size, and 
plant stocking proposed. 

This condition is addressed in the finding under discussion of Condition 14 of CDP-0902. 

9. A Phase II noise study shall be submitted for review with each SDP for residential 
uses. The Phase II noise study shall address how noise has been mitigated to 65 dBA 
Ldn exterior and 45dRA Ldn interior for residential units throughout the site. 

10. The appropriate SDP shall show noise mitigation measures for the single-family 
detached lots impacted by noise levels of 65 dBA Ldn or greater along Mattawoman 
Drive. Mitigation for outdoor activity areas, as defined by the SDP, may include 
fencing or walls necessary to reduce the noise levels in the outdoor activity areas to 
65 dBA Ldn or less. 

A Phase II noise study was submitted for review with this SDP. It identified one single-family 
detached lot (Lot 28, Block D) which requires mitigation for transportation noise related to 
Mattawan Drive. This is addressed in the submitted Phase II noise study submitted with the current 
application is discussed further in Finding 15(i) below. 

11. Applications for building permits for lots and structures identified on the SDP 
requiring noise mitigation measures shall contain a certification, to be submitted to 
M-NCPPC, prepared by a professional engineer with competency in acoustical 
analysis using the certification template. The certification shall state that the interior 
noise levels have been reduced through the proposed building materials to 45 dBA 
Ldn or less for residential units. 

A condition has been included in this resolution requiring the provision of this information prior to 
issuance of building permits for impacted lots. 

t[U]14. The applicant and the applicant's heirs, successors, and/or assignees shall 
provide adequate, private on-site recreational facilities in accordance with 
the standards outlined in the Parks and Recreation Facilities Guidelines. The 
private recreational facilities shall be reviewed by M-NCPPC for adequacy 
and proper siting at the time of specific design plan. 
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The proposed private recreational facilities have been reviewed and are found to be adequate and 
properly sited in accordance with previous approvals and the Park and Recreation Facilities 
Guidelines. 

The applicant shall submit to DRD a performance bond, letter of credit, or 
other suitable financial guarantee for the construction of private recreational 
facilities in an amount to be determined by ORD, in accordance with the 
timing established in each SDP. 

The timing for construction of the private recreational facilities was determined with the approved 
CDPs and has been carried forward as part of this SDP approval. 

In conformance with the 2009 Approved Countywide Master Plan of 
Transportation and the Approved Subregion 5 Master Plan and Sectional Map 
Amendment, the applicant and the applicant's heirs, successors, and/or 
assignees shall provide the following: 

a. An eight-foot-wide sidewalk or sidepath along the subject site's entire 
frontage of Brandywine Road, unless modified by SHA. 

Brandywine Road is beyond the limits of the current phase of development. 
Improvements along the road are addressed via previous approvals and will be 
covered under the future SDP for that portion of the site. 

b. Pedestrian routes between commercial buildings and from parking 
areas to commercial buildings will be evaluated in more detailed at 
the time of SOP. 

No commercial buildings are proposed in this phase of development. 

c. An eight-foot-wide sidewalk or sidepath along the subject site's entire 
frontage of the east side of Mattawoman Drive (including the 
Matapeake Business Drive extension), unless modified by DPW&T. 

d. A five-foot-wide sidewalk along the subject site's frontage of the 
entire west side of Mattawoman Drive (including the Matapeake 
Business Drive extension), unless modified by DPW&T. 

e. Medians and/or pedestrian refuges shall be indicated along 
Mattawoman Drive at the time of SOP, unless modified by DPW&T. 

The plans reflect the necessary sidepath, sidewalk and medians along 
Mattawoman Drive, in conformance with these conditions and previous approvals. 
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f. Standard sidewalks along both sides of all internal residential roads 
excluding alleys, unless modified by DPW&T. 

Sidewalks are shown at all appropriate locations on-site. An extensive network of 
trails supplements the sidewalk network. 

g. The location, width, and surface treatment shall be indicated for all 
bikeways, sidewalks, and trails at the time of SDP. 

h. Sidewalk, sidepath, and trail cross sections and details shall be 
provided at the time of SDP, consistent with current DPW &T and 
DPR standards and guidelines. 

A cross section is provided for the equestrian portion of the trail. An additional 
cross section or revised overall cross section is also needed for the paved portion 
of the trail. The cross section should reflect both the paved (hiker/biker) and 
unpaved (equestrian) elements of the trail along Timothy Branch. 

i. The eight-foot-wide master plan trail along the Timothy Branch 
stream valley at the location agreed to by the applicant, DRD, and 
the trails coordinator. This trail will utilize existing subdivision roads 
where necessary to avoid environmental impacts and running 
immediately behind residential lots. 

The location and alignment of the stream valley trail, within proposed 
homeowners association property, is acceptable as shown. 

j. Bicycle parking shall be shown at all commercial buildings and 
active recreational facilities at the time of SDP. The number and 
location of bicycle parking spaces shall be determined at that time. 

No commercial buildings are proposed in this phase of development and bicycle 
parking is provided at all active recreational facilities proposed in this phase of 
development. 

k. Sidewalk and sidepath construction shall be provided concurrently 
with road construction. Construction of the Timothy Branch trail 
shall be in phase with the development of adjacent residential 
development. 

Construction timing will be enforced at the time of permitting. 

I. The need for additional facilities and amenities for pedestrians at 
transit stops will be evaluated at the time of SDP. 
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t[U)19. 

No bus stops are currently located on or adjacent to the subject site. Future transit 
improvements may be appropriate on-site if the planned light rail/bus rapid transit 
is implemented in the corridor. 

The applicant shall develop and submit a phasing plan for the following 
improvements at the time of the initial specific design plan involving 
development within the subject property, and also shall submit any needed 
warrant studies related to condition c at this time. A status report for these 
improvements shall be submitted with each specific design plan within the 
property, with the transportation staff recommendation to be based upon a 
comparison of the status with the phasing plan. The staging of conditions a, 
b, and d shall be related to the timing of collection of Road Club fees 
(pursuant to Condition 27). Condition c would be implemented when the 
signal is deemed to be warranted and required by SHA. 

a. A third northbound through lane along US 301 through the MD 381 
and the Mattawoman Drive intersections, beginning approximately 
1,000 feet south of MD 381 and continuing approximately 2,500 feet 
north of MD 381. The elimination of left turns at the US 301/MD 381 
intersection coincident with the construction of a northbound left
turn lane along US 301 at Mattawoman Drive shall be constructed by 
the applicant if required by SHA. 

b. A northbound left-turn lane along US 301 at Mattawoman Drive, 
subject to SHA approval. 

c. The signalization of the MD 381/Mattawoman Drive intersection, 
along with the addition of a westbound left-turn lane along MD 381 
at Mattawoman Drive. 

d. The extension ofMattawoman Drive south of the subject property to 
connect to Matapeake Business Drive. 

The applicant has submitted a phasing plan for the transportation improvements that includes the 
following discussion: 

The improvements in parts (a), (b), and (d) will be constructed subject to the timing of Brandywine 
Road Club fees, and based on the wording of Condition 20 below that these items will only be 
constructed when sufficient funding is available for engineering, design, and construction of said 
improvements. 
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The improvements in part (c) are subject to warrants being met at the MD 381/ Mattawoman Drive 
intersection. The Maryland State Highway Administration has determined that a new traffic signal 
warrant analysis should be conducted prior to issuance of the 325th building permit or upon full 
funding and permitting of the full Mattawoman Drive connection from Brandywine Road to 
Matapeake Business Drive, so the State can determine if the warrants are satisfied and decide on 
when the traffic signal should be installed. This language, requiring a revised traffic signal warrant 
study, should be duly considered as a finding for consideration in subsequent SDPs when the 
325th building threshold will be met or when the roadway connection is funded and permitted. 

The applicant and the applicant's heirs, successors, or assignees shall 
contribute toward and participate in the construction of certain additional 
off-site transportation improvements as identified hereinafter. These 
improvements shall be funded and constructed through the formation of a 
road club that will include the applicant, the Montgomery Ward 
Brandywine Distribution Center, the Brandywine Commerce Center, the 
Mattawoman-Brandywine Commerce Center, the Brandywine Business 
Park, the Brandywine/301 Industrial Park, the Hampton CDZ, and other 
property owners in the area designated as Employment Area "C" in the 
Subregion V Master Plan, as well as any properties along US 301/MD 5 
between T.B. (the intersection of US 301 and MD 5 in Prince George's 
County) and Mattawoman Creek, and any other properties for which 
participation is deemed necessary by the Planning Board. For development 
on the subject property, the applicant's sole funding responsibility toward 
construction of these off-site transportation improvements shall be payment 
of the following: 

For each non-residential unit, a fee calculated as $1.41 per gross square foot 
of space X (Engineering News-Record Highway Construction Cost index at 
time of payment)/ (Engineering News-Record Highway Construction Cost 
Index for first quarter, 1993). 

For each single-family unit, a fee calculated as $1,306 X (Engineering 
News-Record Highway Construction Cost index at time of payment) / 
(Engineering News-Record Highway Construction Cost Index for first 
quarter, 1993). 

For each townhouse, duplex, or two-family attached (two-over-two) unit, a 
fee calculated as $1,187 X (Engineering News-Record Highway Construction 
Cost index at time of payment) / (Engineering News-Record Highway 
Construction Cost Index for first quarter, 1993). 
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For each multifamily unit, a fee calculated as $886 X (Engineering 
News-Record Highway Construction Cost index at time of payment)/ 
(Engineering News-Record Highway Construction Cost Index for first 
quarter, 1993). 

Payment is to be made in trust to the road club escrow agent and shall be 
due, on a pro rata basis, at the time of the issuance of building permits. Prior 
to the issuance of any building permit(s), the applicant shall provide written 
evidence to M-NCPPC that the required payment has been made. 

The off-site transportation improvements to be constructed are set forth 
below. Construction ofthf:se improvements shall occur in the numerical 
sequence in which they appear. Each improvement shall be constructed if 
and only if sufficient funds for engineering, full design, and construction 
have been deposited into the road club escrow account by road club 
members or said funds have been provided by public agencies. The off-site 
transportation improvements shall include: 

a. Widening US 301/MD 5 from a four-lane road to a six-lane road 
beginning at Timothy Branch (north of Cedarville Road) and 
extending northerly to the US 301/MD 5 interchange (at T.B.). The 
construction shall be in accordance with presently approved SHA 
plans. 

b. Installing a traffic signal at the A-63/Cedarville Road intersection, 
provided said signal is deemed warranted by DPW&T. 

c. Making minor widening/striping improvements to the US 301/MD 5 
interchange ramps. 

d. Widening US 301 from a four-lane road to a six-lane road beginning 
at the T.B. interchange (US 301/MD 5) and extending northerly to a 
point approximately 2,500 feet north of MD 381. 

e. Reconstructing the traffic signal at US 301/MD 381. 

f. Installing a traffic signal at the MD 381/A-63 intersection, provided 
said signal is deemed warranted by DPW&T and SHA. 

g. Providing a grade separation at the point the spine road crosses 
US 301 northeast of T.B. 

h. Reconstructing the traffic signal at MD 5/Brandywine Road. 
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i. Construction of an interchange around US 301/MD 5 and 
Cedarville/McKendree Roads. 

j. Construction of an interchange around MD 5 and A-63, north of 
T.B. 

k. Construction of A-63 as a six-lane arterial roadway (where off-site) 
between the US 301/MD 5/Cedarville Rd./McKendree Road 
intersection and MD 5 north ofT.B. 

I. Widening US 301/MD 5 from a six-lane road to an eight-lane road 
beginning at the T.B. interchange (US 301/MD 5) and extending 
southerly to Mattawoman Creek. 

m. Widen MD 5 from a four-lane road to a six-lane road beginning at 
the T.R interrhange (US 301/MD ~) and extending northerly to a 
point approximately 2,500 feet north of the planned intersection with 
A-63. 

This condition requires payment to the Brandywine Road Club. This project's participation in the 
Brandywine Road Club was further confirmed by the recent adoption of County Council 
Resolution CR-9-2017, and that resolution elevated the construction ofMattawoman Drive 
through the subject property to the top of the priority list. Pro-rata payments should be required in 
accordance with this condition at the time of each building permit. 

t[~]21. Total development of the overall site shall be limited to uses that would 
generate no more than 1,269 AM and 1,775 PM peak-hour vehicle trips. Any 
development generating an impact greater than that identified herein above 
shall require a new preliminary plan of subdivision with a new 
determination of the adequacy of transportation facilities. 

This condition sets an overall trip cap for the entire Villages at Timothy Branch ( covered by 
CDP-0901 and CDP-0902). The trip cap was based, in part, on 1,200 residences. A table is 
provided in the finding below regarding trip generation; nevertheless, the current plan complies 
with this condition. 

t[30]22. All appropriate specific design plans shall limit access to A-63 as follows: 

a. Any public or private streets shown on the approved preliminary 
plan. 

b. A maximum of two driveways within the L-A-C-zoned portion of the 
site to serve the commercial development. 
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c. A maximum of two driveways within the R-M-zoned portion of the 
site to serve Residential Module 5. 

The A-63 facility is Mattawoman Drive and the access points shown on the SDP are in 
conformance with this condition. 

Prior to the approval of the first specific design plan, the applicant and the 
applicant's heirs, successors, and/or assignees shall provide a final report 
detailing the Phase II investigations and ensure that all artifacts are curated 
in accordance with the Guidelines for Archeological Review. 

The applicant submitted four copies of the final report on June 17, 2010 and the reports were 
accepted by the Historic Preservation Section on July 20, 2010. The applicant provided 
documentation that the artifacts have been curated at the Maryland Archaeological Conservation 
Lab in November 2011. This condition has been satisfied. 

Prior to the approval of the first specific design plan, the applicant and the 
applicant's heirs, successors, and/or assignees shall provide a plan for any 
interpretive signage to be erected and public outreach measures (based on 
the findings of the Phase I and Phase II 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 SDP shall include the timing for the 
installation of the signage and the implementation of public outreach 
measures. 

In 2014, the applicant submitted a plan for two interpretive signs discussing the prehistoric and 
historic occupation of the subject property. The wording of the signage was reviewed and 
approved by the Historic Preservation Section. The applicant proposes to place the interpretive 
signage in the lobby of the clubhouse. This is an appropriate location of the signage, as this will be 
a place within the development that will be frequently visited by both the residents and guests. The 
interpretive signage should be installed prior to issuance of the use and occupancy permit for the 
clubhouse. 

t[34]26. The applicant and the applicant's heirs, successors, and/or assignees shall 
coordinate all Section 106 review with the Historic Preservation Section 
(M-NCPPC), federal agencies, and the Maryland Historical Trust. The 
National Historic Preservation Act Section 106 requires federal agencies to 
take into account the effects of the development on historic resources, to 
include archeological sites. 

The applicant should continue to coordinate with the Historic Preservation Section on any 
archeological review required by the State and federal agencies. 
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t[J5)27. All conditions of approval of Basic Plan A-9988-C shall remain in full force 
and effect. 

Review of applicable basic plan conditions of approval is discussed in Finding 7 above. The 
Planning Board determined that the SDP is in conformance with the basic plan. 

For each individual specific design plan, the applicant shall provide an 
inventory of the existing quantities of uses (if any) in the development, 
expressed in cumulative square footage or number of the varying types of 
residential units and information as to the exact square footage/number of 
units and types proposed, so that conformance with the overall approved 
land uses can be evaluated. Each plan of development shall also contain 
information demonstrating conformance to the density increment analysis 
completed in association with CDP-0901 and CDP-0902. 

The suhmitted SDP provides tracking charts and notes with an inventory of total proposed 
development in this phase. 

t[38]30. An automatic fire suppression system shall be provided in all new buildings 
proposed in this subdivision, unless the Prince George's County Fire/EMS 
Department determines that an alternative method of fire suppression is 
appropriate. 

This requirement shall be noted on the architectural sheet set. 

t[4Q)32. Prior to the approval of any SOP for the Villages of Timothy Branch 
development, the applicant and the applicant's heirs, successors, and/or 
assignees shall work with Historic Preservation staff to develop names for 
the subdivision streets that reflect the history of the property, the adjacent 
Brandywine community, and its associated families. 

The applicant has worked with the Historic Preservation Section as required, and the proposed 
street names generally reflect the history of the property, the adjacent Brandywine community, and 
its associated families. 

11. Specific Design Plan SDP-1304: Specific Design Plan SDP-1304 for infrastructure only, 
including rough grading, construction of a stormwater management pond, and dedication and 
construction ofMattawoman Drive, was approved by the Planning Board on October 23, 2014 
(PGCPB Resolution No. 14-116), subject to three conditions. None of those conditions are 
applicable to this SDP. 

12. Prince George's County Landscape Manual: Per Section 27-528(a)(l) of the Zoning 
Ordinance, a SDP must conform to the applicable standards of the 2010 Prince George's County 
Landscape Manual (Landscape Manual). The proposed residential units in the R-M Zone are 
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subject to Section 4.1, Residential Requirements; Section 4.2, Requirements for Landscape Strips 
Along Streets; Section 4.3, Parking Lot Requirements; Section 4.6, Buffering Development From 
Streets; Section 4. 7, Buffering Incompatible Uses; Section 4.9, Sustainable Landscaping 
Requirements, and Section 4.10, Street Trees Along Private Streets, of the Landscape Manual. 

a. Section 4.1, Residential Requirements-Section 4.1 requires a certain number of plants 
for different types of residential lots. The submitted SDP provides the correct schedules 
showing the requirements being met for all the residential lots. 

b. Section 4.2, Requirements for Landscape Strips Along Streets-About the subject 
application, Section 4.2 requires a landscape strip where a parking lot abuts public street, 
such as those around the clubhouse. The submitted SDP provides the correct schedule 
showing the requirements being met. 

c. Section 4.3, Parking Lot Requirements-Section 4.3 requires a percentage of the 
parking lots that are over 7,000 square feet in size to provide interior planting area. This 
occurs in one area of visitor parking within Block 'C' and in the two parking compounds 
adjacent to the clubhouse. The submitted SDP provides the correct schedule showing the 
requirements being met. 

d. Section 4.6, Buffering Development from Streets-Section 4.6 requires that, when rear 
yards of single-family detached or attached dwellings are oriented toward a street, a buffer 
area should be provided between the yard and the street. On the subject application, which 
includes multiple single-family detached lots with rear yards fronting on a street. 
Appropriate landscape schedules are provided on the plan. However, no schedules were 
provided for the affected townhouse lots within Block 'E.' Therefore, a condition 
requiring this revision has been included in this resolution. 

e. Section 4.7, Buffering Incompatible Uses-The subject application requires a buffer 
along the property line around the eastern edge of the larger Timothy Branch property. 
The landscape plan provides the correct schedules showing the requirements being met as 
the existing stream valley provides for the setback and buffer requirements along that 
edge. 

f. Section 4.9, Sustainable Landscaping Requirements-Section 4.9 requires that a 
certain percentage of plants within each plant type (including shade trees, ornamental 
trees, evergreen trees, and shrubs) be native species (or the cultivars of native species). 
The minimum percentage of plants of each plant type required to be native species and/or 
cultivars is specified below: 

Shade trees 50 percent 
Ornamental trees 50 percent 
Evergreen trees 30 percent 

Shrubs 3 0 percent 
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The landscape plan provides 59 percent native shade trees, 100 percent native ornamental 
trees, 7 5 percent native evergreen trees, and 72 percent native shrubs, and therefore, meets 
the above requirements. 

g. Section 4.10, Street Trees Along Private Streets-Section 4.10 provides specifications 
for the planting of street trees along private streets, which apply to the townhouse portions 
of the subject development. The submitted landscape plan provides the required schedules 
showing some of the requirements of this section not being met. The applicant filed a 
request for Alternative Compliance, AC-17007, from the requirements of Section 4.10, 
Street Trees Along Private Streets, as follows: 

The applicant has filed this request for Alternative Compliance from Section 4.10, Street 
Trees Along Private Streets, to allow an alternative configuration from the requirement in 
Section 4.10( c )(1) that states that "Street Trees shall be located in a space not less than 
five (:'i) feet wide hetween the street curh or edge of planting and the sidewalk." Instead, 
the applicant requests to use an alternate sidewalk and green space configuration along the 
proposed private streets serving the townhouses within the site that would place the 
sidewalk along the street curb and the green space behind the sidewalk. 

