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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Detailed Site Plan DSP-20038  

Type 2 Tree Conservation Plan TCP2-053-02-03 
Alternative Compliance AC-20014 
The Venue 

 
 

The Urban Design staff has completed the review of the subject application and appropriate 
referrals. The following evaluation and findings lead to a recommendation of APPROVAL with 
conditions as described in the RECOMMENDATION section of this report. 
 
 
EVALUATION 
 

The detailed site plan application was reviewed and evaluated for conformance with the 
following criteria: 
 
a. The requirements of Zoning Map Amendments A-9991-C and A-9992-C; 
 
b. The requirements of the Prince George’s County Zoning Ordinance for the Townhouse (R-T), 

One-Family Detached Residential (R-55) Zones, and the site design guidelines; 
 
c. The requirements of Conceptual Site Plan CSP-96073-01; 
 
d. The requirements of Preliminary Plan of Subdivision 4-19029; 
 
e. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

Conservation Ordinance; 
 
f. The requirements of the 2010 Prince George’s County Landscape Manual; 
 
g. The requirements of the Prince George’s County Tree Canopy Coverage Ordinance; and, 
 
h. Referral comments. 
 
 
FINDINGS 
 

Based upon the analysis of the subject detailed site plan, the Urban Design Section 
recommends the following findings: 
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1. Request: The subject detailed site plan (DSP) is for approval of 90 single-family attached 
(townhouse) dwelling units as Phase 1 development of a larger property. 

 
2. Development Data Summary: 
 

 EXISTING PROPOSED 
Zone(s) I-3/R-T/R-55 I-3/R-T/R-55 
Use(s) Vacant Townhouses  
Total Acreage 15.14 15.14 

R-T Zone  8.55 8.55 
R-55 Zone  6.20 6.20 
I-3 Zone  0.39 0.39 

Total Townhouse Dwelling Units - 90 
 
Parking Information 
 
Parking Required  184 
2.04 spaces/unit @ 90 units  184 
  
Parking Provided 239 
Garage Spaces @ 2 spaces/unit 180 
On-Street Spaces  59*  
 
Note:  *The applicant indicated that they intend to revise the submitted DSP to allow for a 

total of 59 on-street parking spaces for residents and visitors. These will include two 
standard and one van-accessible handicapped parking space. A condition has been 
included in the Recommendation section herein that requires the applicant to revise 
the DSP to show the additional spaces and correct the parking information, prior to 
certification. 

 
Architectural Models 
Model Name Base Finished  

Square Footage 
Total Finished Square Footage  

(with all options) 
2-Car Garage 

The Davidson  1,767 2,019 Yes 
The Loft 2,397 2,416 Yes 

 
3. Location: The larger property is located on the north side of Ritchie Marlboro Road, 

approximately 750 feet east of its intersection with I-95/I-495 (Capital Beltway), identified 
as 1700 Ritchie Marlboro Road, Upper Marlboro, Maryland, in Planning Area 73 and 
Council District 6. Specifically, the proposed Phase I included in this DSP is located in the 
northwest quadrant of the intersection of Ritchie Marlboro Road and the newly created 
McCarthy Drive.  

 
4. Surrounding Uses: To the west of the larger site is Maryland State Highway Administration 

(SHA) property, which contains an entrance ramp leading from Ritchie Marlboro Road to the 
outer loop of I-95/I-495. The properties to the east comprise an existing single-family 
residential community in the One-Family Detached Residential (R-80) Zone. Across Ritchie 
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Marlboro Road to the south is property zoned Mixed Use-Transportation Oriented that is 
developed with townhouses and a food or beverage store/gas station. To the north and 
northwest of the subject property is Maryland-National Capital Park and Planning 
Commission (M-NCPPC) parkland. Specifically, this Phase 1 site is along the eastern edge, 
and is bounded to the south and west by the Phase 2 development area, and the existing 
church site is to the north and west. 

 
5. Previous Approvals: The subject property was rezoned from the R-80 Zone to the Planned 

Industrial/Employment Park (I-3) Zone in the adoption of the 1990 Approved Master Plan 
Amendment and Adopted Sectional Map Amendment for Largo-Lottsford, Planning Area 73 
(Largo-Lottsford Master Plan and SMA). The Prince George’s County Planning Board 
approved Conceptual Site Plan CSP-96073 for Greenwood Manor on July 24, 1997 (PGCPB 
Resolution No. 97-224). The Planning Board approved Preliminary Plan of Subdivision 
(PPS) 4-97107 and Type I Tree Conservation Plan TCPI-067-97 for Greater Morning Star 
Pentecost Church on October 28, 1997. This PPS created Lot 1, which contains the church, 
and Lots 2 and 3, which were intended for uses in conformance with the I-3 Zone. 
Subsequently, Lots 2 and 3, comprising approximately 7.66 acres, were conveyed to SHA, 
resulting in the current land area of 54 acres. On September 5, 2002, the Planning Board 
approved Detailed Site Plan DSP-02018 and Type II Tree Conservation Plan TCPII-053-02 
for development of the existing church on the property. DSP-02018 has been revised four 
times, of which three revisions were approved administratively and one revision to the 
church building design was approved by the Planning Board on September 24, 2009. 
DSP-02018-05 is currently pending Director level review to show the removal of this DSP 
area from the larger church property.  

 
The Prince George’s County District Council adopted Zoning Map Amendments A-9991-C 
and A-9992-C on September 8, 2008, to rezone approximately 5.99 acres of the property to 
the One-Family Detached Residential (R-55) Zone (A-9991-C), and approximately 10.67 
acres to the Townhouse (R-T) Zone (A-9992-C). On February 28, 2019, the Planning Board 
approved CSP-96073-01, which superseded the previously approved CSP-96073, to reflect 
the rezoning and represent a 200-to 250-dwelling unit single-family attached (townhouse) 
community on the existing church property for informational purposes only. Subsequent to 
the approval of CSP-96073-01, the Planning Board approved Preliminary Plan of 
Subdivision PPS 4-19029 (PGCPB Resolution No. 2020-58) for Greater Morning Star 
Apostolic Church & The Venue, including 90 lots, on April 9, 2020. 
 
The site also has a Stormwater Management (SWM) Concept Approval No. 20636-2018-00, 
which is valid through April 1, 2022. 

 
6. Design Features: The larger existing lot is currently owned by the Greater Morning Star 

Apostolic Ministries and is irregularly shaped due (in part) to approximately 38.29 acres of 
stream valley dedication to Prince George’s County Department of Parks and Recreation 
(DPR), and dedication of approximately 7.66 acres in the southwest section of the property 
to SHA. The larger property is currently improved with a church and associated parking 
located in the center, within the I-3 Zone, and is accessed via two driveways from Ritchie 
Marlboro Road to the south, through the residentially zoned property. All of this is proposed 
to remain and is shown on CSP-96073-01 as a pod in the middle of the property, with an 
area for future church expansion to the north and west. The edges of the northern and 
western part of the property is shown as proposed green area. 
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The portion of the property included in this DSP is the Phase I of the townhouse 
development in the residential zones that are located in the southeast corner of the larger 
property. The proposed 90 townhouses will be accessed via McCarthy Drive, which is a 
public right-of-way, perpendicular to Ritchie Marlboro Road terminating in a cul-de-sac. A 
total of 17 townhouse building sticks are arranged on a private street and alley grid 
branching off of McCarthy Drive. Two green open spaces are shown in the middle of, and to 
the west of, the townhouses. Further to the west of the townhouses are the future Phase 2 
development and the existing surface parking lot of the church. The townhouse building 
sticks are oriented toward both the frontages along Ritchie Marlboro Road and McCarthy 
Drive. The rest of the townhouse buildings are either parallel to or perpendicular to those 
along the frontages. Each townhouse unit is accessed in the rear via an alley and also has 
sidewalks to the front of each unit.  
 
Two townhouse models are proposed with this DSP, including the Davidson and the Loft. 
The base finished square footage for the two models are 1,767 and 2,397. With all options, 
the total square footage is 2,019 and 2,416, respectively. The Davidson is three stories in 
height and the Loft is four stories with a rooftop deck. Each model has six different front 
elevations (Elevations A–F). The buildings are designed with pitched roofs and are finished 
with a combination of standard vinyl siding and brick. Sufficient architectural articulation 
such as box windows, shutters, and keystone brick lintels are used on the front elevations. 
Side elevations are also articulated with a combination of vinyl and brick, along with a 
minimum of three windows. An optional deck is provided on all rear elevations. The two 
models are acceptable; however, in order to create a visually diverse community and 
interesting streetscapes, each adjoining unit should have a different elevation. For those end 
unit elevations that are visible from streets, additional architectural features are required. 
Several conditions related to the front and highly visible side elevations are included in the 
Recommendation section of this report. 
 
A photometric plan has been provided with this DSP that shows acceptable private street 
and alley lighting using full cut-off fixtures.  
 
Security in a compact townhouse development is important, and doorbell cameras may 
improve the security of individual units and help to create a safer neighborhood. The 
applicant should consider townhouse model designs, where the general area around the 
front door allows for the installation of third-party doorbell cameras, and external 
entryways are wide enough to allow such cameras broad peripheral coverage. The security 
options could be available in the model selection at the time of purchase or as a possible 
rough-in to facilitate a homeowner’s future installation. 
 
Numerous energy efficient measures and techniques will be employed in the proposed 
models. Specifically, the applicant will install 90 plus efficiency HVAC and hot water systems, 
eco-friendly LED lights, and Maytag Energy Star appliances. The applicant will also use high 
level insulation in building envelope such as Environ dry exterior membrane, which reduces 
air infiltration and water damage to the building, and 2- by 6-inch exterior walls with 
efficient R-19 insulation.  
 
Mandatory dedication of parkland for the proposed dwelling units was fulfilled through the 
dedication of land that is now the developed Heritage Glen Community Park through the 
approval of the previous PPS 4-79033 for Greenwood Manor. This DSP shows an asphalt 
trail connection through the adjacent church site to the park for use by these residents. In 
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addition, this DSP proposes three on-site recreational areas that includes walkways, 
benches, a shelter, and grills.  

 
 
COMPLIANCE WITH EVALUATION CRITERIA 
 
7. Zoning Map Amendments A-9991-C and A-9992-C: Zoning Map Amendments A-9991-C 

and A-9992-C for the subject property were denied by the Planning Board and the 
resolutions were adopted on November 15, 2007 (PGCPB Resolution Nos. 07-210 and 
07-211, respectively). Subsequently, both cases were heard by the Prince George’s County 
Zoning Hearing Examiner and were approved on March 21, 2008, and then adopted by the 
District Council on September 8, 2008 (Zoning Ordinance Nos. 22-2008 and 23-2008, 
respectively) with the same 5 conditions, as follows: 
 
1. A new Forest Stand Delineation, in accordance with the Prince George’s 

Woodland Conservation and Tree Preservation Technical Manual, shall be 
required at the time of subdivision. 
 