REQUIRED: 4.10 Street Trees Along Private Streets, along Graham Patrick A venue 

Length of street frontage 
Street trees (1 per 35 linear feet) 

381 feet 

12 

PROVIDED: 4. 10 Street Trees Along Private Streets, along Graham Patrick A venue 

Length of street frontage 

Street trees (1 per 35 linear feet) 

381 feet 
14 

REQUIRED: 4.10 Street Trees Along Private Streets, along Grace Kellen Avenue 

Length of street frontage 
Street trees (1 per 35 linear feet) 

488 feet 

15 

PROVIDED: 4. 10 Street Trees Along Private Streets, along Grace Kellen A venue 

Length of street frontage 
Street trees (1 per 35 linear feet) 

488 feet 

22 
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REQUIRED: 4.10 Street Trees Along Private Streets, along Hunt's Farm Road 

Length of street frontage 

Street trees (1 per 35 linear feet) 

664 feet 

19 

PROVIDED: 4. 10 Street Trees Along Private Streets, along Hunt's Farm Road 

Length of street frontage 

Street trees (1 per 35 linear feet) 

664 feet 

27 

REQUIRED: 4.10 Street Trees Along Private Streets, along Lord Stirling Lane 

Length of street frontage 

Street trees (1 per 35 linear feet) 

176 feet 

6 

PROVIDED: 4. 10 Street Trees Along Private Streets, along Lord Stirling Lane 

Length of street frontage 

Street trees (1 per 35 linear feet) 

Total number of street trees provided for the entire Subdivision 

REQUIRED: 4.10 Street Trees Along Private Streets 
Length of street frontage 

Street trees (1 per 35 linear feet) 

PROVIDED: 4. 10 Street Trees Along Private Streets 

176 feet 

8 

1,709 feet 
52 

Length of street frontage 

Street trees (1 per 35 linear feet) 

1,709 feet 

71 

(136 percent of required amount) 

Justification of Recommendation 
The applicant is requesting Alternative Compliance from Section 4.10, Street Trees Along 
Private Streets, along all private roads on the site for the location of the proposed street 
trees. The 2010 Prince George's County Landscape Manual requires that street trees be 
located in a space not less than five feet in width between the curb and the sidewalk in 
order to subdivide the streetscape, increasing pedestrian comfort and, create sufficient 
room for canopy growth. In some areas of the site, the relocation of the sidewalk to the 
curb is due to a matter of simply not having enough space. In other areas, the site plan 
should be amended to relocate the sidewalk to provide for the required location for street 
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trees, where spacing permits for instance in areas where there are no driveways or 
on-street parking. The applicant is proposing to exceed the required number of street trees 
on the project overall by 36 percent. The Planning Director finds the proposed alternative 
compliance measures to be equally effective as normal compliance with Section 4.10 of 
the Landscape Manual Along Private Streets in Timothy Branch. 

The Planning Board approved Alternative Compliance for Section 4.10, along Graham 
Patrick Avenue, Grace Kellen Avenue, Hunt's Farm Road, and Lord Stirling Lane of the 
2010 Prince George's County Landscape Manual, for Timothy Branch, Specific Design 
Plan SDP 1701, subject to one condition, which has been included in this resolution. 

13. Prince George's County Woodland and Wildlife Habitat Conservation Ordinance: This site 
is subject to the provisions of the Woodland and Wildlife Habitat Conservation Ordinance (WCO) 
because the entire site has a previously approved Type I tree conservation plan and a portion of the 
site has an approved and implemented TCPII. Additionally, a revised TCPII prepared in 
accordance with the current woodland conservation requirements has been submitted with this 
application. 

a. Tree Conservation-The TCPII covers a 334.26-acre property that contains 175.35 acres 
of upland woodlands and 28.69 acres of wooded floodplain. The TCPII shows two phases 
of development. Phase 1 is 320 acres and Phase 2 is 13.63 acres. The current application 
is for the development of an area in Phase 1. No development is proposed in Phase 2 with 
this application, but clearing is proposed. Phase 1 includes the subject application area and 
proposes to clear 124.11 acres of upland woodlands and 1.00 acre of wooded floodplain. 
An additional 13. 64 acres of clearing is proposed in Phase 2 for future development. 

The woodland conservation threshold on this property is 53.77 acres. Based upon the 
proposed clearing, the woodland conservation requirement is 103.26 acres (89.42 in the 
Phase 1 and 13.84 in Phase 2). The plan proposes to meet the woodland conservation 
requirement in Phase 1 with 33.44 acres of on-site preservation, 44.22 acres of on-site 
afforestation/reforestation and 1. 73 acres of off-site credit being provided on the site. The 
worksheet proposes to meet the remainder of the requirement with off-site credits as part 
of Phase 2. 

Several revisions are required. The worksheet shows the clearing of 13. 84 acres of 
woodland in an area of 13.63 acres ofland. Woodland acreage cannot exceed land 
acreage. The worksheet needs to be revised to show the correct acreage and/or clearing. 
Type II Tree Conservation Plan TCPII-068-93-02 as submitted shows the overall area on 
the cover sheet, but does not include detail sheets for the overall area of the Timothy 
Branch development as previously approved. The TCPII must be revised to include detail 
sheets for the entire area of the development (Phase 1 and 2) because the woodland 
conservation requirement is distributed over the entire site. 
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The TCP II requires various technical revisions to meet the requirements of the applicable 
WCO that have been included as conditions in this resolution. 

b. Environmental Impacts-The site contains regulated environmental features. Nontidal 
wetlands, streams, and 100-year floodplains are found to occur on this property. These 
features and the associated buffers comprise the primary management area (PMA) in 
accordance with Section 24-101 (b )(22) of the Subdivision Regulations. A statement of 
justification for impacts to the PMA was reviewed with the associated PPS 4-09003. 

Eight proposed PMA impacts were evaluated with the PPS. All of the requested impacts 
were supported by the Environmental Planning Section as necessary for development, 
except for Impact 5 for construction of the noise berm along US 301 because the criteria 
for avoidance and minimization had not been met. The location of the berm was 
subsequently relocated to avoid all PMA impacts per PPS conditions of approval. The 
impacts approved were for the installation of sanitary sewer lines, construction of master 
planned roads, installation of stormwater management outfalls, and connection to a trunk 
sewer line. 

Impacts proposed to the regulated environmental features with the current SDP and TCPII 
are consistent with those proposed and approved with PPS 4-09003, and no additional 
impacts are proposed under the current application. 

14. Prince George's County Tree Canopy Coverage Ordinance: Subtitle 25, Division 3, the Tree 
Canopy Coverage Ordinance, requires a minimum percentage of tree canopy coverage (TCC) on 
projects that require a building or grading permit for 5,000 square feet or greater of gross floor 
area or disturbance. Properties that are zoned L-A-C and R-M are required to provide a minimum 
of 10 and 15 percent, respectively, of the gross tract area in tree canopy. The subject property is 
322.41 acres in size, resulting in a blended TCC requirement of 44.75 acres. A TCC schedule was 
provided showing that the requirement is being met on-site by existing woodland preservation and 
reforestation, in addition to the proposed plantings. 

15. Further Planning Board Findings and Comments from Other Entities: The subject 
application was referred to the concerned agencies and divisions. The referral comments are 
summarized as follows: 

a. Archeological Review/Historic Preservation-The Planning Board made the following 
findings: 

(1) A Phase I archeological survey was completed on the subject property from 
March to July 2009. The Phase I archeological survey of the Timothy Branch 
property consisted of surface survey 9f all plowed fields and the excavation of 
1,762 shovel test pits (STPs). The survey located one previously recorded historic 
archeological site, l 8PR454, and one previously recorded prehistoric site, 
18PR974. Five new archeological sites were delineated and included a late 
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nineteenth or early twentieth century domestic site, 18PR991; a prehistoric site, 
18PR992, likely dating to the Archaic period (7,500-1,000 BC); a mid-nineteenth 
century domestic site, 18PR993; a colonial period domestic occupation, 18PR994; 
and a mid- to late-twentieth century domestic ruin, 18PR995. Sites 18PR992, 
18PR993, and 18PR994 were noted to potentially contain significant information. 

The Planning Board concurred with the recommendation of the draft Phase I 
report that Sites 18PR992, 18PR993, and 18PR994 could potentially contain 
significant information on the history of Prince George's County. Although a 
portion of Site 18PR454 has been impacted by gravel extraction and grading for 
sediment control features, the western part of the site possibly retained some 
integrity. The Planning Board required that Phase II investigations be conducted 
on Sites 18PR454, 18PR992, 18PR993, and 18PR994. On these sites, 
close-interval shovel testing was recommended to help identify the possible 
locations of subsurface features and was used to guide the placement of 1-x-1 
meter test units. A Phase TT work plan for Sites 18PR454, 18PR992, 18PR993, 
and 18PR994 was submitted to the Historic Preservation Section for review and 
approval on November 30, 2009. 

Phase II investigations were conducted on Sites 18PR454, 18PR992, 18PR993, 
and 18PR994 in December 2009. Phase II investigations of Site 18PR992 
consisted of the excavation of 50 STPs at 25-foot intervals across 12 transects. 
Artifacts were concentrated in transects F to Lon a piece of high ground. Nine 
3-x-3-foot test units were placed in the northern portion of the site and 
732 prehistoric artifacts were recovered. The site contained two components: a 
late Middle Archaic (6,000-4,000 B.C.) or early Late Archaic (4,000-2,000 B.C.) 
Halifax occupation and a Terminal Late Archaic/Transitional broadspear 
occupation. There was a high concentration of fire-cracked rock, but no 
subsurface features were identified. Due to the lack of intact features and the 
effects on the site from erosion, no further work was recommended on 
Site 18PR992. 

Phase II investigation of Site 18PR993 consisted of the excavation of 43 STPs at 
25-foot intervals across seven transects. Only 20 historic artifacts were recovered 
and no subsurface features were identified. Due to the lack of significant 
archeological deposits and intact features, no further work was recommended on 
Site 18PR993. 

Phase II investigations of Site 18PR994 consisted of the excavation of 45 STPs at 
25-foot intervals across five transects. Only one porcelain shard and one 
prehistoric quartz flake were recovered from the STPs. A metal detector survey 
failed to locate any metal objects other than modern machine parts and tools. Due 
to the lack of significant archeological deposits and intact features, no further 
work was recommended on Site 18PR994. 
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Phase II investigations of Site 18PR454 consisted of the excavation of 61 STPs at 
25-foot intervals across six transects and five 3-x-3-foot test units. An intensive 
metal detection survey was also conducted across the site. Artifacts recovered 
included glass, nails, whiteware, pearlware, black-glazed redware, and brick. The 
five test units were placed in areas where the highest concentration of artifacts 
was noted. The eastern portion of the site was impacted by earlier construction 
activities. One intact subsurface feature was identified in Test Units 4 and 5. This 
feature possibly represents a cellar hole filled with the debris from dismantling the 
house that formerly stood on the property. The types of artifacts recovered 
indicated that the house was occupied from the late 18th to the first half of the 
19th century. 

In a review letter dated March 27, 2010, the Planning Board concurred with the 
report's conclusions and recommendations that Sites 18PR454, 18PR992, 
18PR993, and 18PR994 are not eligible for listing in the National Register of 
Historic Places or meet the criteria for designation as county historic sites. The 
Planning Board also concurred with the report's recommendation that no further 
work is necessary on these sites, as they lack subsurface integrity and have limited 
research value. The applicant submitted four copies of the final report on 
June 17, 2010 and the reports were accepted by the Historic Preservation Section 
on July 20, 20 I 0. All artifacts recovered from the Phase I and II excavations were 
curated with the Maryland Archaeological Conservation Lab in Calvert County in 
November 2011. 

(2) If state or federal monies, or federal permits are required for this project, 
Section 106 review may require archeological survey for state or federal agencies. 
Section 106 of the National Historic Preservation Act requires federal agencies to 
consider the effects of their undertakings on historic properties, to include 
archeological sites. The applicant shall provide proof to the Historic Preservation 
Section that they have forwarded all necessary materials to the Maryland 
Historical Trust for their review of potential effects on historical resources on the 
subject property prior to certification of this SDP. 

The Planning Board approved Specific Design Plan SDP-1701 with the following 
condition: 

• - Prior to issuance of the first use and occupancy permit for the clubhouse, the 
applicant shall install the two interpretive signs detailing the findings of the 
Phase I and II archeological surveys and provide proof of its installation to the 
Historic Preservation Section. 
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b. Community Planning-The Planning Board made the following findings: 

The subject property is located within the Established Communities growth policy area 
designated in Plan Prince George's 2035 Approved General Plan (Plan Prince George's 
2035). Plan Prince George's 2035 classifies the Established Communities as "most 
appropriate for context-sensitive infill and low- to medium-density development. 
Plan 2035 recommends maintaining and enhancing existing public services (police and 
fire/EMS), facilities (such as libraries and schools), and infrastructure in these areas (such 
as sidewalks) to ensure that the needs of existing residents are met." (page 20) 

Pursuant to Part 8, Division 4, Subdivision 2 of the Zoning Ordinance, Master Plan 
conformance is not required for this application. The 2013 Approved Subregion 5 Master 
Plan and Sectional Map Amendment (Subregion 5 Master Plan and SMA) recommends 
mixed-use land uses on the subject property. In addition, the Subregion 5 Master Plan and 
SMA also makes recommendations that affect the subject property, which is part of the 
designated Brandywine Community Center. The previous PPS evaluated the 
development's conformance with the master plan recommendations for the center. 

This application is partially located within the 65-70 dBA Ldn noise contour in the Joint 
Base Andrews Military Installation Overlay (M-I-O) Zone. Section 27-548.55(b) of the 
Zoning Ordinance requires the interiors of all new residential construction within the 
Noise Intensity Contours, including additions, must be certified to 45 dBA Ldn or less by 
an Acoustical Engineer or qualified professional of competent expertise. 

c. Transportation Planning-The Planning Board analyzed the SDP's conformance with 
transportation-related conditions in previous approvals, which is incorporated into 
Findings 7, 9, and 10 above, as well as the following summarized discussion: 

The site is in the L-A-C and R-M Zones. The SDP is a requirement for all development in 
comprehensive design zones. The review focuses on conformity to the approved 
Comprehensive Design Plans CDP-0901 and CDP-0902. In addition to reviewing the plan 
against the prior approved plans, attention is given to building and landscape design, 
drainage, conformity with prior tree conservation plans and landscape standards, and other 
environmental factors. Additionally, there is a requirement that the development be 
adequately served within a reasonable period oftime with existing or programmed public 
facilities, or facilities otherwise provided as part of the development. The underlying 
subdivision is PPS 4-09003, and this plan will be compared against that plan for 
conformity to trip caps and other conditions as well. There is a prior SDP for 
infrastructure, Specific Design Plan SDP-1304. That plan has no transportation-related 
conditions. 

As noted above, the plan proposes 323 residences, including 39 single-family detached, 
212 townhouses/duplexes, and 72 two-over-two residences (the two-over-two residences 
are considered a townhouse type for purposes of trip generation). 
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The following table summarizes trip generation for the current proposal (and any past 
approved proposals) for comparison to the approved trip cap. It is determined, as noted 
above, that the proposal conforms to the approved trip cap: 

Trip Generation Summary, SDP-1701, Timothy Branch 

Use AM Peak Hour PM Peak Hour 

Land Use Quantity Metric In Out Tot In Out Tot 

Current Proposal 

Residential Townhouse 212 units 30 119 149 110 59 169 

Residential Two-Over-Two 
72 units 10 40 50 37 20 57 

Units 

Residential Single-Family 
39 units 6 23 29 23 12 35 

Detached 

Total Proposal 46 182 228 170 91 261 

Prior Approvals: SDP-1304 

Infrastructure Only; No 
0 0 0 0 0 0 Development Approved 

Per CDP-0901/CDP-0902/4-09003 

Trip Cap 1,269 1,775 

Less Than or Equal To Trip Cap Yes Yes 

In reviewing the circulation, Transportation Planning offered the following comments: 

(a) The overall circulation system conforms in large part to the underlying PPS. 

(b) Due to the presence of the two-over-two units, Transportation Planning 
recommended that the alleys serving them be 22 feet in width (an increase from 
18 feet and 20 feet). 

( c) On the PPS, Grace Kellen A venue and Graham Patrick A venue were sized at 
26 feet of pavement, while the subject plan sizes these streets at 24 feet. While it 
is understood that Subtitle 27 allows a minimum of 22 feet, the uses have not 
changed. Therefore, the Planning Board required that these private streets be 
shown with 26 feet of pavement. 

The overall site is affected by several planned transportation facilities. 
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• The F-9 facility, which is along existing US 301/MD 5, is a planned freeway 
facility. This facility is not adjacent to the area proposed for development under 
the current plan. 

• The A-63 facility traverses the site from north to south. Correct dedication of a 
120-foot right-of-way is shown on the plan. 

• The master plan includes 1-503, a planned facility that was originally included in 
the 1993 Subregion V Master Plan and intended to connect industrial land uses 
between the A-63 facility and Short Cut Road, along with the Schraf, Meinhardt, 
and M&M Joint Venture properties to Short Cut Road, and to the Mattawoman 
Drive facility in the future. This facility is not adjacent to the area proposed for 
development under the current plan. 

• The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment 
reflects a future transit facility between Charles County and the Branch A venue 
Metrorail Station. This facility is not adjacent to the area proposed for 
development under the current plan. 

d. Subdivision Review-The Planning Board analyzed the site plan's conformance with 
Preliminary Plan of Subdivision 4-09003 and attached conditions as follows: 

(1) Prior to certification of the SDP the following technical corrections shall be 
required: 

(a) Revise the development tracking chart to include the proposed lot and 
parcel counts and to include the approved development data from 
PPS 4-09003 as follows: 

Lots 
Outlots 
Parcels 
Dwelling Units: 

One-family Detached 
One-family Semidetached 
Townhouse 
Two-family Attached 

Multifamily 
Retail/Commercial 

580 
1 

68 
1,200 
101 
100 

379 
352 
268 

305,000 sq. ft. 

(b) Label all alleys and private streets with an alphabetic parcel designation, 
area, and indicate they are to be conveyed the homeowners association. 
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( c) Label all proposed public streets with the area and indicate they are to be 
dedicated to public use. 

( d) Label all open space parcels, which are to be conveyed to the 
homeowners association with an alphabetic parcel designation. 

( e) Open space areas abutting the lots proposed in this application and the 
eastern boundary of the overall site shall be shall be shown within this 
phase of development, given homeowners association parcel designations, 
and be platted in sequence with this phase of development. 

(2) The final plat shall note the lots which contain yard areas impacted by noise levels 
exceeding 65 dBA Ldn. 

e. Trails-The Planning Board analyzed the SDP for conformance with the 2009 Approved 
Countywide Master Plan a/Transportation (MPOT) and the 2013 Approved Subregion 5 
Master Plan and Sectional Map Amendment (area master plan) in order to implement 
planned trails, bikeways, and pedestrian improvements. 