A forest stand delineation was provided with the review of Natural Resources 
Inventory NRI-058-2018, which was approved on June 25, 2018. At the time of PPS, 
the NRI was reviewed, as required by this condition. 

 
2. A new Tree Conservation Plan must be submitted to M-NCPPC prior to 

subdivision approval. 
 
Type 1 Tree Conservation Plan TCP1-067-97-01 was provided with CSP-96073-01 
and approved on May 1, 2020. At the time of PPS, a revised TCP1 was also submitted 
for approval. A TCP2 that is based on the previously approved TCP1 has been 
submitted with this DSP. This condition has been met. 

 
3. The unmitigated 65 dBA (Ldn) ground level and second-story noise contours 

associated with the proposed arterial roads shall be shown on each 
preliminary plan and Type I Tree Conservation Plan. 
 
The unmitigated 65 dBA ground-level and second-story noise contours were 
provided at the time of PPS. A Phase II noise study, as required by the approval of 
PPS-19029, has also been provided with this DSP. This condition has been met. 

 
4. Since the site is located to the north of the planned northern gateway of the 

Westphalia Community and to the west of an existing residential development, 
a Detailed Site Plan shall be required for the single-family development as 
well as the Metropolitan Dwelling Units to ensure that the design and site 
arrangement will be harmonious with the surrounding development. 

 
This DSP shows a site design and building arrangement that is in general harmony 
with the surrounding development. 
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5. Applicant shall provide standard sidewalks on both sides of all internal roads 
and along the site’s entire frontage on Ritchie Marlboro Road, unless this 
requirement is modified by the Department of Public Works and 
Transportation.  
 
A complete on-site sidewalk system has been provided on the site plan, in 
conformance with this condition. Those sidewalks provided within the public 
right-of-way of Ritchie Marlboro Road will be subject to the final approval of both 
the Prince George’s County Department of Permitting, Inspections and Enforcement 
(DPIE) and the Prince George’s County Department of Public Works and 
Transportation.  

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

compliance with the requirements of the R-T and R-55 Zones and the site plan design 
guidelines of the Zoning Ordinance, as follows: 
 
a. The application is subject to the requirements of Section 27-441(b) of the Zoning 

Ordinance, which governs uses in residential zones. Townhomes are permitted in 
the R-55 and R-T Zones, pursuant to Footnotes 124 and 125, respectively. Each 
footnote has the same requirements, described as follows: 
 
(A) The R-55 is combined with R-T and I-3 zoned lots, parcels, or property 

totaling less than sixteen (16) gross acres in size and located less than 
2,000 feet from an interchange to the outer loop of the Capital Beltway 
(I-95/I-495);  
 
The area proposed to be used for townhouse development is approximately 
15.14 acres in size and is approximately 1,400 linear feet from the Ritchie 
Marlboro Road interchange with the outer loop of I-95/I-495. 

 
(B) The property shall have access to a signalized intersection of a publicly 

maintained roadway with a functional transportation classification as 
an Arterial or higher within the 2009 Countywide Master Plan of 
Transportation; and 
 
The property has access to two signalized intersections on Ritchie Marlboro 
Road, a master plan arterial roadway. 

 
(C) Regulations of the R-55 Zone shall not apply; all requirements for 

development shall be established by and shown on a Detailed Site Plan 
approved by the Planning Board and/or the District Council.  
 
This DSP has been filed to meet this condition. This DSP has been evaluated, 
in accordance with site design guidelines, along with all other applicable 
zoning regulations and applicable conditions attached to prior approvals. 

 
b. The DSP has been reviewed for conformance with the applicable site design 

guidelines contained in Section 27-274 of the Zoning Ordinance that has been 
cross-referenced in Section 27-283 of the Zoning Ordinance. The DSP is in general 
conformance with the site design guidelines, as follows: 
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The site plan has been designed, in accordance with Section 27-274(a)(2), Parking, 
loading, and circulation, which provides guidelines for the design of surface parking 
facilities, and the vehicular circulation. The on-site circulation for both pedestrians 
and vehicles is safe and efficient.  
 
In accordance with Section 27-274(a)(3), Lighting, a photometric plan has been 
provided that shows on-site lighting has been designed, per the guidelines. 
 
There are no regulated environmental features on this Phase I site. However, in 
accordance with Section 27-274(a)(4), Views, the proposed townhouse 
development pays special attention to the views from public areas, especially from 
the adjacent streets. Several conditions have been included in the Recommendation 
section to ensure a visually attractive community and streetscapes. 
 
In accordance with Section 27-274(a)(5), Green area, on-site green areas have been 
designed to complement other site activity areas and be appropriate in size, shape, 
and location, and to fulfill their intended use. Several green areas have been 
provided on-site.  
 
In accordance with Section 27-274(a)(6), Site and streetscape amenities, the green 
areas provided on the site are designed as a focal point of the surrounding building 
sticks and are accentuated by elements, such as landscaping and street furniture 
that provide amenities to future residents. 
 
In accordance with Section 27-274(a)(7), Grading, the proposed grading, including 
grading around the berms, minimizes disturbance to all environmentally sensitive 
areas, to the maximum extent possible.  
 
In accordance with Section 27-274(a)(11), Townhouse and three-family dwellings, 
sufficient attention has been given to the design of each townhouse model, which 
are highly articulated with architectural features and a combination of different 
building materials. Architecture-related conditions that require additional 
decoration for those highly visible elevations have been included in the 
Recommendation section of this report to fully comply with this design guideline. 

 
9. Conceptual Site Plan CSP-96073-01: CSP-96073 (PGCPB Resolution No. 97-224), was 

approved for a development by the Greater Morning Star Church, on July 24, 1997, subject 
to five conditions, when the property was zoned I-3 and required a CSP.  
 
CSP-96073-01 was an amendment to reflect the rezoning of a portion of the church property 
to the R-T and R-55 Zones, and to show a proposed 200 to 250 dwelling unit single-family 
attached (townhouse) community on the rezoned portion of the property. The CSP does not 
control the proposed townhouse development in the R-T and R-55 Zones and is represented 
on the CSP for informational purposes, to demonstrate the relationship with the I-3-zoned 
portion of the property, which requires a CSP. CSP-96073-01 supersedes the previous CSP 
and was approved by the Planning Board on February 28, 2019 (PGCPB Resolution 
No. 19-28), subject to three conditions that are not applicable to the review of this DSP.  
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10. Preliminary Plan of Subdivision 4-19029: The Prince George’s County Planning Board 

approved Preliminary Plan of Subdivision 4-19029 for Greater Morning Star Apostolic 
Church & The Venue on April 9, 2020(PGCPB Resolution No. 2020-58), for 90 lots, subject to 
23 conditions. The conditions that are relevant to the review of this DSP warrant the 
following discussion: 
 
3. The detailed site plan submitted for review shall demonstrate rears of 

dwelling units within the development are adequately screened from Ritchie 
Marlboro Road by the units fronting on Ritchie Marlboro Road and/or by 
landscape screening.  
 
The submitted landscape plan shows sufficient landscape screening between Ritchie 
Marlboro Road and the lots nearest the road. A 4- to 8-foot-high berm with extensive 
landscaping will screen the rear of those units from views on Ritchie Marlboro Road. 
Units on Lots 4–9 are not oriented toward Ritchie Marlboro Road, but their rear yards 
can be seen by motorists and pedestrians. A berm with landscaping is also provided 
to screen the views in this location. In addition, a 6-foot-high solid board-on-board 
fence at the end of Private Alley A, which is required to block road noise, also serves 
as a screen to block views from Ritchie Marlboro Road.  
 
As a result of these treatments, no lots or dwellings are placed in such a manner that 
the rear of the dwellings would be clearly visible from Ritchie Marlboro Road. This 
condition has been fully met. 

 
4. If there is a substantial revision to the mix of uses on the subject property that 

affects Subtitle 24 adequacy findings, as set forth in this resolution of 
approval, a new preliminary plan of subdivision shall be required, prior to 
approval of any building permits. 
 
The subject DSP proposes development, in accordance with the approved PPS. There 
is no substantial revision to the mix of uses on the subject property that affects 
Subtitle 24 adequacy findings. A new PPS is not required at this time. 

 
5. Development of this site shall be in conformance with the approved 

Stormwater Management Concept Plan (20636-2018-00) and any subsequent 
revisions. 
 
The applicant submitted a revised SWM Concept Plan (20636-2018-01) with this 
DSP. The revised plan was approved by DPIE on March 24, 2020 and is valid through 
April 1, 2022. 

 
7. Prior to acceptance of a detailed site plan, a Phase II noise analysis shall be 

provided and demonstrate that any outdoor activity areas are located outside 
of the mitigated 65 dBA Ldn and that the building structures proposed 
mitigate interior noise levels to 45 dBA Ldn or less. If the DSP shows lots 
closer to Ritchie Marlboro Road than the PPS does, the analysis shall 
determine whether any additional noise mitigation measures are needed. 
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A Phase II Noise Analysis by Hush Acoustics dated April 23, 2020 is provided with 
this DSP. A follow-up addendum to this analysis by Hush Acoustics, dated July 30, 
2020 is also included with this submission. Based on these reports a 65 dbA ground 
level line and 65 dbA top level line are shown on the DSP and TCP2. Mitigation of 
noise levels is achieved by earthen berms, landscaping, and a 6-foot-high wood fence, 
which are shown to have reduced noise levels below 65 dbA in outdoor activity areas. 
The noise analysis also states that once architectural drawings are available, interior 
noise levels can be determined and appropriate architectural materials can be 
recommended to mitigate top level noise levels to 45 dbA or less. Condition 8 of the 
PPS requires certification on the building permits that the structures will reduce the 
interior noise levels accordingly.  

 
9. Prior to approval of the 54th building permit, the applicant and the applicant’s 

heirs, successors, and/or assignees shall construct an 8-foot-wide asphalt 
hiker/biker trail within the 50-foot-wide ingress and egress easement, 
connecting the sidewalk along proposed McCarthy Drive with the parking lot 
within the existing Heritage Glen Community Park to the north, as shown on 
Prince George’s County Department of Parks and Recreation Exhibit A or as 
determined at the time of Detailed Site Plan. 
 