Two master plan trails impact the subject application. A stream valley trail is 
recommended along Timothy Branch and a sidepath ( or wide sidewalk) is recommended 
along Mattawoman Drive (A-63). These master plan trails were addressed via prior 
approvals. The Complete Streets section of the MPOT includes the following policies 
regarding sidewalk construction and the accommodation of pedestrians: 

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. 

f. Prince George's County Department of Parks and Recreation (DPR)-In a 
memorandum dated July 28, 2017, the Department of Parks and Recreation indicated that 
they had no comment on the subject application. 

g. Permits-The Planning Board's comments have been addressed through revisions to the 
plans. 
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h. Public Facilities-The Planning Board found that the required fire, rescue, and police 
facilities have been determined to be adequate. Additionally, the Planning Board analyzed 
school facilities surcharge for each dwelling unit, which was resolved at the time of PPS. 
The proposed development is in water and sewer Category 3, Community System. 

i. Environmental Planning Section-The Planning Board found that the SDP conforms to 
the environmental-related conditions of approval of the basic plan, CDP, and PPS, which 
are included in findings above as appropriate. They also analyzed the site's conformance 
with Subtitle-25, which is discussed in detail in Finding 14 above. The following is 
additional discussion: 

(1) The subject property is located in the southeast quadrant of the intersection of 
Crain Highway (US 301) and Brandywine (MD 381) Road. Current air photos 
indicate that two-thirds of the site is wooded. This site contains streams, 100-year 
floodplain and wetlands associated with Timothy Branch in the Mattawoman 
Creek watershed and the Potomac River Basin. According to information obtained 
from the Maryland Department of Natural Resources Natural Heritage Program 
there are no rare, threatened, or endangered species found to occur on or near this 
property. Brandywine Road (MD 381), which borders the site on the north, is a 
designated historic road. The portion of Brandywine Road west of Matta woman 
Drive is classified as an industrial road in the Master Plan of Transportation 
(MPOT) as is Short Cut Road, which is also adjacent to this site. The section of 
Robert S. Crain Highway (US 301), which borders the site to the west, is a master 
planned freeway, and an existing source of traffic-generated noise. Mattawoman 
Drive and A-55, which are internal to the site, are both classified as arterials, 
which are generally regulated for noise impacts when associated with residential 
development. According to the Prince George's County Soil Survey (1967), the 
principal soils on the site are in the Beltsville, Bibb, Croom, Elkton, Iuka, 
Leonardtown and Sassafras series. Marlboro clay does not occur in this area. 

The site is located within the Established Communities of the Growth Policy Map 
and 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. According to the Countywide Green 
Infrastructure Plan of the 2017 Approved Prince George's County Resource Plan: 
A Countywide Functional Master Plan, most of the subject property is Regulated 
Area and Evaluation Area. 

(2) A revised, approved Natural Resources Inventory (NRI) Equivalence letter 
(NRI-002-07-02) for the Villages at Timothy Branch was approved 
August 10, 201 7. The letter finds that the information on the recently expired NRI 
plan, which reflects the stream buffer widths and PMA in conformance with the 
current environmental regulations, is sufficient for review with this application. 
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The environmental information is correctly reflected on the SDP and TCPII. No 
additional information regarding the NRI is required at this time. 

(3) Policies contained in the General Plan call for the reduction of adverse noise 
impacts to meet the State of Maryland noise standards. Robert S. Crain Highway 
(US 301) is an existing source of traffic-generated noise, and a master planned 
freeway. Mattawoman Drive is a master planned arterial roadway that may have 
noise impacts on the subject application. Residential development located along 
the east side ofMattawoman Drive require evaluation for noise impacts. 

A Phase I noise study was prepared and submitted for the subject property (The 
Villages of Timothy Branch Phase I Noise Analysis, prepared by Phoenix Noise 
and Vibration, LLC, dated April 13, 2010), to evaluate transportation-related 
noise impacts to proposed residential areas along the southeast side of 
Mattawoman Drive. 

The TCPl and PPS were revised to correctly show the location of all 65 dBA Ldn 
unmitigated noise contours adjacent to roads classified as arterials or higher. The 
plans also showed conceptually how noise mitigation would be provided. 

A Phase II noise analysis for Timothy Branch-Phase 1, prepared by Phoenix 
Noise and Vibration and dated May 11, 2017, was submitted with the current 
application. This analysis included: 

• Computer modeling. 

An analysis of noise levels in outdoor activity areas. 

• An evaluation of the proposed duplex, single family home, townhome, 
and two-over-two condominium models to be offered in Phase 1. 

• Specification of the building construction necessary to maintain interior 
noise levels at the required limit. 

The conclusion of the noise analysis states the following: 

"Timothy Branch Phase 1 will be exposed to transportation noise levels 
above 65 dBA Ldn, and up to 74 dBA Ldn. Although these levels are 
above required noise limits, noise levels will be maintained at the Prince 
George's County outdoor and interior limits when incorporating required 
modifications for noise mitigation into standard building construction. 
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"Except for one single family home (Lot 28), roadway noise levels will be 
below 65 dBA Ldn in all public (pool and playgrounds) and private (rear 
yards of duplexes, single family homes, and front-load townhomes) 
Phase 1 outdoor activity areas due to the distance of these areas from the 
roadways and the noise reduction provided by residential buildings along 
Mattawoman Drive. Mitigation for the side yard of the Lot 28 
single-family home is not recommended. 

"Due to the proximity of the site to the Andrews Air Force Base 65 dBA 
Ldn noise contour, all Phase 1 residential buildings will be exposed to 
noise levels equal to or greater than 65 dBA Ldn; however not all 
residences will require modifications to proposed building construction to 
maintain interior noise levels below 45 dBA Ldn. The standard building 
construction to be used at Phase 1 will be capable of reducing noise levels 
up to approximately 66 to 67 dBA Ldn to an interior level of 45 dBA Ldn 
depending upon the home model, such that the proposed exterior wall 
construction and standard window and door products selected for Phase 1 
can be used in most of the residences. 

"Modifications to standard building construction will be limited to the 
two-over-two condominiums and rear-load townhomes closest to 
Mattawoman Drive, as well as the Lot 28 single family home closest to 
Mattawoman Drive. For these residences, modifications will be limited to 
upgraded windows and doors. If these residences are built using the 
specified STC rated building elements, all Phase 1 residences will be 
following the 45 dBA Ldn limit." 

(3) Brandywine Road is a historic road, and is subject to the provision of a scenic 
easement in accordance with the requirements for Special Roadways contained in 
the Master Plan of Transportation (2009) and the Prince George's County 
Landscape Manual (2010). The PPS and CDP delineated a 40-foot-wide scenic 
easement along Brandywine Road, the scenic easement delineated on the CDP 
and PPS, shall also be delineated on the current SDP. Reducing the width of the 
scenic easement may be addressed by alternative compliance during the review of 
an SDP for development fronting on Brandywine Road. 

(4) An approved Stormwater Management Concept Plan (11355-2009-00) and letter, 
extended on May 9, 2017 and valid through May 9, 2020, was submitted with this 
application, which included sixteen conditions of approval and six traffic safety 
comments. Technical stormwater management (SWM) design is subject to 
approval by the Department of Permitting, Inspection and Enforcement (DPIE). 
Previous conditions have been recommended related to SWM final design, and 
requiring the submittal oflandscape plans and DPIE concurrence, if woodland 
conservation is proposed within a stormwater management easement. 
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(5) According to the Prince George's County Soil Survey, the principal soils on the 
site are in the Beltsville, Bibb, Chillum, Croom, Elkton, Iuka and Leonardtown 
series. Beltsville soils are highly erodible, have perched water tables, and impeded 
drainage. Bibb soils are highly erodible and hydric. Chillum soils are highly 
erodible. Croom and Sassafras soils pose few difficulties for development. Elkton 
and Iuka soils are highly erodible and hydric. Leonardtown soils are highly · 
erodible, have perched water table, poor drainage, and typically have wetlands. 
High groundwater is problematic for both foundations and basements. 

This information is provided for the applicant's benefit, and may affect the 
architectural design of structures, grading requirements, and storm water 
management elements of the site. Additional soils information may be requested 
by DPIE to address specific areas of concern. 

j. Prince George's County Fire/EMS Department-The Fire/EMS Department, in a 
memorandum dated July 5, 2017, provided standard comments regarding fire apparatus, 
hydrants, and lane requirements. Those issues will be enforced by the Fire/EMS 
Department in its separate permitting process. 

k. Prince George's County Department of Permitting, Inspections and Enforcement 
(DPIE)-DPIE did not provide comments on the subject application. The previously 
approved Specific Design Plan SDP-1304 included the construction of the stormwater 
management ponds on-site. In that application, DPIE commented that the ponds had 
received technical approval. 

l. Prince George's County Police Department-The Police Department did not provide 
comments on the subject application. 

m. Prince George's County Health Department-In a memorandum dated August 9, 2017, 
the Health Department stated that they had completed a health impact assessment review 
of the SDP. They provided the following summarized comments: 

(1) Research shows that access to public transportation can have major health benefits 
as it contributes to good connectedness and walkability. Submit specific 
information related to the proposed means of connecting to neighboring 
communities through public transportation. 

Transportation for the proposed development was analyzed in the previous PPS approvals 
and found to be adequate. 
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(2) The specific design plans should include open spaces and "pet friendly" amenities 
for pets and their owners. Designated park areas may consist of the appropriate 
safe playing grounds, signage, and fencing. Pet refuse disposal stations and water 
sources are recommended at strategic locations around any park/dog walk 
locations. 

Recreational features for the property have been determined through the previous 
approvals and are not being revised with the subject application. The applicant should 
consider providing the suggested amenities for pets, as appropriate. 

(3) There is an increasing body of scientific research suggesting that community 
gardens enhance nutrition and physical activity and promote the role of public 
health in improving quality of life. The developer should consider setting aside 
space for a community garden. 

There are multiple open areas provided within the residential pods that could be feasible 
for community gardens if the homeowners choose to create such a facility in the future. 

(4) Several large-scale studies demonstrate that increased exposure to fine particulate 
air pollution is associated with detrimental cardiovascular outcomes, including 
increased risk of death from ischemic heart disease, higher blood pressure, and 
coronary artery calcification. In addition, there is scientific evidence indicating 1 

that fine particulate air pollution from traffic is associated with childhood asthma. 

This is noted and transmitted to the applicant. The applicant is encouraged to consider the 
indoor air quality of the proposed dwelling units. 

(5) Published scientific reports have found that road traffic, considered a chronic 
environmental stressor, could impair cognitive development in children, such as 
reading comprehension, speech intelligibility, memory, motivation, attention, 
problem-solving, and performance on standardized tests. The Timothy Branch 
project is shown to be located along a major transportation artery, US 301/MD 5 
Crain Highway. 

The effects on the property from US 301/MD 5 were considered during previous plan 
reviews and various conditions were enacted to provide mitigation. The Phase 1 of the 
development proposed with this SDP is not adjacent to US 301. 

n. Maryland State Highway Administration (SHA)-In an e-mail received June 15, 2017, 
SHA referred to their memorandum dated August 18, 2014, in which they concurred with 
Specific Design Plan SDP-1304 for infrastructure approval for this project pursuant to all 
access being from Mattawoman Drive. Any work within the SHA right-of-way would 
require SHA plan review, approval, and permit as applicable. 
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o. Washington Suburban Sanitary Commission (WSSC)-In a memorandum dated 
July 7, 2017, WSSC provided a standard response on issues such as pipe and easement 
requirements. All the requirements ofWSSC will be enforced in its separate permitting 
process. 

p. Verizon-Verizon did not offer comments on the subject application. 

q. Southern Maryland Electric Cooperative (SMECO)-SMECO did not offer comments 
on the subject application. 

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 Specific Design Plan 
SDP-1701, and further APPROVED Alternative Compliance AC-17007 for the above-described land, 
subject to the following conditions: 

1. Prior to certification of the specific design plan (SOP), the applicant shall: 

a. Include a cross section for Mattawoman Drive with the plan sheets, as previously 
approved in Specific Design Plan SDP-1304 for infrastructure. 

b. Correct notes regarding the gross acreage of the property, subtracting previously dedicated 
areas. 

c. Revise the trail cross section to include both the paved trail and the equestrian trail along 
Timothy Branch. 

d. Revise the development tracking chart to include the approved development data from 
Preliminary Plan of Subdivision 4-09003, as follows: 

Lots 

Outlots 

Parcels 

Dwelling Units: 

One-family Detached 

One-family Semidetached 

Townhouse 

Two-family Attached 

Multifamily 

Retail/Commercial 

580* 

1 

68* 

1,200 

101* 

100* 

379* 

352* 

268 

305,000 sq. ft. 
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*Unless otherwise modified pursuant to Section 24-108(a)( 6)(B) (CB-72-2016) of the 
Subdivision Regulations, and/or as modified and provided on future SDPs, which shall be 
in substantial conformance with the approved preliminary plan of subdivision. 

e. Label all alleys and private streets with an alphabetic parcel designation, square footage, 
and indicate they are to be conveyed to the homeowners association. 

f. Label all proposed public streets with the area and indicate they are to be dedicated to 
public use. 

g. Label all open-space parcels to be conveyed to the homeowners association with an 
alphabetic parcel designation. 

h. Display within this phase of development the open-space areas abutting the lots proposed 
in this application, the eastern boundary of the overall site, and the homeowners 
association parcel designations. 

i. Revise the Type II tree conservation plan and the SDP to show the required 40-foot-wide 
scenic easement along the frontage of Brandywine Road. 

j. Delineate and label all stormwater easements on the SDP and Type II tree conservation 
plan in accordance with the approved final technical plan. 

k. Revise the SDP and Type II tree conservation plan to show the 75dBA Ldn unmitigated 
noise contours in accordance with the Phase I noise study reviewed with Preliminary Plan 
of Subdivision 4-09003. 

I. Revise the SDP and Type II tree conservation plan to delineate and label the area of the 
nontidal wetland mitigation easement. The final technical design plans for the nontidal 
wetlands mitigation area shall be reviewed with the delineated mitigation area to confirm 
the design of the wetlands mitigation area, so a determination can be made whether it can 
be credited as on-site woodland conservation. 

m. Add a note to the SDP and Type II tree conservation plan as follows: 

"The nontidal wetlands mitigation easement area shown on this site reflects 
requirements ofMDE Tracking No. 11-NT-0173 and USACOE permit number 
2011-60707 for 2.24 acres of mitigation for nontidal wetland impacts, and 
1.26 acres of additional mitigation for on-site primary management impacts per 
Condition 6 of PGCPB Resolution No. 10-117(A)." 
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n. Place the "Table of STC Rating Requirements" from Drawing 2 of the Timothy Branch
Phase 1, Phase II noise analysis on the tracking chart on Sheet C-13 of the SDP, including 
a note indicating the source of the table. The table shall be revised to include the lot and 
block number to which each of the treatments is applicable. 

o. Submit a photometric plan that meets County illumination shandards showing the 
proposed light levels in all alleys, private streets, and common areas that may result in 
adjustments to the lighting plan, to be reviewed and approved by the Urban Design 
Section as the designee of the Planning Board. 

p. Revise the landscape plan as follows: 

(1) Revise the Tree Canopy Coverage schedule to reflect the correct gross acreage of 
the property and adjust the requirement as necessary. 

(2) Revise the SDP and landscape plan to provide the street trees along private streets 
to be located in a five-foot-wide strip between the street curb and sidewalk, 
specifically where common open space and end units of townhouses are proposed, 
unless spacing, street crossings, and/or utilities conflict with the design. 

(3) Provide Section 4.6 schedules demonstrating conformance with the requirements 
to applicable single-family attached lots within Block 'E'. 

q. Revise the architecture as follows: 

(1) Provide a note stating the following: 

"An automatic fire suppression system shall be provided in all new 
buildings proposed in this subdivision, unless the Prince George's County 
Fire/EMS Department determines that an alternative method of fire 
suppression is appropriate." 

(2) Correct the note that the following lots are determined to be highly visible and 
require enhanced architectural treatment pursuant to Condition 5(e) of 
Comprehensive Design Plan CDP-0902, including a minimum of three 
architectural features: 

Block C: 

BlockD: 

Block E: 

Lots 12, 15, 30, 35, 36, 42, 47 52, 63 and 84; Specified end units 
on Parcels I, 2, 3 and 6 

Lots 1 and 28 · 

Lots I, 24, 25, 48 and 52 
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BlockG: 

BlockH: 

Block I: 

Lot 1, 6 and 12 

Lots I, 6, 8 and 13 

Lots 1 and 5. 

(3) Add a note that the following buildings in any horizontal, continuous, attached 
group of townhouse or two-family buildings shall have a roof feature containing 
either a reverse gable or dormer window(s): 

(a) Three buildings in any building group containing five or six buildings; or 

(b) Two buildings in any building group containing four buildings; or 

( c) One building in any building group containing three buildings. 

(4) Add a note that states "No two units located next to each other may have identical 
front elevations." 

(5) Revise the single-family semi-detached architecture to demonstrate the option for 
units facing a public street and for the side elevations of the same unit facing a 
public street (corner lots) to be finished with up to 60 percent of high-quality 
materials such as brick, stone or stucco ( excluding gables, bay windows, trim, and 
doors) or other masonry materials of equivalent quality. 

r. Revise the Type II tree conservation plan (TCPII) as follows: 

(1) Revise the worksheet to correct the land area and clearing acreage for Phase 2. 

(2) Include the entire boundaries of the development site consistent with the approved 
Type I tree conservation plan. 

(3) The scale shall be the same as the SDP. 

(4) The cover sheet shall provide a key to all sheets for the development site. 

(5) All woodland conservation less than 50 feet in width shall be eliminated as 
woodland conservation, or revised to meet the minimum design criteria for width. 

(6) Revise the general notes as necessary to reflect the current TCPII. Add a note to 
include the liber and folio of the recorded woodland conservation easements in the 
general notes. 

SDP-1701-04 & DPLS-477_Backup  331 of 383



PGCPB No. 17-119 
File No. SDP-1701 
Page 59 

(7) Add an owner's awareness certificate to the TCPII, to be signed prior to signature 
approval. 

(8) Show metes and bounds on all legal property lines. 

(9) Within the woodland conservation area, show all existing and proposed 
easements. In addition, show all existing stormwater management and utility 
easements. 

(10) Label each woodland conservation area by type, with an identifier, and provide a 
summary table of all woodland conservation areas on each sheet. 

(11) Reduce the size of the graphic for woodland conservation signage so it is 
proportional to other elements on the plan sheet and does not obscure other 
information on the sheet. 

(12) After all required revisions are made, revise the woodland conservation worksheet 
to correctly reflect the woodland conservation required and fulfilled for the site. 

(13) Condition 2( a)(l) of the approved preliminary plan of subdivision shall be added 
to the TCPII, below the worksheet. 

(14) Have the revised plan signed and dated by the qualified professional who 
prepared it. 

2. At the time of final plat, the applicant shall: 

a. Provide a final plat note as follows: 

"The nontidal wetlands mitigation easement area shown on this plat reflects 
requirements ofMDE Tracking Permit No. l l-NT-0173 and USACOE permit 
number 2011-60707 for 2.24 acres of mitigation for nontidal wetland impacts, and 
1.26 acres of additional mitigation for on-site primary management area impacts 
per Condition 6 of PGCPB Resolution No. 10-1 l 7(A)." 

b. Note the lots which contain yard areas impacted by noise levels exceeding 65 dBA Ldn. 

3. Prior to grading permit approval, except for grading permits issued in accordance with a specific 
design plan and Type II tree conservation plan (TCPII) for infrastructure only, woodland 
conservation easements shall be recorded in the land records for all proposed woodland 
conservation areas on-site. Copies of the recorded easements shall be submitted to the 
Environmental Planning Section, M-NCPPC, for inclusion in the tree conservation plan file, and 
the liber and folio of the recorded easements shall be added to a note placed on the TCPII plan 
prior to signature approval. 
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4. Prior to issuance of building permits for Phase 1 (except for building permits for any model 
homes), all afforestation/reforestation planting, permanent tree protection fencing, and signage 
shall be installed and completed on adjacent parcels. 

5. Prior.to issuance of building permits for any residential lot located in Phase 1 and identified within 
the tracking chart on Sheet C-13, an acoustical shell certification for the required mitigation 
identified in the Phase II noise analysis shall be submitted. The results of the Phase II noise 
analysis have been based upon the proposed site plan, building layout, architectural plans (exterior 
wall dimensions and construction; window and door dimensions, room dimensions, building 
elevation, floor plans), and roadway/railway information available at the time of this analysis. If 
these elements are modified during the planning, design, or construction phases of development, 
additional analysis will be required to determine if the results and recommendations presented are 
still capable of maintaining interior and outdoor noise levels in compliance with Prince George's 
County's Noise Policy guidance for residential development. 

6. Prior to issuance of building permits, a list of the building materials for residential lots that will be 
impacted by noise levels above 65 dBA Ldn shall be submitted to the acoustical engineer for 
review for conformance with Condition 11 of Preliminary Plan of Subdivision 4-09003. 

7. Prior to issuance of the use and occupancy permit for the clubhouse, the applicant shall install the 
two interpretive signs detailing the findings of the Phase I and II archeological surveys and provide 
proof of its installation to the Historic Preservation Section. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
the District Council of Prince George's County within thirty (30) days following the final notice of the 
Planning Board's decision. 

* * * * * * * * * * * * * 
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This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Geraldo, seconded by Commissioner Bailey, with Commissioners Geraldo, 
Bailey, Doerner, and Hewlett voting in favor of the motion, and with Commissioner Washington absent at 
its regular meeting held on Thursday. September 14, 2017, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 14th day of September 201 7. 

By 

EMH:JJ:JK:rpg 

GAL sumcmNcv 

M-NCf P Lepil Department 

Date '1 / [q } f 1 

Elizabeth M. Hewlett 
Chairman 

q-~Op<w 
Jessica Jones 
Planning Board Administrator 
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THE,MARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
"IC 
Timothy Branch Inc. 
2124 Priest Bridge Drive, Suite 18 
Crofton, MD 21114 

Dear Applicant: 

July 31, 2018 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.mncppc.org/pgco 

Re: Notification of Planning Board Action on 
Specific Design Plan - SDP-1701-01 
Timothy Branch, Phase 1 

This is to advise you that the above-referenced Specific Design Plan was acted upon by the Prince 
George's County Planning Board on July 26, 2018 in accordance with the attached Resolution. 

Pursuant to Section 27-528.01, the Planning Board's decision will become final 30 calendar days 
after the date of the final notice July 31, 2018 of the Planning Board's decision unless: 

1. Within the 30 days, a written appeal has been filed with the District Council by the 
applicant or by an aggrieved person that appeared at the hearing before the Planning 
Board in person, by an attorney, or in writing and the review is expressly authorized in 
accordance with Section 25-212 of the Land Use Article of the Annotated Code of 
Maryland; or 

2. Within the 30 days (or other period specified by Section 27-291), the District Council 
decides, on its own motion, to review the action of the Planning Board. 

(You should be aware that you will have to reactivate any permits pending the outcome of this 
case. If the approved plans differ from the ones originally submitted with your pennit, you are required to 
amend the permit by submitting copies of the approved plans. For infonnation regarding reactivating 
permits, you should call the County's Permit Office at 301-636-2050.) 

Please direct any future communications or inquires regarding this matter to Ms. Redis C. Floyd, 
Clerk to the County Council, at 301-952-3600. 

Attachment: PGCPB Resolution No. 18-64 

Sincerely, 
James Hunt, Chief 
Development Review Division 

By. lu -In I -i/Jlvq 
Reviewer 

cc: Redis C. Floyd, Clerk to the County Council 
Persons of Record 
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THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
l'jC 
PGCPB No. 18-64 

RESOLUTION 

1 14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.mncppc.org/pgco 

File No. SDP-1701-01 

WHEREAS, the Prince George's County Planning Board is charged with approval of Specific 
Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince George's County Code; 
and 

WHEREAS, in consideration of evidence presented at a public hearing on July 12, 2018, 
regarding Specific Design Plan SDP-1701-01 for Timothy Branch, Phase 1, the Planning Board finds: 

1. Request: The subject approval is for additional architectural models and to modify the maximum 
allowed lot coverage for Phase 1 of the overall development. 

2. Development Data Summary: 

EXISTING APPROVED 
Zones R-M/M-I-O R-M/M-1-0 
Use Vacant Residential 
Gross Total Acreage 322.41 322.41 

R-M Zone 250.15 250.15 
L-A-C Zone 72.26 72.26 

Residential Units in SDP-1701 323 323 
Single-Family Detached 0 39 
Single-Family Semidetached 0 18 
Single-Family Attached 0 194 
Two-Family Attached 0 72 
Lot Coverage 30/35 percent 60 percent 

3. Location: Phase 1 is in the middle of the larger development known as Timothy Branch, which is 
a tract of land consisting of wooded, undeveloped land and open farmland located on the east side 
of US 301 (Robert Crain Highway), and south of MD 381 (Brandywine Road), in Planning Area 
SSA, Council District 9. 

4. Surrounding Uses: The entire Timothy Branch property consists of 322.41 acres and is bounded 
to the north by MD 3 81 (Brandywine Road), to the northwest by Short Cut Road, to the east by the 
Timothy Branch Stream Valley, to the south by vacant and light industrial uses in the 1-1 (Light 
Industrial) and 1-3 (Planned Industrial/Employment Park) Zones, to the west by US 301 (Robert 
Crain Highway), a single-commercial parcel zoned C-M (Miscellaneous Commercial), and 
multiple I-I-zoned industrial parcels along the US 301 frontage. Additionally, there is an internal 
parcel (Parcel E) located in the central northern portion of the property, which is split zoned 1-3 
and E-1-A (Employment and Institutional Area) and is developed as an existing warehouse. The 
72.26-acre L-A-C-zoned (Local Activity Center) portion of the property is in the northeast corner, 
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just south of MD 381, and the 250.15-acre, R-M-zoned (Residential Medium Development) 
portion is located to the south, abutting US 301. Phase 1, the subject of this SDP, is located wholly 
in the R-M Zone. 

5. Previous Approvals: Zoning Map Amendments (Basic Plans) A-9987 and A-9988 were 
approved by the Prince George's County District Council on July 11, 2008, rezoning the property 
from the 1-3 and E-1-A Zones to the L-A-C and R-M Zones, subject to 12 conditions and 
1 consideration. The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment 
(Subregion 5 Master Plan and SMA), retained the subject property in the R-M and the L-A-C 
Zones. 

Comprehensive Design Plan CDP-0901 for the L-A-C-zoned portion was approved by the 
Prince George's County Planning Board on October 7, 2010 (PGCPB Resolution No. 10-111). 
The District Council elected to review the case at a hearing on November 14, 2011 and issued an 
order of approval on January 23, 2012, subject to 46 conditions. Subsequently, the applicant 
requested a reconsideration of the decision, which was reviewed and approved by the 
Planning Board on March 19, 2015. The final resolution (PGCPB Resolution No. 10-11 l(A)), 
including 3 8 conditions, was adopted by the Planning Board on the same day. 

Comprehensive Design Plan CDP-0902 for the R-M-zoned portion was approved by the 
Planning Board on October 7, 2010 (PGCPB Resolution No. 10-110). The District Council elected 
to review the case at a hearing on November 14, 2011. The District Council remanded the case to 
the Planning Board on January 23, 2012, and the case was reapproved by the Planning Board on 
April 5, 2012. The District Council reviewed the revised approval and issued an order of approval 
on November 4, 2013, subject to 50 conditions. Subsequently, the applicant requested a 
reconsideration to the decision, which was reviewed and approved by the Planning Board on 
March 19, 2015. The final resolution (PGCPB Resolution No. 10-1 IO(A)) including 
42 conditions, was adopted by the Planning Board on the same day. 

Preliminary Plan of Subdivision (PPS) 4-09003, which included the entire Timothy Branch 
project, was approved by the Planning Board on October 28, 2010 (PGCPB Resolution 
No. 10-117). The applicant's request for a reconsideration of this decision was granted on 
April 5, 2012. The Planning Board heard testimony regarding the reconsideration and approved 
PPS 4-09003 subject to 32 conditions contained in PGCPB Resolution No. 10-117(A/1). 

An SDP for infrastructure, Specific Design Plan SDP-1304, which included rough grading, 
dedication and construction of Matta woman Drive, and a storm.water management pond, was 
approved by the Planning Board on October 23, 2014 (PGCPB Resolution No. 14-116). 

Specific Design Plan SDP-1701, was approved by the Planning Board on September 14, 2017 
(PGCPB Resolution No. 17-119) for 39 single-family detached, 18 single-family semidetached, 
194 single-family attached, and 72 two-family attached residential units, lmown as Phase I of the 
overall development. 
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The site development approved herein has an approved Stormwater Management (SWM) Concept 
Plan, 11355-2009-00, which was approved on May 9, 2017 and is valid through May 9, 2020. 

6. Design Features: The subject approval is for additional architectural models and to amend the 
maximum lot coverage development standard for both single-family detached lots in Blocks D-G 
and Hand single-family semidetached lots in Block H within Phase I. The following architectural 
models are proposed: 

NVR Homes 

Two-family Attached 

Model 
Matisse 
Picasso 

Elevations 
10 

Base Square Footage 
1,606 

10 

Single-family attached (Townhouse) 

Model 
Mozart 
Mozart Attic 
Strauss E 
Strauss Attic E 
McPherson (24 feet wide) 
McPherson Grand (24 feet wide) 

Single-family semidetached (Duplex) 

Model 
Allegheny 
Ballenger 

Single-family detached 

Model 
Allegheny 
Ballenger 
Palermo 
Columbia 
Hudson 
Lehigh 
Seneca 
York 

Elevations 
3 
3 

Elevations 
2 
1 
1 
1 
1 
2 
5 
3 

2,617 

Elevations 
2 

Base Square Footage 
1,709 

2 
6 
6 
10 
10 

2,202 
1,989 
2,257 
2,307 
2,677 

Base Square Footage 
1,823 
2,114 

Base Square Footage 
1,823 
2,114 
2,264 
2,423 
2,718 
3,010 
3,306 
3,656 
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The single-family attached units approved herein range in size from 1,709 square feet to 
2,677 square feet. The two single-family semidetached ( duplex) units approved herein measure 
1,823 and 2,114 square feet. The single-family detached units range in size from 1,823 to 
3,656 square feet. The two-family attached units measure 1,606 and 2,617 square feet. 

The two-family attached models (the Matisse and the Picasso) approved herein present an 
attractive four-story architectural design. Brick is included as the primary architectural material for 
the model and is utilized on the first story of all fa9ades except the pediment and on the rear and 
side elevations. The roofline is well articulated on the front fa9ade, where dormers or a pediment 
create some visual interest. The front doors to the units are recessed, providing some protection 
from the elements. The windows are of varying design, including bay, double, and triple designs, 
some with shutters and most with a row lock forming the lintel of the window with a keystone in 
the center. Decorative oval or louvred windows provide accents in the design. 

The townhouse models approved herein are a simpler design with brick or stone used more 
sparingly and with window·design somewhat less varied, but the architectural design is acceptable. 
All side elevations have several optional end-wall features. A condition, of this approval, requires 
that, prior to certificate approval, the applicant include a side elevation with a minimum of three 
standard (not optional) end-wall features for use on lots designated "highly visible." In addition, 
the Planning Board found a design anomaly on the McPhearson (24-foot-wide model) in that brick 
is wrapped from the front to the side elevation and extended on the water table, but not above. A 
condition of this approval requires that the brick in this location be removed, simply wrapped, or 
be extended as shown in the full length of the side elevations. 

The side elevations are required by Condition 5( e )(8) of Comprehensive Design Plan CDP-0902, 
to have a minimum of two architectural features in a reasonably balanced arrangement. A small 
window that is louvered or paned would not, in this instance, be considered a full-sized 
architectural feature. A condition of this approval requires that the applicant revise the architecture 
as indicated. 

Condition 1 ( q)(2) of Specific Design Plan SDP-1701, identifies the highly visible lots located in 
Phase 1 and states that the specified lots require enhanced architectural treatment pursuant to 
Condition 5( e) of CDP-0902, including a minimum of three architectural features. As the 
following models have only two full-sized architectural features, a condition of this approval 
requires that, prior to certificate approval, the applicant revise the architecture of the side 
elevations, as necessary, to enable all units to be utilized on any lot regardless of its status as 
"highly visible:" 

• Allegheny duplex 
• Allegheny single-family detached 
• Lehigh single-family detached 
• Palermo single-family detached. 
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As the design on highly-visible lots should be superior, and no specific architecture is included for 
the highly-visible lots, a condition of this approval requires that, prior to certificate approval, the 
plans should be revised to include a side elevation for all models containing additional 
architectural detail and/or brick on the first story. 

The duplex models herein approved (the Allegheny and the Ballenger), which are also offered in 
single-family detached models, and the additional single-family detached models were 
under-designed on their side and rear elevations, offering little variety in form and massing 
minimal fenestration with entirely unadorned windows and doors and virtually no architectural 
detail. A condition of this approval requires that the side and rear architecture of these units be 
improved to include a minimum of two full-sized architectural features in a reasonably balanced 
arrangement and additional architectural detail, fenestration, and/or brick, with the fmal design of 
these elevations to be approved by the Planning Board or its designee. A side elevation, including 
a minimum of three full-sized architectural features in a reasonably balanced arrangement and 
additional architectural detail, fenestration, and/or brick shall also be provided for use on lots 
deemed highly visible. 

Requested Lot Coverage Increase 
The applicant has requested and the Planning Board herein approves that the lot coverage for both 
the single-family detached lots in Blocks D, G, and H, and the single-family semidetached lots in 
Block H be increased from a maximum of 30 percent and 35 percent respectively, to 60 percent. 
Development standards, including lot coverage, were established for the R-M-zoned portion of the 
site in Condition 5(c) of the approval ofCDP-0902 (PGCPB Resolution No. 10-1 lO(A)). For a 
detailed discussion of the applicant's request to increase lot coverage, see Finding 9 of this 
approval. As the General Notes on the plans still reflect 30 and 35 percent lot coverage, a 
condition of this approval requires that the allowed lot coverage be revised therein to 60 percent. 

COMPLIANCE WITH EVALUATION CRITERIA 

7. Zoning Map Amendment (Basic Plan) A-9987: Basic Plan A-9987-C was approved by the 
District Council on July 11, 2008 subject to 12 conditions and 1 consideration. The subject project 
does not affect previous fmdings of conformance with the requirements of Zoning Map 
Amendment (Basic Plan) A-9987 and none of the conditions or the considerations of this approval 
are relevant to the subject SDP amendment approval. All conditions of approval of Basic Plan 
A-9987-C shall remain in full force and effect. 

8. Prince George's County Zoning Ordinance: The subject SDP is in general compliance with the 
applicable requirements of the Zoning Ordinance as follows: 

a. The subject approval is in conformance with the applicable requirements of 
Section 27-507, Purposes; Section 27-508, Uses; and Section 27-509, Regulations, 
governing development in the R-M Zone. 
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b. Military Installation Overlay (M-1-O) Zone: A portion of the project is also located within 
the Noise Impact Zone (65-70 dBA noise contour) of the M-I-O Zone. The subject SOP 
amendment does not impact previous findings of conformance with the requirements in 
the M-1-O Zone. 

c. Section 27-528 of the Zoning Ordinance sets forth the following criteria for approval of a 
SOP: 

(a) Prior to approving a Specific Design Plan, the Planning Board shall find 
that: 

(1) The plan conforms to the approved Comprehensive Design Plan, the 
applicable standards of the Landscape Manual, and except as 
provided in Section 27-528(a)(l.1), for Specific Design Plans for 
which an application is filed after December 30, 1996, with the 
exception of the V-L and V-M Zones, the applicable design guidelines 
for townhouses set forth in Section 27-274(a)(l)(B) and (a)(ll), and 
the applicable regulations for townhouses set forth in 
Section 27-433(d) and, as it applies to property in the L-A-C Zone, if 
any portion lies within one-half (1/2) mile of an existing or 
Washington Metropolitan Area Transit Authority Metrorail station, 
the regulations set forth in Section 27-480(d) and (e); 

As discussed in Findings 9 and 13 below, the plan conforms to the 
requirements of the approved comprehensive design plan and the 2010 
Prince George's County Landscape Manual (Landscape Manual). In 
addition, the architectural models approved herein conform to the 
requirements of Section 27-274(a)(l)(B) and Section 27-274(a)(ll) of the 
Prince George's County Zoning Ordinance, as found in the original 
SDP-1701 approval. Conformance to the regulations for townhouses in 
Section 27-433(d) of the Zoning Ordinance was demonstrated previously 
in CDP-0902 and SDP-1701, with conditions as appropriate, which are 
still applicable to the subject amendment approval. As the portion of the 
project discussed herein is located in the R-M Zone, not the L-A-C Zone, 
the final portion of this subpart does not apply to the subject approval. 

(1.1) For a Regional Urban Community, the plan conforms to the 
requirements stated in the definition of the use and satisfies all 
requirements for the use in Section 27-508 of the Zoning Ordinance. 

As the subject project is not a Regional Urban Community, this required 
finding is not applicable. 
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(2) The development will be adequately served within a reasonable 
period of time with existing or programmed public facilities either 
shown in the appropriate Capital Improvement Program, provided 
as part of the private development or, where authorized pursuant to 
Section 24-124(a)(8) of the County Subdivision Regulations, 
participation by the developer in a road club. 

The subject amendment approval does not affect the previous fmding of 
conformance with this requirement by the Planning Board at the time of 
approval of SDP-1701. 

(3) Adequate provision has been made for draining surface water so that 
there are no adverse effects on either the subject property or 
adjacent properties. 

The applicant has an approved SWM plan {l l 355-2009-00), which was 
approved on May 9, 2017 and is valid until May 9, 2020. The subject 
approval has made adequate provision for draining surface water, with no 
adverse effects. 

( 4) The plan is in conformance with an approved Type 2 Tree 
Conservation Plan. 

The subject amendment approval will not affect the prior finding in the 
approval of SDP-1701 of conformance with Type II Tree Conservation 
Plan TCPII-068-93-02. 

(5) The plan demonstrates that the regulated environmental features are 
preserved and/or restored to the fullest extent possible in accordance 
with the requirement of Subtitle 24-130(b )(5). 

The subject amendment approval does not affect the fmding in the 
approval of SDP-1701 of conformance to this requirement. 

9. Comprehensive Design Plan CDP-0902: Comprehensive Design Plan CDP-0902, for the 
R-M-zoned portion of the subject property, was originally approved by the Planning Board on 
October 7, 2010 (PGCPB Resolution No. 10-110). It was then remanded by the District Council to 
the Planning Board on January 23, 2012, and the case was reapproved by the Planning Board on 
April 5, 2012. The District Council elected to review the remand and issued an order affirming the 
Planning Board's approval on November 4, 2013, subject to 50 conditions. Subsequently, the 
applicant requested a reconsideration to the decision, which was reviewed and approved by the 
Planning Board on March 19, 2015. 
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The final resolution, including 42 conditions, was adopted by the Planning Board on 
March 19, 2015 (PGCPB Resolution No. 10-1 IO{A)). The following conditions of that approval 
warrant discussion: 

5. Prior to certificate of approval of the subject comprehensive design plan: 

c. Revise the development standard chart in the text and on the plan as follows: 

The following standards shall apply to the development. (Modifications to 
the standards may be permitted on a lot-by-lot basis by the Planning Board 
at the time of specific design plan if circumstances warrant.) 

RESIDENTIAL USES-R-M ZONE1 

One-family Two-family Single-family Single-family 
detached attached semidetached8• 9 attached3• 8• 9 Multifamily 

Minimum Net Lot Area 6,000 sq. ft. NIA 3,600 sq. ft. 1,800 sq. ft. NIA 
Minimum frontage at street R.O.W 60 NIA 36 feet 20 feet NIA 
Minimum frontage at Front B.R.L. 60 NIA 36 feet 20 feet NIA 
Minimum frontage - corner lot 70 NIA 40 feet 30 feet NIA 
Maximum Lot Coverage (%) 30 354 35 354 504 

Minimum building setback from 
Mattawoman Drive 50 feet 50 feet 50 feet 50 feet 50 feet 

Minimum building setback from 
Robert Crain ffighway (US 301) TBD10 TBD10 TBD10 TBDIO 200 feet10 

Minimum front setback5 25 NIA 20 feet 3,6 7 

Minimum side setbacks 10 NIA 10 feet 6 7 

Minimum rear setbacks 20 NIA 20 feet 6 7 

Minimum side setback to street5 ZS NIA 20 feet 6 7 

Maximum residential building height11 40 55 feet 45 feet 45 feet 80 feet 

Maximum percentage of total units NIA NIA NIA 502 252 

Minimum frontage on cul-de-sac 40 NIA NIA NIA NIA 

1 AU parking is governed by Part 11 of the Zoning Ordinance. 

2 Variance requested from the maximum townhouse and multifamily dwelling unit percentage, which 
allows a maximum 30 and 10 percent respectively of units in the R-M Zone. 