The construction of the proposed trail will be required at the time of the 54th 
building permit to satisfy Condition 9. However, with this application, the trail 
location changed, and the applicant needs to ask for vacation of a section of the 
previous easement and a new section to connect with the park. According to the 
review by DPR, (Burke to Zhang, December 22, 2020), a condition is included in this 
report to require a right-of-entry permit, prior to the approval of the 54th building 
permit for the development of the section of trail on parkland. 

 
12. Prior to approval of a detailed site plan, the applicant and the applicant’s 

heirs, successors, and/or assignees shall submit to Prince George’s County 
Department of Parks and Recreation (DPR), for review and approval, 
construction drawings for the connector trail, as shown on DPR Exhibit A. 
 
The applicant submitted plans showing construction drawings for the connector 
trail, in conformance with this condition. 

 
13. In conformance with the 2009 Approved Countywide Master Plan of 

Transportation, and conditions of approval for Conceptual Site Plan 
CSP-96073-01, the applicant and the applicant’s heirs, successors, and/or 
assignees shall provide the following: 
 
a. Sidewalks along both sides of all internal roadways, excluding alleys 

and the proposed McCarthy Drive. 
 
b. A crosswalk crossing the west leg of Ritchie Marlboro Road, at the 

intersection of Ritchie Marlboro Road and McCarthy Drive, unless 
modified by the Maryland State Highway Administration, with written 
correspondence. 
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c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy 
Drive with the Maryland-National Capital Park and Planning 
Commission parkland to the north of the subject site, unless modified 
by the Prince George’s County Department of Parks and Recreation. 

 
The construction of the proposed trail will be required at the time of the 54th 
building permit to satisfy Condition 9. The submitted DSP plans include all facilities 
described above. 

 
14. Prior to approval of a detailed site plan, which proposes development for 

Parcel 1, a Phase I (Identification) archeological investigations, according to 
the Prince George’s County Planning Board's Guidelines for Archeological 
Review (May 2005), shall be required to determine if any cultural resources 
are present. The areas within the developing property on Parcel 1 that have 
not been extensively disturbed shall be surveyed for archeological sites. The 
future applicant for a Detailed Site Plan for Parcel 1 shall submit a Phase I 
Research Plan, for approval by the staff archeologist, prior to commencing 
Phase I work. Evidence of Maryland-National Capital Park and Planning 
Commission concurrence with the final Phase I report and recommendations 
is required prior to approval. 
 
This condition is related to the archeological investigations on proposed Parcel 1, 
where the existing church is located. The proposed 90 townhouses as Phase I 
development are located on Lots 4–93 of PPS 4-19029. This condition will be 
enforced at time of future development of Parcel 1.  

 
17. Development of this subdivision shall be in conformance with an approved 

Type 1 Tree Conservation Plan (TCP1-067-97-02). The following note shall be 
placed on the final plat of subdivision: 

 
“Development is subject to restrictions shown on the approved Type 1 
Tree Conservation Plan (TCP1-0067-97-02), or as modified by the Type 
2 Tree Conservation Plan and precludes any disturbance or installation 
of any structure within specific areas. Failure to comply will mean a 
violation of an approved Tree Conservation Plan and will make the 
owner subject to mitigation under the Woodland Conservation 
Ordinance. This property is subject to the notification provisions of 
CB-60-2005. Copies of all approved Tree Conservation Plans for the 
subject property are available in the offices of The Maryland-National 
Capital Park and Planning Commission, Prince George’s County 
Planning Department.” 

 
In accordance with the review by the Environmental Planning Section (Rea to Zhang, 
December 22, 2020), the submitted TCP2 is in conformance with the previously 
approved TCP1. The Environmental Planning Section recommends approval of the 
TCP2 along with this DSP.  

 
21. Total development within the subject property shall be limited, in accordance 

with the overall Greenwood Park development approved with Preliminary 
Plan of Subdivision (PPS) 4-97107. Any development generating an impact 
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greater than that identified therein shall require a new PPS with a new 
determination of the adequacy of transportation facilities. 
 
According to the review by the Transportation Planning Section (Burton to Zhang, 
December 16, 2020), pursuant to PGCPB Resolution No. 97-364, PPS 4-97101 was 
approved with a trip cap of 203 AM and 243 PM peak trips. The current site plan 
proposes 90 townhomes. When combined with the traffic from the adjacent existing 
church, the total traffic will be 203 AM and 243 PM peak trips. PPS 4-97101 was also 
approved with a number of off-site improvements, all of which have been completed. 
Staff therefore concludes that all of the provisions of Condition 21 of the approved 
PPS 4-97101 and 4-19029 have been satisfied. The subject DSP is in conformance 
with the layout and development quantity, as approved in PPS-4-19029 for The 
Venue. 

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

property is subject to the provisions of the Woodland and Wildlife Habitat Conservation 
Ordinance (WCO) because the property is greater than 40,000 square feet in size and 
contains more than 10,000 square feet of existing woodland. There are also approved TCPs 
for the overall Greater Morning Star Apostolic Church and The Venue, TCP1-067-97-02 and 
TCP2-53-02-01. A revision to the TCP2 has been submitted with this application. 
 
a. Natural Resources Inventory NRI-058-2018 was approved on June 25, 2018 and 

provided with this application. The TCP2 submitted with this DSP is in conformance 
with the approved NRI. 

 
b. The subject Venue site is 15.14 acres, contains 4.54 acres of woodland in the net 

tract, and has a woodland conservation required threshold of 3.01 acres. The 
Woodland Conservation Worksheet proposes the removal of 4.54 acres in the net 
tract area, for a woodland conservation requirement of 6.40 acres. This site will 
meet the requirement with no woodland preservation on-site, 1.57 acres of 
reforestation, and 4.83 acres of natural regeneration on-site. The TCP2 plan requires 
additional technical corrections to be in conformance with the WCO. These revisions 
are specified in conditions that have been included in the Recommendation section 
of this report. 

 
12. 2010 Prince George’s County Landscape Manual: This development will be subject to the 

requirements of the 2010 Prince George’s County Landscape Manual (Landscape Manual). 
Specifically, the site is subject to Section 4.1, Residential 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. The required plantings and schedules are provided in 
conformance with the Landscape Manual and are acceptable, except for Section 4.7 and 
Section 4.10.  
 
The applicant has requested Alternative Compliance, AC-20014, from the requirements of 
Section 4.7(c)(4) Buffering Incompatible Uses, along the northern boundary, and 
Section 4.10(c)(1) Street Trees Along Private Streets throughout the site, as follows: 
 



 

 14 DSP-20038 

REQUIRED: Section 4.7 Buffering Incompatible Uses, along north property line  
 

Total length of bufferyard  323 feet 
Building setback 40 feet 
Landscape yard  30 feet 
Plant units (120 per 100 linear feet) 388 

 
PROVIDED: Section 4.7 Buffering Incompatible Uses, along north property line 
 

Length of bufferyard  323 feet 
Building setback 30 feet 
Landscape yard  0 feet* 
Fence or wall Yes, 4-foot-high 
Plant units (120 per 100 linear feet) 0*  

 
Note: *A 75-foot-wide reforestation area with enlarged plant material is provided off-site, 

on the adjacent church site, which is subject to the pending DSP-02018-05 and 
owned by the same entity.  

 
Justification  
The applicant is seeking relief from the requirements of Sections 4.7 of the Landscape 
Manual. Specifically, Section 4.7(c)(4) Buffering Incompatible Uses, along the northern 
boundary, adjacent to the existing parking lot of the church. 
 
Section 4.7 requires a Type C bufferyard, which includes a 40-foot building setback and 
30-foot-wide landscape yard to be planted with 120 plant units per 100 linear feet of the 
property line on the subject property. The applicant is not able to meet the required 40-foot 
building setback or 30-foot landscape yard for 13 townhouse units along the northern 
boundary, due to the site constraints. 
 
Specifically, the townhouses are located approximately 20 feet away from the property line 
and do not meet the required setback or provide the landscape yard needed. Alternatively, 
the applicant is proposing to provide the required building setback and landscape yard 
within a 75-foot off-site reforestation area, as shown on the Type 2 tree conservation plan 
on the adjacent church property, which is owned by the applicant. The conservation area is 
required to be planted with 2– to 3-foot-high native seedlings (whips) at a rate of 
1,000 whips per acre. Alternatively, the applicant has provided a 4-foot-high metal fence 
along the property line to provide a physical separation between the church and townhouse 
uses, and is providing the required number of plant units with a caliper of 1.5 to 2.0 inches 
within the first 30 feet of the reforestation area, adjacent to the subject development, 
meeting the required width of the landscape yard. These trees will be larger than the typical 
whips required in reforestation areas and closer in size to the trees required by the 
Landscape Manual. The larger caliper trees within the easement will mature at a faster rate 
and provide immediate screening for the townhouses from the church use.  
 
The Alternative Compliance Committee finds that the applicant’s proposal is equally 
effective as normal compliance with respect to Section 4.7 of the Landscape Manual. The 
4-foot-high fence, larger caliper trees, and wider landscape yard have been provided to 
meet the intent of Section 4.7, Buffering Incompatible Uses. The bufferyard proposed in the 
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off-site reforestation area will form a visual and physical separation between the uses of 
different scale, character, and/or intensity of development, and will adequately screen the 
townhouses.  
 
REQUIRED: Section 4.10 Street Trees Along Private Streets – Street A 
 

Linear feet of frontage 712 feet 
Shade Trees one tree per 35 linear feet 21 

 
PROVIDED: Section 4.10 Street Trees Along Private Streets – Street A 
 

Linear feet of frontage 712 feet 
Shade Trees one tree per 35 linear feet 23 

 
 
REQUIRED: Section 4.10 Street Trees Along Private Streets – Street B 
 

Linear feet of frontage 965 feet 
Shade Trees one tree per 35 linear feet 28 

 
PROVIDED: Section 4.10 Street Trees Along Private Streets – Street B 
 

Linear feet of frontage 965 feet 
Shade Trees 31 

 
Justification  
The applicant is seeking relief from the requirements of Section 4.10 of the Landscape 
Manual. Specifically, Section 4.10, Street Trees Along Private Streets, along Street A and 
Street B, to allow alternative locations of street trees on private roads. 
 
Section 4.10 requires street trees, planted at 35 feet apart, to be located in a 5-foot-wide 
planting area between the street curb or edge of paving and the sidewalk. This DSP is 
required to provide 49 shade trees planted on a total of 1,677 linear feet of private street. 
 