3 Applies to both front and rear loaded garage townhouses. Rear-load garage townhomes shall have a 
minimum 25-foot front yard setback in order to reduce the length of the driveway. 
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4 This percentage is for building coverage (and not for lot coverage) of the overall net tract area 

5 Stoops and/or steps may encroach into yard area. 

6 Minimum yard area of 800 square feet to be allocated for front, side, or rear yard. May be reduced 
to 500 square feet for providing stoops, steps, and terraces which may project into yard area. Decks 
may project into rear yards only. 

7 For multifamily buildings, the minimum building setback along a street shall be 25 feet, except for 
Mattawoman Drive, which requires a 50-foot setback unless it is deemed that a lesser BRL provides 
sufficient area to adequately buff er the units. 

8 Fences and retaining walls up to six feet high may be constructed anywhere in a rear yard without 
meeting setback requirements. 

9 On lots consisting of one acre or less, fences in the front yard shall not be more than four feet high. 

10 The minimum building setback for one-family detached, two-family detached, single-family 
semidetached, single-family attached and multifamily from Robert Crain Highway (US 301) shall 
be determined at the time of SDP review. 

11 These height limits may be increased if a variance and/or modification is granted by the Planning 
Board at the time of SDP. 

With respect to the increase in the maximum allowed lot coverage requirement for the 
single-family detached lots in Blocks D, G, and H from 30 to 60 percent and for the 
single-family semidetached Lots in Block H from 35 percent to 60 percent, the applicant 
offered the following: 

"The added architecture conforms to the development standards, with the 
exception of modifications to the maximum lot coverage development standard 
for single-family detached lots in Blocks D, G, and H, and the single-family 
semidetached lots (duplex) in Block H. 

"The amendment is to increase the maximum lot coverage for the single-family 
detached units in the R-M Zone from 30 percent to 60 percent in Blocks D, G, 
and H, and for the single-family semidetached (duplexes) in the R-M Zone from 
35 percent to 60 percent in Block H, which are located in residential pod RM-2. 
The entirety of the RM-2 residential pod has extensive environmental constraints 
that have been taken into consideration with the design of SDP-1701 and 
SDP-1701-01. The development proposed in RM-2 was carefully designed to stay 
within the limited development envelope, as to not further impact the regulated 
environmental features that bound this portion of the development pod on three 
sides (i.e., the north, east, and south). However, in so doing, and in order to 
maintain the development densities envisioned with previous approvals, the 
applicant hereby requests a modification to this development standard to increase 
the maximum lot coverage for the single family detached units in the R-M Zone 
from 30 percent to 60 percent for certain single-family detached lots within 
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Blocks D, G, and H, and a modification to the single-family semidetached units in 
the R-M Zone from 35 percent to 60 percent within Block H. Thus, the applicant 
contends that the requested increase to the maximum lot coverage for the single 
family detached units in the R-M Zone from 30 percent to 60 percent, and the 
increase to the maximum lot coverage for the single-family semidetached units in 
the R-M Zone from 35 percent to 60 percent, will not adversely impact the future 
development or future residents of said lots, but will offer the residents more 
architecture choices, while preserving the significant on-site environmental 
features that this community will offer. Prior variance approvals to Subtitle 25 for 
the Timothy Branch development have already determined that the property is 
unique given its elongated shape, size, and significant environmental features that 
include, among other things, a large stream valley. The totality of the environs 
presents special conditions peculiar to the property that focus development to the 
middle of the site in order to accommodate the desired development pattern while 
protecting regulated environmental features. It is also worth noting that similar 
comprehensive design zoned developments, have been approved with a greater 
percentage of lot coverage for similar sized lots, ranging from 60 percent to 
7 5 percent" 

The applicant requested additional architectural models that, if placed on certain lots in the 
subdivision, would result in lot coverage greater than 30 or 35 percent, up to 60 percent. 
The applicant's assertion that a number of similar comprehensive-design-zoned 
developments were permitted a greater lot coverage, with no negative affect, is true. 
Examples of CDPs that meet this criterion include Springdale Estates, CDP-9601-01, 
approved for 75 percent; Parkside, CDP-0501, approved for 75 percent; and Beechtree, 
CDP-9706, approved for lot coverages varying from 40 percent to 75 percent. The 
additional coverage does not affect the finding required by Section 27-528(a)(3) of the 
Zoning Ordinance that adequate provision has been made for draining surface water; so 
there are no adverse effects on adjacent properties. The project has an approved SWM 
concept plan (11355-2009-00), dated May 9, 2017 and valid until May 9, 2020, which 
will not be impacted by the increase in lot coverage. As there are no planning-related 
concerns connected with the request, the Planning Board herein grants this requested 
modification. Further, this aspect of the approval is a modification to the standards in 
accordance with the lead-in clause approved at the time of the CDP to allow flexibility 
at the time of SOP . 

. e. The following Architectural Design Parameters shall apply and be revised in 
the CDP text: 

(1) A minimum of 60 percent of all townhouse units shall have a full 
front fa~ade (excluding gables, bay windows, trim, and doors) and all 
highly-visible endwalls, which shall be identified at the time of SDP, 
shall be brick, stone or stucco, or other masonry materials of 
equivalent quality. 
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Notes and a tracking chart are provided on the SDP demonstrating 
conformance with this requirement. 

(2) Townhouses and single-family semidetached dwellings facing a 
public street and the side elevation of the same unit facing a public 
street ( corner lots) shall be faced up to 60 percent with high-quality 
materials such as brick, stone or stucco ( excluding gables, bay 
windows, trim, and doors) or other masonry materials of equivalent 
quality. 

The architecture for the single-family attached, duplex, and single-family 
detached architecture approved herein do not provide options showing the 
ability to have a front and/or side elevation faced with up to 60 percent 
masonry materials. Therefore, a condition of this approval requires this to 
be added prior to certificate approval. 

(3) All residential buildings with front elevations facing Mattawoman 
Drive shall have a full front fa~ade of brick, stone or stucco 
(excluding gables, windows, doors, and trim), or other masonry 
materials of equivalent quality as long as the buildings are within, 
100 feet of the Mattawoman Drive right-of-way. 

The subject approval does not affect previous findings of conformance 
with this requirement, and architectural elevations are provided as 
appropriate. 

(4) Front elevations of townhouses and two-family attached units facing 
Mattawoman Drive shall have dormers or gables to reduce the single 
plane of roof. 

The subject approval does not affect previous findings of conformance 
with this requirement. 

(5) Front elevations of townhouse and two-family attached units facing 
Mattawoman Drive shall be offset by a minimum of two feet. 

The subject approval does not affect previous findings of confoi:mance 
with this requirement. 

(6) Architecture for multifamily buildings shall be faced with at least 
60 percent brick, stone, stucco or equivalent, or other masonry 
materials of equivalent quality. Elevations of multifamily buildings 
facing Mattawoman Drive and those that are determined at SDP to 
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have highly-visible corner fa~ades shall be faced with a minimum of 
80 percent brick, stone or stucco ( excluding gables, bay windows, 
trim, and doors), or other masonry materials of equivalent quality. 

No multifamily buildings are approved with this SOP. 

(7) A minimum of 60 percent of one-family detached dwellings shall 
have a full front fa~ade ( excluding gables, bay windows, trim, and 
doors) of brick, stone, or stucco, or other masonry materials of 
equivalent quality. 

Notes and a tracking chart are provided on the SDP and conformance 
with this requirement is demonstrated. 

(8) Side and rear walls of all residential buildings shall be articulated 
with windows, recesses, chimneys, or other architectural treatments. 
All residential endwalls shall have a minimum of two architectural 
features, except endwalls in highly-visible locations, which shall be 
identified at the time of SDP, shall have additional architectural 
features creating a well-balanced composition. 

Most residential end walls show a minimum of two architectural features. 
A condition of this approval ensures all side elevations have a minimum 
of two architectural features, and highly-visible lots will have a minimum 
of three architectural features. 

16. All future SDPs and associated TCP2 shall have a tree canopy coverage schedule 
indicating how the TCC requirements have been fulfilled for the subject application. 

The subject SDP and TCP2 contain a tree canopy coverage schedule indicating how the 
TCC requirements have been fulfilled for the subject approval in accordance with this 
requirement. However, the subject approval does not affect previous findings of 
conformance with this requirement. 

17. At time of specific design plan application for residential units in the R-M zone, a 
Phase II noise study shall be submitted for review. The Phase II Noise Study shall 
address how noise impacts to the residential units will be mitigated to provide 
interior noise levels of 45 dBA Ldn or less and exterior noise levels of 65 dBA Ldn or 
less within outdoor activity areas based on the f"mal site design. The approval of 
architecture at time of SDP shall also demonstrate how the proposed structures are 
in conformance with the noise mitigation measures recommend in the Phase II noise 
report for interior residential uses. 
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A Phase II noise study was submitted for review with SDP-1701. The noise study 
identified one single-family detached lot (Lot 28, Block D) that requires noise mitigation 
for traffic noise generated by Matta woman Drive. If one of the architectural models 
approved herein is selected for placement on that lot, it will require a certification on it by 
an acoustical engineer at time of issuance of a building permit stating that the inside noise 
levels will be attenuated to 45 dBa or lower in accordance with the findings and 
recommendations of the noise study. 

10. Preliminary Plan of Subdivision 4-09003: The relevant PPS, 4-09003, was originally approved 
by the Planning Board on October 28, 2010. Subsequently, the applicant requested a 
reconsideration, which the Planning Board heard and approved on April 5, 2012 
(PGCPB Resolution No. 10-1 l 7(A/1 )), subject to 32 conditions. The following conditions 
warrant discussion in relation to the subject SDP amendment approval: 

For each individual specific design plan, the applicant shall provide an 
inventory of the existing quantities of uses {if any) in the development, 
expressed in cumulative square footage or number of the varying types of 
residential units and information as to the exact square footage/number of 
units and types proposed, so that conformance with the overall approved 
land uses can be evaluated. Each plan of development shall also contain 
information demonstrating conformance to the density increment analysis 
completed in association with CDP-0901 and CDP-0902. 

The submitted SDP provides tracking charts and notes with an inventory of total 
development in this phase in accordance with this requirement. 

An automatic fire suppression system shall be provided in all new buildings 
proposed in this-subdivision, unless the Prince George's County Fire/EMS 
Department determines that an alternative method of fire suppression is 
appropriate. 

A note on the plans indicates that an automatic fire suppression system will be 
provided in all new buildings proposed in this development, unless the 
contingency is met, in accordance with this requirement. 

11. Specific Design Plan SDP-1304: SDP-1304 was for infrastructure only, and includes rough 
grading, dedication and construction of Mattawoman Drive, and SWM ponds, and was approved 
by the Planning Board on October 23, 2014 (PGCPB Resolution No. 14-116), subject to three 
conditions. None of those conditions are relevant to the subject amendment approval. 

12. Specific Design Plan SDP-1701: SDP-1701 was approved by the Planning Board, subject to 
seven conditions (PGCPB Resolution No.17-119), as adopted on September 14, 2017 for Phase I 
of the Timothy Branch development, which included 39 single-family detached, 18 single-family 
semidetached, 194 single-family attached, and 72 two-family attached residential units. Condition 

SDP-1701-04 & DPLS-477_Backup  348 of 383



PGCPB No. 18-64 
File No. SDP-1701-01 
Page 14 

1 ( q) of this approval is relevant to the subject discussion. Condition 1 ( q) of that approval required 
revisions to the architecture to include certain notes and architectural modifications for the 
single-family semi-detached architecture for side elevations facing a public street. A review of the 
submitted architecture indicates that some, but not all, the submitted architecture complies with 
these requirements. Therefore, a condition of this approval ensures that these required revisions are 
made as necessary to all the models approved herein. Note that all conditions, findings, and notes 
approved in SDP-1701 remain applicable, except as modified herein. 

13. 2010 Prince George's County Landscape Manual: The addition of architectural models and an 
increase in the permitted lot coverage has no impact on the previous findings of conformance to 
the 2010 Prince George's County Landscape Manual (Landscape Manual) made in conjunction 
with the approval of the previous SDP on the subject site. 

14. Prince George's County Woodland and Wildlife Habitat Conservation Ordinance: The 
approval of architectural models and an increase in the permitted lot coverage has no impact on the 
previous fmdings of conformance with the requirements of the Woodland and Wildlife Habitat 
Conservation Ordinance made in conjunction with the approval of previous SDPs for the subject 
site. 

15. Prince George's County Tree Canopy Coverage Ordinance: The approval of architectural 
models and an increase in the permitted lot coverage has no impact on the previous findings of 
conformance with the requirements of Subtitle 25, Division 3, the Tree Canopy Coverage 
Ordinance. 

16. Further Planning Board Findings and Comments from Other Entities: The subject approval 
of architecture and an increase in permitted lot coverage was not referred because the issues raised 
by the approval are not of concern to outside agencies and other divisions. 

NOW, THEREFORE, BE IT RESOLVED, that p1:)l'suant 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 Specific Design Plan 
SDP-1701-01 for the above-described land, subject to the following conditions: 

1. Prior to certification of the specific design plan (SDP), the applicant shall apply these 
recommendations: 

a. Architecture to be used on lots designated as highly visible shall be provided and labeled 
"side elevations for use on highly-visible lots." Such elevations shall include a minimum 
of three full-sized architectural features in a reasonably balanced arrangement. Such 
elevations may include additional architectural detail and fenestration and/or brick on the 
first story. Final design of these side elevations shall be approved by the Urban Design 
Section as designee of the Planning Board. 
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b. The side elevations of the following architectural models shall be revised to have a 
minimum of two full-sized architectural features in a reasonably balanced arrangement, 
and may include additional architectural detail, fenestration, and/or brick. Final design of 
these side elevations shall be approved by the Urban Design Section, as designee of the 
Planning Board. 

• Allegheny Duplex 
• Allegheny Single-family Detached 
• Palermo Single-family Detached 
• Lehigh Single-family Detached 

c. The architecture for the single-family attached, single-family semidetached, and 
single-family detached architecture shall provide options showing the ability to have a 
front and/or side elevation finished with a minimum of 60 or 100 percent high-quality 
materials such as brick, stone, stucco ( excluding gables, bay windows, trim, and doors), or 
other masonry materials of equivalent quality. 

d. All conditions of Comprehensive Design Plan CDP-0902 (PGCPB Resolution 
No. 10-1 l0(a)) and Specific Design Plan SDP-1701 (PGCPB Resolution No. 17-119), 
remain in full force and effect, including the requirements that certain notes be provided 
on all architecture and a version of the single-family semidetached architecture side 
elevations to be used when the unit faces a public street be provided. 

e. The side and rear elevations of the Allegheny and the Ballenger architectural models shall 
be improved to include a minimum of two full-sized architectural features for use on 
regular lots, and three full-sized architectural features for use on highly-visible lots, in a 
reasonably balanced arrangement, and additional architectural detail, fenestration, and/or 
brick with final design to be approved by the Urban Design Section as designee of the 
Planning Board. 

f. The applicant shall revise the general notes to reflect that a lot coverage for residential 
uses of 60 percent is permitted for the specified blocks and lots. 

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with 
the District Council of Prince George's County within thirty (30) days following the final notice of the 
Planning Board's decision. 

* * * * * * * * * * * * * 
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This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on the 
motion of Commissioner Washington, seconded by Commissioner Geraldo, with Commissioners 
Washington, Geraldo, Bailey, and Hewlett voting in favor of the motion, and with Commissioner Doerner 
absent at its regular meeting held on Thursday, July 12, 2018, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 26th day of July 2018. 

EMH:JJ:RG:gh 

Elizabeth M. Hewlett 
Chairman 

9JJ),l)~a«, ~ 
By Jessica Jones 

Planning Board Administrator 
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Can the email below from Mr. Reilly be saved and included in the referral file for this project?
Thanks.
 
Adam
 

Adam Bossi
Planner Coordinator| Urban Design Section | Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-780-8116 | adam.bossi@ppd.mncppc.org

            

 

From: Reilly, James V <JVReilly@co.pg.md.us> 
Sent: Tuesday, May 5, 2020 4:02 PM
To: Bossi, Adam <Adam.Bossi@ppd.mncppc.org>
Cc: Matthew C. Tedesco <mtedesco@mhlawyers.com>; Kosack, Jill <Jill.Kosack@ppd.mncppc.org>
Subject: RE: SDRC Follow up - SDP-1701-04 Timothy Branch
 
Good Afternoon Adam,
       Sorry for the delay.   I have reviewed the attached drawing for adequacy of fire access.   The
arrangement as shown in the attached CIVP-SDP-1704-04 Timothy Branch is acceptable.   Please
note the following:

ll"JI iHE; MAIRVLAND-NA'.1110N.AL C.!l!l='ITAL PARK: AND PlANNING COMMISSION 
"JI Pdnce ,George's ci0unty1 Planning Department 

©@@®@) @ @ 
census 

2020 
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The Office of the Fire Marshal will review the project for any required fire lanes when
construction is completed.   We will likely want to declare the main entrance way as a fire lane
to ensure that the two 16’ driveways remain unobstructed.
FDC’s are not shown on the plan but we believe that the 200’ required distance from the FDC
to a fire hydrant is met as indicated by the location of each buildings water line and because a
fire hydrant is provided adjacent to each multi-family building.
I generally don’t comment on the distance between buildings.  Distance appears adequate but
these requirements will be reviewed with the vertical building submission as the type and
rating of the exterior cladding is a factor in distance between buildings.

 
Other than the notes above, we have no comments that require a response at this time.   This
review is limited to the multi-family section and does not capture any other single family units at
this project.   Let me know if there are other sheets I need to review.    Regards.   Jim

 
James V. Reilly
Contract Project Coordinator III

Office of the Fire Marshal
Division of Fire Prevention and Life Safety
Prince George's County Fire and EMS Department
6820 Webster Street, Landover Hills, MD  20784
Office: 301-583-1830
Direct: 301-583-1838
Cell:    240-508-4931
Fax:      301-583-1945
Email: jvreilly@co.pg.md.us

 
 

From: Bossi, Adam [mailto:Adam.Bossi@ppd.mncppc.org] 
Sent: Tuesday, May 5, 2020 2:55 PM
To: Reilly, James V; Reilly, James V
Cc: Matthew C. Tedesco; Kosack, Jill
Subject: SDRC Follow up - SDP-1701-04 Timothy Branch
 
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.

 
Hi James,
 
Following up on my email from late last week – have you had a chance to look at the Timothy Branch
SDP-1701-04 (multifamily) site plan for adequacy in terms of distance between the buildings and
general fire access?
 

• 

• 

• 
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I’ve include Matt Tedesco, the applicant’s attorney, on this email as well. His team is working to
address SDRC comments and has a limited time frame to submit updated plans. Can you please
include him on your response, especially if plan revisions are determined to be necessary to address
Fire Department any comments?
 
Thanks and please let me know if you have any questions.
 
Adam  
 

Adam Bossi
Planner Coordinator| Urban Design Section | Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-780-8116 | adam.bossi@ppd.mncppc.org

            

 

From: Bossi, Adam 
Sent: Friday, May 1, 2020 9:59 AM
To: Reilly, James V <JVReilly@co.pg.md.us>
Subject: RE: SDP-1701-04 Timothy Branch
 
Thanks James – for your convenience I’ve attached the plan so you don’t have to hunt for it.
 

Adam Bossi
Planner Coordinator| Urban Design Section | Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-780-8116 | adam.bossi@ppd.mncppc.org
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From: Reilly, James V <JVReilly@co.pg.md.us> 
Sent: Friday, May 1, 2020 9:56 AM
To: Bossi, Adam <Adam.Bossi@ppd.mncppc.org>
Subject: RE: SDP-1701-04 Timothy Branch
 
I will look and reply as soon as possible.   I missed the CIVP drawing when I looked through the
package earlier.   Thanks.   J.
 

From: Bossi, Adam [mailto:Adam.Bossi@ppd.mncppc.org] 
Sent: Friday, May 1, 2020 9:45 AM
To: Reilly, James V
Subject: SDP-1701-04 Timothy Branch
 
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.

 
Good morning James,
 
I hope you are well and staying healthy in these strange times.
 
With this application, two-part question for you– is the distance between buildings and site
access/circulation acceptable for fire department purposes?
 

Adam Bossi
Planner Coordinator| Urban Design Section | Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-780-8116 | adam.bossi@ppd.mncppc.org

            

 

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
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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.

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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From: Kwesi Woodroffe
To: Bossi, Adam
Cc: PGCReferrals
Subject: RE: EPlan SDRC Responses for SDP-1701-04 & DPLS-477, TIMOTHY BRANCH; SHA; KW
Date: Monday, May 11, 2020 10:03:28 AM
Attachments: image011.png

image012.png
image013.png
image014.png
image015.png
image016.png
image018.png
image019.png
image020.png
image021.png
image022.png
image023.png
image024.png
image025.png

Good morning Adam,
 
I have no comments on the subject referral, other than to inform you that the Access Permit for
the proposed work within the MD 381 right of way was issued on 4/28/2020.
 
Thanks, Kwesi

Kwesi Woodroffe
Regional Engineer
District 3 Access Management
MDOT State Highway Administration
KWoodroffe@mdot.maryland.gov 
301-513-7347 (Direct)
1-888-228-5003 – toll free
9300 Kenilworth Avenue,
Greenbelt, MD 20770
http://www.roads.maryland.gov 

      
 

 
 
 
From: ePlan <ePlan@ppd.mncppc.org> 
Sent: Thursday, May 7, 2020 12:56 PM
To: Smith, Tyler <Tyler.Smith@ppd.mncppc.org>; Hall, Ashley <Ashley.Hall@ppd.mncppc.org>;
Stabler, Jennifer <Jennifer.Stabler@ppd.mncppc.org>; Brake, Michelle
<Michelle.Brake@ppd.mncppc.org>; Franklin, Judith <Judith.Franklin@ppd.mncppc.org>; Green,
David A <davida.green@ppd.mncppc.org>; Henderson, Tamika

MIARYLAIND DEPARTMENT 
OF lRAN$P,ORTATION 9 

STATE HIGHWAY 
ADMINIS RATION 

SDP-1701-04 & DPLS-477_Backup  357 of 383

mailto:KWoodroffe@mdot.maryland.gov
mailto:Adam.Bossi@ppd.mncppc.org
mailto:PGCReferrals@ppd.mncppc.org
mailto:KWoodroffe@mdot.maryland.gov
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.roads.maryland.gov%2F&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070244017&sdata=TkWABWgxvBIJAAbf3e1dkIKQo%2Fva%2FpW0kUZwjdx22eQ%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.facebook.com%2FMarylandStateHighwayAdministration&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070254014&sdata=Web8xzqn0%2F8cSiTCdakt6u%2FfoEMqbLBgo4%2Fp%2BGBMKmY%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.twitter.com%2FMDSHA&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070254014&sdata=Woplw9cAiyxESIUk6WmQzFoSH2ofVPx3XzikBh4Em1g%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.pinterest.com%2Fmdsha&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070264013&sdata=BY42kLmVnUa%2FkoZoztb9HGV6OH%2F67ltvJJ5OBYpIb%2Bc%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.youtube.com%2FMDStateHighwayAdmin&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070264013&sdata=fPNyf4rfYakepYT2X1AM6ZhDOZRTMN1Ft3%2F1vDdgWpQ%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Froads.maryland.gov%2Findex.aspx%3FPageId%3D769&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070274004&sdata=I8HCY14WdQs%2BGhrCWBWF2Jinu14O4EULKTZUiLCrZYs%3D&reserved=0
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.flickr.com%2Fphotos%2Fstatemaryland&data=02%7C01%7CPGCReferrals%40ppd.mncppc.org%7C963343393922413ff6be08d7f5b40fa1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637248026070274004&sdata=elFg9uMi0g2etHIG9aqhuZp2lJgkI8bj0Ryzs7o9GWw%3D&reserved=0
















<Tamika.Henderson@ppd.mncppc.org>; Masog, Tom <Tom.Masog@ppd.mncppc.org>; Barnett-
Woods, Bryan <bryan.barnett-woods@ppd.mncppc.org>; Larman, Brooke
<Brooke.Larman@ppd.mncppc.org>; Chaconas, Sheila <Sheila.Chaconas@ppd.mncppc.org>; Dixon,
June <june.dixon@ppd.mncppc.org>; Holley, Edward <Edward.Holley@Pgparks.com>; Walker,
Tineya <tineya.walker@ppd.mncppc.org>; Reiser, Megan <Megan.Reiser@ppd.mncppc.org>;
Shoulars, Katina <Katina.Shoulars@ppd.mncppc.org>; Fields, Ernest
<Ernest.Fields@ppd.mncppc.org>; Reilly, James V <JVReilly@co.pg.md.us>; sltoth@co.pg.md.us;
Lane Dillon <ljdillon@co.pg.md.us>; 'DArichards@co.pg.md.us' <DArichards@co.pg.md.us>;
tgaskins@co.pg.md.us; Rey DeGuzman (rsdeguzman@co.pg.md.us) <rsdeguzman@co.pg.md.us>;
mcgiles@co.pg.md.us; rlattivor@co.pg.md.us; Snyder, Steven G. <SGSnyder@co.pg.md.us>;
mabdullah@co.pg.md.us; nwformukong@co.pg.md.us; mtayyem@co.pg.md.us;
SYuen@co.pg.md.us; wmcontic@co.pg.md.us; swthweatt@co.pg.md.us; aoadepoju@co.pg.md.us;
Erica Rigby <ERigby@mdot.maryland.gov>; Kwesi Woodroffe <KWoodroffe@mdot.maryland.gov>;
Peter Campanides <PCampanides@mdot.maryland.gov>; Tania Brown
<TBrown13@mdot.maryland.gov>; scsegerlin@wmata.com; NMAlbert@wmata.com;
realestate@wmata.com; #dsgintake@wsscwater.com; Thompson, Ivy
<Ivy.Thompson@ppd.mncppc.org>
Cc: Bossi, Adam <Adam.Bossi@ppd.mncppc.org>; Summerlin, Cheryl
<Cheryl.Summerlin@ppd.mncppc.org>; Grigsby, Martin <Martin.Grigsby@ppd.mncppc.org>; Kosack,
Jill <Jill.Kosack@ppd.mncppc.org>
Subject: EPlan SDRC Responses for SDP-1701-04 & DPLS-477, TIMOTHY BRANCH (PB) via DROPBOX
Importance: High
 
All,
 

This is the EPlan SDRC Responses for SDP-1701-04 & DPLS-477, Timothy Branch. The
DUE DATE is: 5/11/2020.
Please submit ALL comments to Adam Bossi(email attached). Click on the hyperlink to view the case:

https://www.dropbox.com/sh/xzpmkxbvxlpv7we/AAD-
X22icNuFetipBAv6FmtFa?dl=0
(Note: SDRC folder is dated 5-7-2020 in the Dropbox link)
 
Thank you…
 
 
Donald R. Townsend
Senior Planning Technician | Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-952-4688 | donald.townsend@ppd.mncppc.org  
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M-NCPPC - Development Review Division, Prince George's County Planning Department 
14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772 • 301-952-3530 www.pgplanning.org 

NOTICE OF PUBLIC HEARING 

ApplicationNumber: SDP-1701-04 & DPLS-477 

Application Name: TIMOTHY BRANCH 

Date and time of Planning Board hearing: Thursday, June 11, 2020 @ 10:00 a.m 

Description of Request: DEVELOPMENT OF 243 MULTI-FAMILY RESIDENTIAL UNITS 

Address or Location: SOUTH SIDE OF MD 3 81 {BRANDYWINE ROAD), APPROXIMATELY 1,000 FEET 
EAST OF ITS INTERSECTION WITH SHORT CUT ROAD 

This Notice of Public Hearing is sent to you, a registered person of record (or a register civic association or 
municipality) for the subject application. 

This Notice also provides information about Planning Board procedures. A technical staff report (TSR), with a 
recommendation to the Planning Board (Board), will be prepared by the assigned reviewer and published to the 
Planning Department's website within one to two weeks prior to the scheduled hearing date (noted above). 
Technical staff reports may be viewed online and printed. Within three weeks of the Board's hearing and decision, a 
formal resolution will be adopted by the Board and published on the website for viewing and printing. If you have 
any questions about the process, please contact the Development Review Division at 301-952-3530. 

All Planning Board hearings are scheduled to begin at 10:00 a.m. The hearings are held on the first floor in the 
Council Hearing Room at the County Administration Building located at 14741 Governor Oden Bowie Drive, Upper 
Marlboro, MD 20774. 

The order of the agenda items is for the convenience of the Planning Board and is subject to change without notice. 
Items for which speakers are signed up will generally be heard first. The Planning Board encourages the 
participation of all individuals to include those with special needs; advanced notice is encouraged. For special needs 
assistance, please call 301-952-3560, TTY 301-952-3796. If you wish to receive the Planning Board Agenda and 
other published reports by e-mail, please sign up at http: //www.pgplanning.org/Planning Board/Agenda Subscribe.htm 
and be sure to visit www.pgplanning.org for the latest information on all Department projects. 

Attention: Due to COVID 19, Planning Board meetings are held virtually and may be viewed 
http://mncppc.iqm2.com/Citizens/Default.aspx . IF you wish to speak at the public hearing, registration must be 
received by 10:00 a.m. on Wednesday before the meeting; please register http://pgplanningboard.org/883/Watch
Meetings 
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March 3, 2020 
 
 
 
 

May 8, 2020 
MEMORANDUM 
 
TO: Adam Bossi, Urban Design Section, Development Review Division 
  
VIA: Bryan Barnett-Woods, Transportation Planning Section, Countywide Planning 

Division 
 
FROM: Noelle Smith, Transportation Planning Section, Countywide Planning Division  
 
SUBJECT: Specific Design Plan Review for Pedestrian and Bicyclist Transportation Master 

Plan Compliance  

 
The following specific design plan (SDP) was reviewed for conformance with the Approved 
Countywide Master Plan of Transportation (MPOT) and the 2013 Approved Subregion 5 Master Plan 
to provide the appropriate pedestrian and bicycle transportation recommendations.  
  

Specific Design Plan Number:  _SDP-1701-04 
 
Development Case Name:  Villages at Timothy Branch  
 

Type of Master Plan Bikeway or Trail 
 

Private R.O.W.  Public Use Trail Easement   

County R.O.W.           Nature Trails    

SHA R.O.W.       M-NCPPC – Parks  

HOA  Bicycle Parking  

Sidewalks         X Trail Access  

Addt’l Connections X Bikeway Signage  

 
Development Case Background  

Building Square Footage (non-residential) n/a 
Number of Units (residential)  243 multifamily units  
Abutting Roadways  Mattawoman Drive, Short Cut Road, MD 381 

(Brandywine Road) 
Abutting or Nearby Master Plan Roadways Mattawoman Drive (A-63), MD 381 (C-613) 
Abutting or Nearby Master Plan Trails  Side path along A-63 & A-55 (planned), Timothy 

Branch Trail (planned) 
Proposed Use(s) Residential  
Zoning R-M 
Centers and/or Corridors  Branch Ave Corridor, Brandywine Center  
Prior Approvals on Subject Site A-9987, CDP-0902, 4-09003, SDP-1304, SDP-

1701, -01, -02, -03 

N.S. 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

II 11 14741 Governor Oden Bowie Drive 
r- r- Upper Marlboro, Maryland 20772 Ml C TTY: (301) 952-4366 

www.mncppc.org/pgco 
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Subject to 24-124.01: No  
Bicycle and Pedestrian Impact Statement Scope 
Meeting Date 

n/a  

 
Background  
The subject application proposed 243 multifamily units within the RM-5 section of the Villages of 
Timothy Branch development.  
 
Previous Conditions of Approval 
The subject site has several prior approvals that include conditions related to pedestrian, bicycle, 
and transit transportation. However, the subject application does not alter the conditions related to 
the alignment or widths of the required trail, bicycle, and transit facilities. 
 
Prior approval of 4-09033 include the following condition related to pedestrian bicycle 
infrastructure applicable to the subject application: 
 

17. In conformance with the 2009 Approved Countywide Master Plan of Transportation  
and the Approved Subregion 5 Master Plan and Sectional Map Amendment, the 
applicant and the applicant’s heirs, successors, and/or assignees shall provide the 
following: 
 

a. An eight-foot-wide sidewalk or side path along the subject site’s entire frontage of  
Brandywine Road, unless modified by SHA. 
 

b. Pedestrian routes between commercial buildings and from parking areas to 
commercial buildings will be evaluated in more detailed at the time of SDP. 
 

c. An eight-foot-wide sidewalk or side path along the subject site’s entire frontage of 
the east side of Mattawoman Drive (including the Matapeake Business Drive 
extension), unless modified by DPW&T. 
 

d. A five-foot-wide sidewalk along the subject site’s frontage of the entire west side of 
Mattawoman Drive (including the Matapeake Business Drive extension), unless 
modified by DPW&T. 

 
e. Medians and/or pedestrian refuges shall be indicated along Mattawoman Drive at 

the time of SDP, unless modified by DPW&T. 
 

f. Standard sidewalks along both sides of all internal residential roads excluding 
alleys, unless modified by DPW&T. 
 

g. The location, width, and surface treatment shall be indicated for all bikeways, 
sidewalks, and trails at the time of SDP. 

 
h. Sidewalk, side path, and trail cross sections and details shall be provided at the time 

of SDP, consistent with current DPW&T and DPR standards and guidelines. 
 

i. Bicycle parking shall be shown at all commercial buildings and active recreational 
facilities at the time of SDP. The number and location of bicycle parking spaces shall 
be determined at that time. 
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Comment:  The sidewalk width along the west side of Mattawoman Drive is labeled as eight  
feet-wide and the sidewalk along the east side of Mattawoman Drive is labeled as five feet-wide. 
Staff find that this is consistent with the prior conditions of approval. The subject application 
include a clubhouse and pool in RM-5, including space for bicycle parking at a location convenient 
to the clubhouse entrance. Staff recommend using Inverted-U style bicycle racks or a bicycle rack 
style that allows bicycles to be supported and secured at two points, the bike rack detail in the 
submitted plans is a “loop” style bike rack that provides two points of contact for at least four 
bicycles. Staff find that this is consistent with the prior conditions of approval. 
 
Review of Proposed On-Site Improvements  
The subject application include sidewalk along both sides of Mattawoman Drive and five foot- 
sidewalk throughout the site. The subject site also proposes two bicycle racks at the clubhouse, one 
at the dog park, and one at the passive recreation area near building 6, for a total of four outdoor 
bicycle racks on-site. In addition, the clubhouse include an indoor bike storage room with capacity 
for 42 bikes that will be for resident use. 
 

Staff find that the proposed facilities included in the SDP conform to the approved 
comprehensive design plan, pursuant to Section 27-528(a)(1). The proposed pedestrian and 
bicycle facilities, along with the below recommendations, are appropriate and convenient to serve 
pedestrians, bicyclists, and motorists. 
 
Review of Connectivity to Adjacent/Nearby Properties  
The subject site is adjacent to residential and industrial areas with no current pedestrian or bicycle 
connections. The planned pedestrian and bicycle facilities included in this development will 
support future connections.  
 
Review of Master Plan of Transportation (MPOT) Compliance 
Three master plan trail facilities impact the subject site, including a planned side path along A-63, a 
side path along A-55, and the planned Timothy Branch Trail. The Complete Streets element of the 
MPOT reinforces the need for multi-modal transportation and include the following policies 
regarding the accommodation of pedestrians and bicyclists (MPOT, p. 9-10): 
 

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. 

 
Comment: The submitted plans reflect the relevant pedestrian and bicyclist facilities 
recommended in the MPOT. However, the alignment of master planned roadway A-55 does not 
impact the subject site, and therefore will not be included in this development. 
 
The subject application depicts five foot-wide sidewalk along both sides of the access road and 
throughout the proposed development, which fulfills the intent of Policy 1.  
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The subject application also includes a continuous sidewalk connection along the frontage of 
Mattawoman Drive which fulfills the intent to Policy 2. The proposed bicycle racks and storage 
room are an important component of a bicycle friendly roadway and fulfil the intent of Policy 4. 
 
Review of Area Master Plan Compliance 
The 2013 Approved Subregion 5 Master Plan recommend a dual route along Brandywine Road. The 
area master plan also includes the following policies related to pedestrian and bicycle 
transportation: 

 
• Promote pedestrian and bicycle opportunities as part of a multi-modal transportation 

network.  
 

• Promote and encourage cycling and walking for commuting purposes as an alternative 
to driving a car.  

 
Comment: The submitted plans reflect the relevant recommendations from the Area Master Plan, 
and do not alter the previously approved facilities. However, staff recommend standard continental 
style crosswalks crossing the entrance road at the intersection with Mattawoman Drive to create a 
continuous pedestrian connection that is more visible than that of a standard crosswalk. 
 
Recommended Conditions of Approval 
Based on the findings presented above, staff conclude that the pedestrian and bicycle access and 

circulation for this plan conform to the approved comprehensive design plan, pursuant to 
Section 27-528(a)(1),  and is acceptable, if the following condition is met: 
 

1. Prior to certification, the applicant and the applicant’s heirs, successors, and/or 
assignees shall revise the site plan to provide the following:  
 
a. A continental style crosswalk at the entrance/exit driveway intersection with 

Mattawoman Drive  
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Countywide Planning Division 
  Special Projects Section 
 
         May 8, 2020 
 
 
MEMORANDUM 
                         
TO: Adam Bossi, Planner Coordinator, Urban Design Section, Development Review 

Division 
 
VIA: Whitney Chellis, Acting Planning Supervisor, Special Projects Section, Countywide 

Planning Division   
 
FROM:   Ivy R. Thompson, Senior Planner, Special Projects Section, Countywide Planning 

 Division   
 
SUBJECT: SDP-1701-04 Villages of Timothy Branch 

      
Project Summary:  
This project is an amendment of a specific design plan within a Comprehensive Design Zone for 
residential development in the L-A-C/M-I-O/R-M Zone. This property is located outside the I-495 
Beltway.  
 
This Specific Design Plan (SDP) amendment was accepted for processing by the Planning 
Department on April 14, 2020. 
 
Section 27-528(a)(2) of the Prince George’s County Code of Ordinances requires that prior to 
approval, the Planning Board shall find that the SDP will be adequately served within a reasonable 
period of time with existing or programmed public facilities either shown in the appropriate Capital 
Improvement Program, provided as part of the private development or (for transportation APF) as 
authorized pursuant to Section 24-124(a)(8) with participation by the developer in a road club.  
 
Subtitle 24 of the County Code provides the only methodology for testing adequate public facilities 
to ensure that the development will be served by adequate public facilities within a reasonable 
period of time, as set forth below. 
 
RESIDENTIAL  
 

Water and Sewer:  

Using Section 24-122.01(b)(1) of the Prince George’s County Code of Ordinances, Subdivision 
Regulations which states “the location of the property within the appropriate service area of the 
Ten-Year Water and Sewerage Plan is deemed sufficient evidence of the immediate or planned 
availability of public water and sewerage for preliminary or final plat approval.”  The 2018 Water 
and Sewer Plan placed this property in the 2018 Water and Sewer Plan placed this property in the 
Water and Sewer Category 3, Community System. 

WC 

IRT 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND 

pp •c 
PLANNING COMMISSION 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 
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Capital Improvement Program (CIP):  
The Prince George's County FY 2020-2025 Approved CIP identifies two CIP school projects- the 
Gwynn Park Middle School and the Gwynn Park High School- in Planning Area 85A-Brandywine 
Vicinity.  
 