The streetscape in this section has been designed with the sidewalk abutting the back of 
curb in some portions, due to the presence of parallel parking spaces on the street. This 
design requires the street trees to be located behind the sidewalk rather than between the 
sidewalk and the face of curb, as required by Section 4.10. The offset sidewalk will affect 
339 linear feet of Street A or (47 percent), and 572 linear feet of Street B or (59 percent), 
and will relocate six street trees in a manner that still provides continuation of street trees 
in fulfillment of the Section 4.10 requirements. In addition, it is noted that the application is 
proposing the installation of 54 street trees, or 10 percent, more than the required number 
of street trees on the private streets in the development. 
 
The Alternative Compliance Committee finds that the applicant’s proposals are equally 
effective as normal compliance with respect to Section 4.10 of the Landscape Manual. The 
additional street trees, above the required number, which are proposed in an alternative 
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location near the street still provide a continuous streetscape, in fulfillment of the 
requirements of Section 4.10. 
 
The Planning Director recommends APPROVAL of Alternative Compliance AC-20014, for 
The Venue, from the requirements of Section 4.7(c)(4) Buffering Incompatible Uses, along 
the northern boundary, and Section 4.10, Street Trees Along Private Streets, on Street A and 
Street B, of the 2010 Prince George’s County Landscape Manual. 

 
13. 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 grading permit. This requirement is based on the zoning 
designation and is 15 percent of the gross tract area for the R-T and R-55-zoned property 
and 10 percent for the I-3-zoned property. A TCC schedule has been provided on the 
landscape plan, which uses only the R-T-zoned portion’s acreage in the calculation that is not 
correct. A condition has been included in the Recommendation section to require the 
applicant to provide a corrected TCC calculation using the entire acreage of the subject site 
under this DSP.  

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

divisions. The referral comments are summarized, as follows: 
 
a. Historic Preservation—In a memorandum dated December 2, 2020, (Stabler and 

Smith to Burke), incorporated herein by reference, the Historic Preservation Section 
indicated that in its review of PPS 4-19029 for Greater Morning Star Apostolic 
Church and the Venue, the Planning Board approved three conditions related to 
archeological investigations on proposed Parcel 1. The subject application does not 
include any proposed development on Parcel 1.  

 
b. Community Planning—In a memorandum dated December 18, 2020, (Dickerson to 

Zhang), incorporated herein by reference, the Community Planning Division finds 
that, pursuant to Section 24-121(a)(5), of the Subdivision Regulations, this 
application is not required to conform to the Largo-Lottsford Master Plan and SMA 
because the District Council approved A-9991-C and A-9992-C allowing townhouse 
and single-family development, respectively, on portions of previously 
recommended planned industrial park land use classification within the I-3 Zone. It 
is noted that master plan conformance is not required with this DSP. 

 
c. Transportation Planning—In a memorandum dated December 16, 2020, (Burton 

to Zhang), incorporated herein by reference, the Transportation Planning Section 
provided comments on this application, as follows: 
 
The property is in an area where the development policies are governed by the 
Largo-Lottsford Master Plan and SMA. The subject application fronts on Ritchie 
Marlboro Road, a master-planned arterial road (A-36) within a variable width 
right-of-way. A-36 is currently built to its ultimate cross section, and no further 
right-of-way is required. While the site has no direct access to A-36, it will be 
accessible from two access points along an internal street. All other aspects of the 
site regarding access and circulation are deemed to be acceptable.  
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The Transportation Planning Section concludes that from the standpoint of 
transportation, it is determined that this plan is acceptable and meets the findings 
required for a DSP. 

 
d. Trails—In a memorandum dated December 21, 2020, (Smith to Zhang), 

incorporated herein by reference, the trails planner provided an evaluation of this 
DSP for conformance with applicable conditions attached to prior approvals.  
 
The trail planner concludes that the pedestrian and bicycle access and circulation 
for this plan is acceptable, consistent with the site design guidelines pursuant to 
Section 27-283, and meets the findings required by Section 27-285(b) of the Zoning 
Ordinance, for a DSP for pedestrian and bicycle transportation purposes and 
conforms to the prior development approvals and the Largo-Lottsford Master Plan 
and SMA, subject to one condition, which is included herein. 

 
e. Subdivision Review—In a memorandum dated December 21, 2020, 

(Diaz-Campbell to Zhang), incorporated herein by reference, the Subdivision and 
Zoning Section provided an analysis of this application for conformance with the 
governing PPS 4-19029. They concluded that the DSP is in substantial conformance 
with the approved PPS and recommended approval of this DSP with four conditions, 
which have been included in the Recommendation section of this report. 

 
f. Environmental Planning—In a memorandum dated December 22, 2020, (Rea to 

Zhang), incorporated herein by reference, the Environmental Planning Section 
provided a response to previous conditions of approval and the applicable WCO 
requirements that have been included in the findings of this report. Additional 
comments are summarized, as follows: 
 
Stormwater Management 
A SWM Concept Approval Letter (20636-2018-00) and associated plan were 
submitted with the application for this site. The approval was issued on 
April 1, 2019 for this project from DPIE. The plan proposes to construct 16 
micro-bioretention ponds and enlarge the existing wet pond. No SWM fee for on-site 
attenuation/quality control measures is required.  
 