Police Facilities: 
This Specific Design Plan was reviewed for adequacy of police services in accordance with Section 
24-122.01(c) of the Subdivision Regulations. The subject property is in Police District V, Clinton, 
located at 6707 Groveton Drive in Clinton, Maryland. The response time standards established by 
Section 24-122.01(e) is ten-minutes for emergency calls (priority) and 25-minutes for non-
emergency calls (non-priority). The test is applied on the date the application is accepted or within 
the three (3) monthly cycles following acceptance, pursuant to Section 24-122.01(e)(2). The 
specified criteria must be met n one of the four cycles or mitigation will be required. The times are 
based on a rolling average for the preceding 12 months. The SDP was accepted for processing by 
the Planning Department on April 6, 2020.  
 

Reporting Cycle 

 
Effective 12 Month Cycle Priority Non- Priority 

Acceptance Date 

 April 14, 2020 
 12 9 

Cycle 1  

May, 2020 
 12 9 

Cycle 2  

June, 2020 
   

Cycle 3 

July, 2020 
   

 

The response time standards of 10 minutes for priority calls failed at acceptance and the following 
May cycle and passed the 25 minutes for non-priority calls. The applicant has two additional  
monthly cycles, to pass the police response time test, which includes both priority and non-priority 
response times. This referral will be updated as the proceeding three cycles become available prior 
to the Planning Board hearing. 
 
Fire and Rescue: 
This Specific Design Plan was reviewed for adequacy of fire and rescue services in accordance with 
Section 24-122.01(d) of the Subdivision Regulations. The response time standard established by 
Section 24-122.01(e) is a maximum of seven-minutes travel time from the first due station. Prince 
George’s County Fire and EMS Department representative, James V. Reilly, stated in writing (via 
email) that as of February 20, 2020 the proposed project passed the seven-minute travel time 
standard from the Brandywine Volunteer Fire/EMS Co. 840, located at 13809 Brandywine Road, in 
Brandywine, Maryland. 
 

Schools 

This Specific Design Plan was reviewed for impact on school facilities in accordance with Section 
24-122.02 of the Prince George’s County Code of Ordinances, Subdivision Regulations, and 
CR-23-2001 and CR-38-2002, and the 2020 Updated Pupil Yield Factors and Public School Clusters. 
This property is located outside the I-495 Beltway. Staff conducted an analysis and the results are 
as follows: 
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Impact on Affected Public School Clusters by Dwelling Unit Type 
[ALL CALCUATIONS ARE ROUNDED TO THE NEAREST WHOLE NUMBER] 

 
 

Affected School Cluster  
Elementary 

School 
        Cluster 6 

Middle School 
Cluster 6 

High School 
Cluster 6 

Total Proposed  
Dwelling Units (DU) 

243 DU 243 DU 243 DU 

Multifamily  DU 243 243 243 

Pupil Yield Factor 0.158 0.98 0.127 

Total [PYF*DU] 39 22 25 

Total Future Subdivision 
Enrollment 

39 
22 25 

Adjusted Student Enrollment 
9/30/2019 

4856 2912 3490 

Total Future Enrollment [TFE] 4895 2934 3515 

State Rated Capacity [SRC] 6381 3340 5206 

Percent Capacity [TFE/SRC] 77% 88% 68% 

Section 10-192.01 establishes school surcharges and an annual adjustment for inflation, 
unrelated to the provision of Subtitle 24. The current amount is $9,741 per dwelling if a 
building is located between Interstate 495 and the District of Columbia; $9,741 per dwelling 
if the building is included within a Basic Plan or Conceptual Site Plan that abuts an existing or 
planned mass transit rail station site operated by the Washington Metropolitan Area Transit 
Authority; or $16,698 per dwelling for all other buildings. This fee is to be paid to Prince 
George’s County at the time of issuance of each building permit.   
 

At the writing of this referral the Special Projects Section recommends approval with the 
following conditions: 
 

1. Prior to the Planning Board approval of the SDP, the applicant shall enter and submit 
a ratified Public Safety Mitigation Fee agreement with M-NCPPC -Prince George’s 
County Planning Department for 243 multifamily dwelling units in accordance with 
the Guidelines for the Mitigation of Adequate Public Facilities: Public Safety 
Infrastructure (CR-078-2005). 
 

2. Prior to the issuance of a grading permit for the development, A Public Safety 
Mitigation Fee shall be paid in the amount of $1,246,968 ($4,968 x 243 dwelling 
units). Notwithstanding the number of multifamily dwelling units and the total fee 
payments noted in this condition, the final number of dwelling units shall be as 
approved by the Planning Board and the total fee payment shall be determined by 
multiplying the total dwelling unit number by the per unit factor noted above. The per 
unit factor of $4,968 is subject to adjustment on an annual basis in accordance with 
the percentage change in the Consumer Price Index for All Urban Consumers. The 
actual fee to be paid will depend upon the year the grading permit is issued. 
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  		Countywide	Planning	Division	
	 	 		Transportation	Planning	Section	 	 	 	
	 	 	 	 	 	 	 	 	 301-952-3680	
	

May	11,	2020	
	
MEMORANDUM	
	
TO:	 	 Adam	Bossi,	Urban	Design	Review	Section,	Development	Review	Division	
	
FROM:	 Tom	Masog,	Transportation	Planning	Section,	Countywide	Planning	Division	
	
VIA:	 Katina	Shoulars,	Acting	Chief,	Countywide	Planning	Division	
	
SUBJECT:	 SDP-1701-04	and	DPLS-477:	Timothy	Branch	
	
Proposal	
The	applicant	is	proposing	residential	development	within	area	RM-5	of	the	larger	development	
known	as	Villages	at	Timothy	Branch.	As	a	part	of	that	development	the	applicant	proposes	to	
reduce	parking	onsite,	thereby	necessitating	a	departure	from	parking	and	loading	standards	
(DPLS).	
	
Background	
The	site	is	in	the	R-M	Zone.	The	specific	design	plan	(SDP)	is	a	requirement	for	all	development	in	
comprehensive	design	zones,	with	the	R-M	being	part	of	that	zone	family.	The	review	focuses	on	
conformity	to	the	approved	comprehensive	design	plan	CDP-0902.	In	addition	to	reviewing	the	
plan	against	the	prior	approved	plan,	attention	is	given	to	building	and	landscape	design,	drainage,	
conformity	with	prior	tree	conservation	plans	and	landscape	standards,	and	other	environmental	
factors.	Additionally,	there	is	a	requirement	that	the	development	be	adequately	served	within	a	
reasonable	period	of	time	with	existing	or	programmed	public	facilities,	or	facilities	otherwise	
provided	as	part	of	the	development.	
	
The	underlying	subdivision	is	Preliminary	Plan	of	Subdivision	4-09003,	and	this	plan	will	be	
compared	against	that	plan	for	conformity	to	trip	caps	and	other	conditions	as	well.	There	is	a	prior	
SDP	for	infrastructure,	SDP-1304.	That	plan	has	no	transportation-related	conditions. Prior	
application	A-9987	contains	several	traffic-related	conditions;	those	conditions	will	be	verified	
herein.	
	
The	departure	is	sizable	–	a	departure	of	approximately	138	parking	spaces	from	the	requirements	
of	Section	27-568(a)	of	the	Zoning	Ordinance.	The	departure	is	reviewed	against	five	findings	and	
several	considerations	provided	in	Section	27-588.	
	
Review	Comments	
The	applicant	proposes	243	multifamily	residences.	The	table	below	summarizes	the	trip	
generation	in	each	peak	hour	that	will	be	used	to	demonstrate	conformance	to	the	PPS	trip	cap	for	
the	site:	
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Trip	Generation	Summary:	SDP-1701-04:	Timothy	Branch	

Land	Use	
Use	

Quantity	 Metric	
AM	Peak	Hour	 PM	Peak	Hour	

In	 Out	 Tot	 In	 Out	 Tot	
Current	Proposal	
SDP-1701-04	
Multifamily	 243	 units	 24	 102	 126	 95	 51	 146	

Total:	Current	Proposal	 24	 102	 126	 95	 51	 146	
	

Other	Approvals	and	Pending	Proposals	
SDP-1701-01	Single-
Family	Detached	 39	 units	 6	 23	 29	 23	 12	 35	

SDP-1701-01	
Townhouse	 212	 units	 30	 118	 148	 110	 60	 170	

SDP-1701-01	Two	Over	
Two	 72	 units	 10	 40	 50	 38	 20	 58	

SDP-1701-03	Single-
Family	Detached	 125	 units	 19	 75	 94	 74	 39	 113	

SDP-1701-03	
Townhouse	 126	 units	 18	 70	 88	 66	 35	 101	

Total	Trips	for	Approved/Pending	Proposals	 83	 326	 409	 311	 166	 477	
Total	Trips	Including	Current	Proposal	 107	 428	 535	 406	 217	 623	
Trip	Cap:	Per	CDP-0901/CDP-0902/4-09003	 	 	 1,269	 	 	 1,775	
	
Access	and	circulation	are	acceptable.	Upon	acceptance,	it	was	determined	that	the	Office	of	the	Fire	
Marshal	for	Prince	George’s	County	should	comment	on	circulation	and	the	distance	between	
buildings.	By	email	dated	May	5,	2020	(Reilly	to	Bossi)	the	Office	of	the	Fire	Marshal	determined	
that	various	elements	of	the	plan	appeared	to	be	adequate.	
	
The	overall	site	is	affected	by	several	planned	transportation	facilities.	
	
•	 The	F-9	facility,	which	is	along	existing	US	301/MD	5,	is	a	planned	freeway	facility.	This	

facility	is	adjacent	to	the	area	proposed	for	development	under	the	current	plan,	and	
sufficient	right-of-way	was	determined	pursuant	to	PPS	4-09003.	

	
•	 The	A-63	facility	traverses	the	site	from	north	to	south.	Correct	dedication	of	a	120-foot	

right-of-way	is	shown	on	the	plan.	
		
•	 The	2009	Approved	Subregion	5	Master	Plan	and	Sectional	Map	Amendment	reflects	a	

future	transit	facility	between	Charles	County	and	the	Branch	Avenue	Metrorail	station.	
This	facility	is	adjacent	to	the	area	proposed	for	development	under	the	current	plan.	The	
plan	reflects	approximately	200	feet	of	buffering	and	berming	to	accommodate	this	future	
need.	
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Prior	Approvals	
Basic	Plan/Zoning	Map	Amendments	A-9987/A-9988	for	this	site	were	reviewed	and	approved	by	
the	District	Council	on	June	16,	2008	(District	Council	Zoning	Ordinance	No.	17-2008).	The	District	
Council	approved	the	basic	plan	with	two	traffic-related	conditions	which	are	applicable	to	the	
review	of	this	DSP	and	warrant	discussion,	as	follows:	
	

1.	 At	the	time	of	Comprehensive	Design	Plan,	the	Transportation	Planning	Staff	
shall	make	Master	Plan	transportation	facility	recommendations	consistent	
with	the	Subregion	V	Master	Plan.	

	
This	condition	was	met	during	CDP	and	PPS	review.	
	
2.	 At	the	time	of	Comprehensive	Design	Plan	and	Preliminary	Plan	of	

Subdivision,	the	Transportation	Planning	Staff	shall	review	a	traffic	impact	
study	as	a	means	of	making	findings	of	the	adequacy	of	transportation	
facilities.	The	traffic	study	shall,	at	a	minimum,	include	the	following	as	critical	
intersections:	

	
a.	 MD	5	and	Brandywine	Road	(signalized)	
b.	 US	301	and	MD	381/Brandywine	Road	(signalized)	
c.	 MD	381	and	Mattawoman	Drive	(unsignalized)	
d.	 US	301	and	Mattawoman	Drive	(proposed)	
e.	 US	301/MD	5	and	proposed	A-55	(future)	
f.	 US	301/MD	5	and	Matapeake	Business	Drive/Clymer	Drive	
	 (signalized)	
g.	 US	301/MD	5	and	Cedarville	Road/McKendree	Road	(signalized)	
h.	 Future	Mattawoman	Drive	and	proposed	A-55	(future)”	

	
This	condition	was	met	during	CDP	and	PPS	review.	Findings	regarding	all	intersections	
were	provided	during	those	reviews.	
	

Comprehensive	Design	Plan	(CDP)-0902	for	this	site	was	reviewed	and	approved	by	the	Planning	
Board	on	October	7,	2010	(PGCPB	Resolution	No.	10-110),	reconsidered	and	approved	by	the	
Planning	Board	on	March	15,	2015	(PGBPB	Resolution	No.	10-110(A)),	with	both	actions	affirmed	
by	the	District	Council.	The	Planning	Board	approved	the	CDP	with	five	traffic-related	conditions	
which	are	applicable	to	the	review	of	this	DSP	and	warrant	discussion,	as	follows:	
	

2.	 The	total	areas	within	the	L-A-C	zone	(CDP-0901)	and	the	R-M	zone		
(CDP-0902)	comprise	a	combined	total	trip	cap	of	1,269	trips	in	the	AM	and	
1,775	trips	in	the	PM.	If	the	densities	of	the	L-A-C	zone	or	the	R-M	zone	are	
modified	for	any	reason,	trips	may	be	re-allocated	between	these	two	zones	
(CDP-0901	&	CDP-0902)	such	that	the	overall	trip	cap	of	1,269	AM	and	1,775	
PM	trips	is	not	exceeded.	

	
This	condition	establishes	an	overall	trip	cap	for	the	subject	property	of	1,269	AM	and	1,775	
PM	peak-hour	trips	for	the	overall	Villages	at	Timothy	Branch	site.	The	proposal,	when	
combined	with	prior	approvals	and	another	pending	case,	would	generate	535	AM	and	623	
PM	peak-hour	trips	as	noted	in	the	table	above.	

SDP-1701-04 & DPLS-477_Backup  371 of 383



SDP-1701-04	and	DPLS-477:	Timothy	Branch	
May	11,	2020	
Page	4	
 
 

	
37.	 At	the	time	of	preliminary	plan	approval,	the	plan	shall	reflect	the	following	

rights-of-way:	
	

a.	 A	120-foot	right-of-way	along	A-63,	Mattawoman	Drive,	from	north	to	
south	through	the	subject	property.	

	 	 	
b.	 A	right-of-way	of	40	feet	from	centerline	along	C-613,	MD	381,	along	

the	site’s	entire	frontage.	
	
Appropriate	dedication	was	shown	on	the	preliminary	plan	of	subdivision.	
	
38.	 The	applicant	and/or	the	applicant’s	heirs,	successors	and/or	assignees	shall	

provide	the	following	transportation	improvements	as	proffered	in	the	July	
2009	traffic	impact	study.			

	
a.	 A	third	northbound	through	lane	along	US	301	through	the	MD	381	and	

the	Mattawoman	Drive	intersections,	beginning	approximately	1,000	
feet	south	of	MD	381	and	continuing	approximately	2,500	feet	north	of	
MD	381.		The	elimination	of	left	turns	at	the	US	301/MD	381	
intersection	coincident	with	the	construction	of	a	northbound	left-turn	
lane	along	US	301	at	Mattawoman	Drive	shall	be	constructed	by	the	
applicant	if	required	by	SHA.	

	
b.	 A	northbound	left-turn	lane	along	US	301	at	Mattawoman	Drive,	

subject	to	SHA	approval.	
	
c.	 The	signalization	of	the	MD	381/Mattawoman	Drive	intersection,	along	

with	the	addition	of	a	westbound	left-turn	lane	along	MD	381	at	
Mattawoman	Drive.	

	
d.	 The	extension	of	Mattawoman	Drive,	south	of	the	subject	property	to	

connect	to	Matapeake	Business	Drive.			
	
This	condition	is	discussed	under	Condition	19	of	the	PPS.		

	
39.	 The	applicant	and	the	applicant’s	heirs,	successors,	and/or	assignees	shall	

contribute	toward	and	participate	in	the	construction	of	certain	additional	off-
site	transportation	improvements	as	identified	hereinafter.		These	
improvements	shall	be	funded	and	constructed	through	the	formation	of	a	
road	club	that	will	include	the	applicant,	the	Montgomery	Ward’s	Brandywine	
Distribution	Center,	the	Brandywine	Commerce	Center,	the	Mattawoman-
Brandywine	Commerce	Center,	the	Brandywine	Business	Park,	the	
Brandywine/301	Industrial	Park,	the	Hampton	CDZ,	and	other	property	
owners	in	the	area	designated	as	Employment	Area	C	in	the	Subregion	5	
Master	Plan,	as	well	as	any	properties	along	US	301/MD	5	between	T.B.	(the	
intersection	of	US	301	and	MD	5	in	Prince	George’s	County)	and	Mattawoman	
Creek,	and	any	other	properties	for	which	participation	is	deemed	necessary	
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by	the	Planning	Board.		For	development	on	the	subject	property,	the	
applicant’s	sole	funding	responsibility	toward	the	construction	of	these		
off-site	transportation	improvements	shall	be	payment	of	the	following:	

	
For	commercial	buildings,	a	fee	calculated	as	$1.41	per	gross	square	
foot	of	space	X	(Engineering	News-Record	Highway	Construction	Cost	
index	at	time	of	payment)	/	(Engineering	News-Record	Highway	
Construction	Cost	Index	for	first	quarter,	1993).	
	
For	each	single-family	detached	unit,	a	fee	calculated	as	$1,306	x	
(Engineering	News-Record	Highway	Construction	Cost	Index	at	time	of	
payment)	/	(Engineering	News-Record	Highway	Construction	Cost	
Index	for	first	quarter,	1993).	
	
For	each	townhouse,	duplex,	two	over	two	unit,	a	fee	calculated	as	
$1,187	X	(Engineering	News-Record	Highway	Construction	Cost	Index	
at	time	of	payment)	/	(Engineering	News-Record	Highway	Construction	
Cost	Index	for	first	quarter,	1993).		
	
For	each	multi-family	unit,	a	fee	calculated	as	$886	X	(Engineering	
News-Record	Highway	Construction	Cost	Index	at	time	of	payment)	/	
(Engineering	News-Record	Highway	Construction	Cost	Index	for	first	
quarter,	1993).			

	
This	condition	(the	quote	above	drops	the	means	of	payment	and	the	extensive	list	of	
improvements	intended	for	funding)	requires	payments	to	the	Brandywine	Road	Club.	This	
project’s	participation	in	the	Brandywine	Road	Club	was	further	confirmed	by	the	recent	
adoption	of	Council	Resolution	CR-9-2017,	and	that	resolution	elevated	the	construction	of	
Mattawoman	Drive	through	the	subject	property	to	the	top	of	the	priority	list.	Pro-rata	
payments	shall	be	required	in	accordance	with	the	condition	at	the	time	of	each	building	
permit.	
	
40.	 The	R-M	portion	of	the	CDP	shall	be	modified	to	indicate	that	the	portion	of		

A-63	between	the	more	southerly	traffic	circle	and	the	southern	property	line	
shall	be	labeled	as	A-63,	and	shall	make	provision	for	a	120-foot	right-of-way.	

	
The	modification	was	made,	and	appropriate	dedication	was	shown	on	the	preliminary	plan	
of	subdivision.	

	
PPS	4-09003	for	this	site	was	reviewed	and	approved	by	the	Planning	Board	on	October	28,	2010	
(PGCPB	Resolution	No.	10-117(A/1)).	The	Planning	Board	approved	the	PPS	with	four		
traffic-related	conditions	which	are	applicable	to	the	review	of	this	DSP	and	warrant	discussion,	as	
follows	(Conditions	20	and	21	of	the	PPS	are	substantially	identical	to	Conditions	46	and	2	of		
CDP-0902	respectively):	
	

18.	 At	the	time	of	final	plat	approval,	the	applicant	shall	dedicate	the	following	
rights-of-way	as	reflected	on	the	approved	preliminary	plan	of	subdivision:	
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a.	 A	120-foot	right-of-way	along	A-63,	Mattawoman	Drive,	from	north	to	
south	through	the	subject	property.	

	 	 	
b.	 A	right-of-way	of	40	feet	from	centerline	along	C-613,	MD	381,	along	

the	site’s	entire	frontage.	
	
Appropriate	dedication	was	shown	on	the	preliminary	plan	of	subdivision	and	will	be	
accomplished	as	the	property	is	platted.	
	
19.	 The	applicant	and/or	the	applicant’s	heirs,	successors	and/or	assignees	shall	

provide	the	following	transportation	improvements	as	proffered	in	the	July	
2009	traffic	impact	study.			

	
a.	 A	third	northbound	through	lane	along	US	301	through	the	MD	381	and	

the	Mattawoman	Drive	intersections,	beginning	approximately	1,000	
feet	south	of	MD	381	and	continuing	approximately	2,500	feet	north	of	
MD	381.		The	elimination	of	left	turns	at	the	US	301/MD	381	
intersection	coincident	with	the	construction	of	a	northbound	left-turn	
lane	along	US	301	at	Mattawoman	Drive	shall	be	constructed	by	the	
applicant	if	required	by	SHA.	

	
b.	 A	northbound	left-turn	lane	along	US	301	at	Mattawoman	Drive,	

subject	to	SHA	approval.	
	
c.	 The	signalization	of	the	MD	381/Mattawoman	Drive	intersection,	along	

with	the	addition	of	a	westbound	left-turn	lane	along	MD	381	at	
Mattawoman	Drive.	

	
d.	 The	extension	of	Mattawoman	Drive,	south	of	the	subject	property	to	

connect	to	Matapeake	Business	Drive.			
	
As	a	means	of	determining	that	the	development	will	be	adequately	served	within	a	
reasonable	period	of	time	with	existing	or	programmed	transportation	facilities,	or	facilities	
otherwise	provided	as	part	of	the	development,	a	phasing	plan	for	each	improvement	has	
been	provided	by	the	applicant. 

 
The	submitted	phasing	plan	states	that	the	CDP	and	PPS	resolutions	already	allow	Villages	
at	Timothy	Branch	to	move	forward	based	solely	on	payment	of	the	Brandywine	Road	Club	
fees,	and	the	order	of	construction	is	based	upon	the	availability	of	funds	and	the	phased	
construction	of	items	as	required	in	CR-9-2017.	This	is	not	completely	true,	as	this	
statement	seems	to	be	in	conflict	with	Condition	38	of	CDP-0902	which	states	that	the	
applicant	“shall	provide	the	following	transportation	improvements”	as	noted	in	the	
condition	and	as	proffered	in	the	traffic	study	provided	for	review.	The	phasing	for	each	
item,	as	noted	by	the	applicant,	is	described	below:	
	

a.	 A	third	northbound	through	lane	along	US	301:	This	improvement	is	subject	
to	the	payment	of	fees	through	the	Brandywine	Road	Club.	Pursuant	to	the	
priority	project	listing	within	Council	Resolution	CR-9-2017,	this	
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improvement	is	a	later	priority,	and	higher	priorities	within	CR-9-2017	
would	be	constructed	earlier	subject	to	available	funding	under	the	
Brandywine	Road	Club.	

	
b.	 A	northbound	left-turn	lane	along	US	301	at	Mattawoman	Drive:	This	

improvement	is	subject	to	the	payment	of	fees	through	the	Brandywine	
Road	Club.	Pursuant	to	the	priority	project	listing	within	Council	Resolution	
CR-9-2017,	this	improvement	is	a	later	priority,	and	higher	priorities	within	
CR-9-2017	would	be	constructed	earlier	subject	to	available	funding	under	
the	Brandywine	Road	Club.	

	
c.	 The	signalization	of	the	MD	381/Mattawoman	Drive	intersection,	along	with	

the	addition	of	a	westbound	left-turn	lane	along	MD	381	at	Mattawoman	
Drive:	The	signalization	is	subject	to	warrants	being	met	at	the	MD	
381/Mattawoman	Drive	intersection.	An	initial	signal	warrant	analysis	has	
been	done,	and	the	signal	warrant	analysis	will	be	redone	upon	completion	
of	the	full	Mattawoman	Drive	connection	from	MD	381	to	Matapeake	
Business	Drive.	This	will	allow	the	State	to	determine	if	the	warrants	are	
satisfied,	and	to	make	a	decision	on	when	the	traffic	signal	should	be	
installed.	This	is	a	reasonable	timeframe	for	the	completion	of	this	
improvement.	

	
d.	 The	extension	of	Mattawoman	Drive,	south	of	the	subject	property	to	

connect	to	Matapeake	Business	Drive:	This	improvement	is	subject	to	the	
payment	of	fees	through	the	Brandywine	Road	Club.	Pursuant	to	the	priority	
project	listing	within	Council	Resolution	CR-9-2017,	this	improvement	is	an	
earlier	priority.	The	applicant	is	currently	working	with	the	County	to	
complete	the	Mattawoman	Drive	connection	from	MD	381	to	Matapeake	
Business	Drive,	and	it	is	currently	under	construction	(aerial	photography	
confirms	this).	The	applicant	expects	this	connection	to	be	open	to	traffic	in	
late	2020.	This	is	a	reasonable	timeframe	for	the	completion	of	this	
improvement.	

	
Departure	from	Parking	and	Loading	Standards	
From	the	standpoint	of	transportation,	a	substantive	portion	of	this	review	involves	review	of	the	
departure	from	parking	and	loading	standards.	The	proposal	is	for	243	multifamily	residences.	The	
proposal	would	require	527	parking	spaces.	The	applicant	proposes	to	provide	389	parking	spaces,	
and	the	resulting	departure	request	is	for	138	parking	spaces.	Pursuant	to	Section	27-588	of	the	
Zoning	Ordinance,	the	applicant	has	submitted	a	statement	of	justification	(SOJ)	to	address	the	
required	findings	for	a	departure	from	the	number	of	Parking	and	Loading	Space	(DPLS):	
	

(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;		
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Comment:		The	applicant	asserts	that	there	are	three	key	reasons	for	proposing	the	
departure:	the	needs	of	the	use	versus	the	utilization	of	parking	at	other	nearby	
multifamily	complexes,	the	amenities	that	are	provided	within	the	subject	site	which	
are,	to	some	extent	made	possible	by	providing	less	parking,	and	the	consideration	
of	the	parking	requirements	in	the	current	versus	the	proposed	new	Zoning	
Ordinance.	Staff	believes	that	reducing	the	impermeable	surfaces	that	result	from	
overparking	a	site	has	some	merit	and	is	fully	consistent	with	the	overall	purposes	
of	Subtitle	27.	The	transportation	staff	believes	that	the	applicant’s	arguments	are	
supportable	and	well-documented	within	the	SOJ.	

	
ii.	 The	departure	is	the	minimum	necessary,	given	the	specific	

circumstances	of	the	request;	
	

Comment:		Staff	notes	that	the	applicant	has	not	provided	any	concepts	of	how	the	
departure	could	be	reduced	through	the	provision	of	the	additional	parking	spaces.	
Nevertheless,	this	is	a	small	site	with	the	need	for	a	wide	buffer	along	US	301/MD	5	
next	to	the	residential	development.		
	
The	applicant	does	state	that	provision	of	additional	parking	could	result	in	a	loss	of	
landscaping	and	amenities.	Therefore,	staff	believes	that	this	finding	is	met.	

	
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	
County	which	were	predominantly	developed	prior	to	November	29,	
1949;	

	
Comment:		The	case	of	“specialness”	is	a	difficult	standard	to	prove	and	the	
applicant	has	not	really	cited	anything	in	the	discussion	of	this	finding	in	the	SOJ	to	
make	this	case.	By	themselves,	amenities	such	as	landscaping	and	a	dog	park	do	not	
create	specialness.	There	are	two	factors	that	staff	believes	make	the	subject	
property	deserving	of	extra	consideration.	First	and	foremost,	the	subject	site	is	
limited	by	a	wide	buffer	along	US	301/MD	5,	nearby	environmental	features,	and	
the	presence	of	a	120-foot	arterial	right-of-way	along	its	frontage.	To	some	degree,	
such	features	are	present	on	all	developments,	but	the	combination	and	size	of	these	
features	makes	the	site	worthy	of	special	considerations.	
	
The	second	factor	involves	parking	standards	for	multifamily	development	in	the	
current	Zoning	Ordinance.	It	has	been	stated	that	current	standards	require	too	
much	parking	for	multifamily	uses.	This	seems	clear	in	considering	the	parking	ratio	
(the	parking	ratio	is	the	number	of	parking	spaces	provided	divided	by	number	of	
residential	units)	if	the	requirements	of	Section	27-568	were	strictly	followed	
versus	utilization	in	other	multifamily	complexes	in	the	area.	The	current	Zoning	
Ordinance	would	yield	a	parking	ratio	of	2.17.	The	applicant	has	cited	data	from	
other	complexes	in	the	area	that	show	that	they	are	parked	at	an	average	of	1.83	
spaces	per	apartment	–	and	they	actually	use	1.4	spaces	per	apartment.	The	
proposed	Zoning	Ordinance	appears	to	reduce	parking	for	multifamily	uses	in	all	
areas	of	the	County	as	a	means	of	correcting	this	issue.	It	is	believed	that	the	use	
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warrants	some	consideration	as	special	regarding	parking	supply,	especially	where	
other	factors	might	pose	limits	on	the	development	of	the	site.	
	
For	these	two	reasons,	it	is	believed	that	the	site	has	circumstances	that	make	it	
special.		

	
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;		

	
Comment:		The	applicant	believes	that	all	methods	have	been	attempted	and	found	
to	be	impractical.	In	considering	this	departure,	it	is	worthwhile	to	note	that	under	
the	new	Zoning	Ordinance	the	site	would	be	within	the	TAC-C	Zone.	The	
applicant’s	proposed	parking	–	with	the	departure,	would	be	more	than	the	
requirement	of	275	spaces	per	the	new	Zoning	Ordinance.	In	summary,	the	
transportation	planners	would	agree	with	the	applicant’s	assertion.		

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

infringed	upon	if	the	departure	is	granted.	
	
Comment:		Justifying	this	finding	by	saying	that	there	will	be	adequate	parking	with	
no	spillover	into	surrounding	area	is	not	sufficient.	Although	there	are	no	existing	
residential	communities	near	the	site,	the	applicant	plans	single-family	residential	
development	immediately	north	of	this	site.	However,	the	small	private	streets	
planned	nearest	the	site	will	not	be	conducive	to	on-street	parking,	and	the	nearest	
public	street	will	either	not	have	on-street	parking	(Mattawoman	Drive)	or	will	not	
be	convenient	to	future	residents	of	the	subject	site.	As	such,	it	is	believed	that	the	
finding	is	met.	

	
In	summary,	the	Transportation	Planning	Section	staff	concur	with	the	findings	addressed	by	the	
applicant	and	recommend	approval	of	the	Departure	from	Parking	and	Loading	Standards	to	permit	
a	total	of	389	parking	spaces	(a	reduction	of	138	spaces).		
	
Conclusion	
From	the	standpoint	of	transportation	and	in	consideration	of	the	findings	contained	herein,	it	is	
determined	that	this	plan	is	acceptable	if	the	application	is	approved,	along	with	the	accompanying	
departure.	
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Approved HPA

Created by: Ann Russell
On: 04/27/2020 04:39 PM
See the Letter of Findings #8 and Approved Sketch for Comments.  

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




WSSC Design and Hydraulic Comments

Created by: Ann Russell
On: 04/27/2020 05:09 PM
1.  Align water and sewermains and service connection(s) to avoid environmental, storm water management facilities, ESD Devices, other utilities, landscaping, tree boxes and structures or paving impacts for future maintenance.  

2.  Provide proper protection of water supply where water main is below or parallel to sewer main, building drain, sewer house connection or septic field and when pipe crosses other utilities.

3.  Align any water/sewer pipelines to avoid conflicts with large storm drains, culverts, deep side ditches, etc.  Maintain the required horizontal clearances from other utilities, retaining walls, sediment traps, street lights, paving, etc. See WSSC 2017 Pipeline Design Manual Part Three, Section 3; Pipeline Crossings and Clearances.

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

5.  Condominiums in Prince George’s County. Pursuant to State law, condominium or cooperative ownership projects in Prince George’s County (or conversions to condominium or cooperative ownership) may not be served by a master meter. Each unit must have a separate meter, account and shutoff valve in accordance with the WSSC 2019 Plumbing and Fuel Gas Code.  See WSSC 2019 Development Service Code 702.5.1

6.  3-inch and larger meter settings shall be furnished and installed by the utility contractor in an outside meter vault. Show and label vault and required WSSC easement. WSSC prefers an outside meter in a vault, however and indoor meter may be allowed under certain conditions.  See WSSC 2019 Plumbing & Fuel Gas Code 111.5.7 & 603.4.1 

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

8.  The minimum horizontal clearance from a building to the outside diameter of a WSSC pipeline is 15-feet.  The minimum spacing between adjacent buildings with both water and sewer lines between them must be 40-feet.  In some cases where connections, fire hydrants, or deep water/sewer lines are involved, additional easement width is required.

9.  Any grading change in pipe loading (including but not limited to proposed fill or excavation), adjustment to manhole rims, fire hydrant relocations, placement of access roads or temporary haul roads, temporary sediment control devices, paving construction or construction related activity of any kind over an existing WSSC water or sewer main or within an existing WSSC right-of-way requires advance approval by WSSC.  Any proposed public street grade establishment plan (GEP) with an existing WSSC water or sewer main of any size located within the existing or proposed public street right-of-way requires WSSC approval directly on the original GEP prior to approval of the GEP by the County Department of Public Works and Transportation.  Any work (design, inspection, repair, adjustment, relocation or abandonment of existing WSSC facilities) is done at the sole expense of the applicant/builder/developer.  Contact WSSC Relocations Unit at (301) 206-8672 for review procedures and fee requirements.  
See WSSC 2017 Pipeline Design Manual, Part Three, Section 5 & Section11.  

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

11.  See Letter of Findings #8 and Approved Sketch for this project for Hydraulic Comments.



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




WSSC Plan Review Comments

Created by: Damilola Ibikunle
On: 04/28/2020 08:07 AM
A001- SDP-1701-04 - Timothy Branch

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




WSSC Plan Review Fee

Created by: Damilola Ibikunle
On: 04/28/2020 08:08 AM
The Required WSSC Plan review fee of $1583.00 has been paid

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




WSSC Standard Comments for all Plans

Created by: Damilola Ibikunle
On: 04/28/2020 08:09 AM
1.  WSSC comments are made exclusively for this plan review based on existing system conditions at this time. We will reevaluate the design and system conditions at the time of application for water/sewer service.

2.  Coordination with other buried utilities:

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

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

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

--------- 0 Replies ---------
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DL_200428_30328_23100_692390250_1.pdf - Changemark Notes ( 5 Notes )

1  -  Approved HPA

Created by: Ann Russell
On: 04/27/2020 04:39 PM

See the Letter of Findings #8 and Approved Sketch for Comments.  

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

2  -  WSSC Design and Hydraulic Comments

Created by: Ann Russell
On: 04/27/2020 05:09 PM

1.  Align water and sewermains and service connection(s) to avoid environmental, storm water 
management facilities, ESD Devices, other utilities, landscaping, tree boxes and structures or 
paving impacts for future maintenance.  

2.  Provide proper protection of water supply where water main is below or parallel to sewer 
main, building drain, sewer house connection or septic field and when pipe crosses other utilities.

3.  Align any water/sewer pipelines to avoid conflicts with large storm drains, culverts, deep side 
ditches, etc.  Maintain the required horizontal clearances from other utilities, retaining walls, 
sediment traps, street lights, paving, etc. See WSSC 2017 Pipeline Design Manual Part Three, 
Section 3; Pipeline Crossings and Clearances.

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

5.  Condominiums in Prince George’s County. Pursuant to State law, condominium or 
cooperative ownership projects in Prince George’s County (or conversions to condominium or 
cooperative ownership) may not be served by a master meter. Each unit must have a separate 
meter, account and shutoff valve in accordance with the WSSC 2019 Plumbing and Fuel Gas 
Code.  See WSSC 2019 Development Service Code 702.5.1

6.  3-inch and larger meter settings shall be furnished and installed by the utility contractor in an 
outside meter vault. Show and label vault and required WSSC easement. WSSC prefers an 
outside meter in a vault, however and indoor meter may be allowed under certain conditions.  
See WSSC 2019 Plumbing & Fuel Gas Code 111.5.7 & 603.4.1 

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

8.  The minimum horizontal clearance from a building to the outside diameter of a WSSC pipeline 
is 15-feet.  The minimum spacing between adjacent buildings with both water and sewer lines 
between them must be 40-feet.  In some cases where connections, fire hydrants, or deep 
water/sewer lines are involved, additional easement width is required.

9.  Any grading change in pipe loading (including but not limited to proposed fill or excavation), 
adjustment to manhole rims, fire hydrant relocations, placement of access roads or temporary 
haul roads, temporary sediment control devices, paving construction or construction related 
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activity of any kind over an existing WSSC water or sewer main or within an existing WSSC 
right-of-way requires advance approval by WSSC.  Any proposed public street grade 
establishment plan (GEP) with an existing WSSC water or sewer main of any size located within 
the existing or proposed public street right-of-way requires WSSC approval directly on the 
original GEP prior to approval of the GEP by the County Department of Public Works and 
Transportation.  Any work (design, inspection, repair, adjustment, relocation or abandonment of 
existing WSSC facilities) is done at the sole expense of the applicant/builder/developer.  Contact 
WSSC Relocations Unit at (301) 206-8672 for review procedures and fee requirements.  
See WSSC 2017 Pipeline Design Manual, Part Three, Section 5 & Section11.  

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

11.  See Letter of Findings #8 and Approved Sketch for this project for Hydraulic Comments.

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

3  -  WSSC Plan Review Comments

Created by: Damilola Ibikunle
On: 04/28/2020 08:07 AM

A001- SDP-1701-04 - Timothy Branch

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

4  -  WSSC Plan Review Fee

Created by: Damilola Ibikunle
On: 04/28/2020 08:08 AM

The Required WSSC Plan review fee of $1583.00 has been paid

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

5  -  WSSC Standard Comments for all Plans

Created by: Damilola Ibikunle
On: 04/28/2020 08:09 AM

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

2.  Coordination with other buried utilities:

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

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

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

--------- 0 Replies ---------
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        Date May 11, 2020 

 

 

MEMORANDUM 
 

TO: Adam Bossi, Urban Design 

FROM: Tempi Chaney, Permit Review Section 

SUBJECT:  SDP-1701-04 - Timothy Branch  

 

1. Will signage be approved as part of this revision? If so, provide overall dimensions of the 
main entrance structure, provide dimensions of the sign area and the square footage of 
the sign area on the sign detail sheet. The sheet showing signage is not legible.  
 

2. The dimensions of each building should be shown on the site plan either on each 
individual building or on a template of the buildings, this would include the clubhouse 
also. 
 
 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
• c 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.pgplanning.org 
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April 20, 2020 
 
MEMORANDUM 
 
TO: Adam Bossi, Planner Coordinator, Urban Design Section 
 
VIA: Howard Berger, Historic Preservation Section, Countywide Planning Division 
 
FROM: Jennifer Stabler, Historic Preservation Section, Countywide Planning Division 
  Tyler Smith, Historic Preservation Section, Countywide Planning Division 
 
SUBJECT: SDP-1701-04 & DPLS-477 Timothy Branch 
 
The subject property is comprised of 322.41 acres located on the south side of MD-381 
(Brandywine Road), approximately 1,000 feet east of the intersection with Short Cut Road. The 
subject site development plan (SDP) revision proposes the development of 243 multifamily 
residential units in the RM-5 Zone in the southwestern portion of the overall Timothy Branch 
Development where Mattawoman Drive becomes Matapeake Business Drive. The subject departure 
from parking and loading spaces (DPLS) proposes departure from parking and loading spaces to 
accommodate an approximate 1.6 parking ratio. The subject property is Zoned L-A-C, M-I-O, and  
R-M. 
 
Phase I and II archeology was completed on the subject property in 2009 and interpretive signage 
is required in the lobby of the clubhouse prior to the occupancy permit. The Historic Preservation 
Section recommend approval of SDP-1701-04 with no additional conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MN 
THEIMARYL~ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
•c 

14741 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
TTY: (301) 952-4366 
www.mncppc.org/pgco 
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AGENDA ITEM:   8 & 9 
AGENDA DATE:  6/11/2020 

Additional Back-up 

For 

SDP-1701-4 & DPLS-477
 Timothy Branch
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