Soils 
The predominant soils found to occur according to the U.S. Department of 
Agriculture, Natural Resources Conservation Service, Web Soil Survey are the 
Adelphia-Holmdel complex (0-2 percent slopes), Annapolis-Urban land complex 
(0-5 percent slopes), Collington-Wist complexes (2-40 percent slopes), and 
Marr-Dodon complex (15-25 percent slopes). Marlboro clay and Christiana 
complexes are not found on or near this property. 

 
g. Maryland State Highway Administration (SHA)—At the time this technical staff 

report was written, SHA had not provided comments on the subject application. 
 
h. Prince George’s County Department of Permitting, Inspections and 

Enforcement (DPIE)—In a memorandum dated November 20, 2020 (Giles to 
Burke), incorporated herein by reference, DPIE provided standard comments on 
this DSP that will be enforced in their separate permitting process. 
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i. Prince George’s County Health Department—In a memorandum dated 

October 30, 2020 (Adepoju to Burke), incorporated herein by reference, the Health 
Department provided no comments/recommendations on this application. 

 
j. The Department of Parks and Recreation (DPR)—In a memorandum dated 

December 21, 2020 (Burke to Zhang), incorporated herein by reference, DPR 
has reviewed and evaluated this DSP for conformance with the requirements and 
conditions of prior approvals as they pertain to public parks and recreational 
facilities. DPR recommends approval of this DSP with conditions that have been 
incorporated in the Recommendation section of this report, except where they were 
duplicative of the PPS conditions. 

 
k. Prince George’s County Police Department—At the time this technical staff 

report was written, the Police Department had not provided comments on the 
subject application. 

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

November 23, 2020 (Mapes to Burke), incorporated herein by reference, WSSC 
provided standard comments on this DSP that will be enforced in their separate 
permitting process. 

 
m. Prince George’s County Fire/EMS Department—At the time this technical staff 

report was written, the Fire Department had not provided comments on the subject 
application. 

 
15. Based on the foregoing and as required by Section 27-285(b)(1), the DSP, if approved with 

the proposed conditions below, represents a most reasonable alternative for satisfying the 
site design guidelines without requiring unreasonable costs and without detracting 
substantially from the utility of the proposed development for its intended use. 

 
16. Section 27-285(b)(4) provides the following required finding for approval of a CSP: 

 
The plan shall demonstrate 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). 
 
In accordance with the review by the Environmental Planning Section (Rea to Zhang, 
December 22, 2020), there are no regulated environmental features on the DSP site. 
Therefore, this finding is not required. 

 
 
RECOMMENDATION 
 
 Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that 
the Planning Board adopt the findings of this report and APPROVE Detailed Site Plan DSP-20038, 
Alternative Compliance AC-20014, and Type 2 Tree Conservation Plan TCP2-053-02-03 for The 
Venue, subject to the following conditions: 
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1. Prior to certification of this detailed site plan (DSP), the following revisions shall be made, 
or information shall be provided: 
 
a. Revise the parking shown on the site plan, in accordance with the technical staff 

report, and in addition, provide two standard and one van-accessible handicapped 
parking spaces in the on-street parking spaces.  

 
b. Provide a corrected tree canopy coverage schedule by using the total acreage of the 

subject DSP in the calculation. 
 
c. Revise the Type 2 tree conservation plan, as follows: 

 
(1) Remove the clearing symbol on the plan; no symbol is required for clearing.  
 
(2) Remove or clarify note number 2 on sheets 4, 5, 6, 9, and 10, as the 

Woodland Preservation Area signs are required to remain in perpetuity. 
 
(3) Remove or clarify the timing mentioned in note number 3 on sheets 4, 5, and 

6 for the installation of the tree protection devices and signage. Planting and 
associated tree protection devices are required, prior to issuance of the first 
building permit for adjacent lots. 

 
(4) Add the owner awareness certificate to the plan and have it signed by the 

property owner. 
 
d. Add the site plan notes, as follows: 

 
“During the construction phases of this project, no dust should be allowed to 
cross over property lines and impact adjacent properties. Indicate intent to 
conform to construction activity dust control requirements as specified in 
the 2011 Maryland Standards and Specifications for Soil Erosion and 
Sediment Control.” 
 
“During the construction phases of this project, no noise should be allowed 
to adversely impact activities on the adjacent properties. Indicate intent to 
conform to construction activity noise control requirements as specified in 
Subtitle 19 of the Prince George’s County Code.” 
 
“No two units located next to or across the street from each other may 
have identical front elevations.” 
 
“Every side elevation on a corner lot that is visible from a public or private 
street shall display significant architectural features as provided in one of 
the following options: 

 
• Full brick, stone, stucco, or other masonry treatment on the first 

floor combined with at least three windows, doors, or other 
substantial architectural features; or 

 
• Brick, stone, stucco, or other masonry treatment water table, 



 

 20 DSP-20038 

combined with no less than four windows, doors, or other 
substantial architectural features.” 

 
e. At least 60 percent of the units shall have a full brick or stone front. To ensure 

conformance with this condition, a tracking chart shall be added to the DSP. 
 
f. Show the required crosswalk crossing the west leg of Ritchie Marlboro Road on all 

plan sheets, which show the intersection of Ritchie Marlboro Road and McCarthy 
Drive. 

 
g. Relabel the church parcel from “Parcel A” to “Parcel 1,” in accordance with the 

approved preliminary plan of subdivision. 
 
h. Adjust the line marked “Limit of DSP-20038” to encompass the entirety of existing 

or approved legal lots or parcels that are part of the DSP, including Outlot 1, and 
revise the notes, data, and schedules, as necessary.  

 
i. Label the square footage of right-of-way dedication of Ritchie Marlboro Road/White 

House Road, in accordance with the approved preliminary plan of subdivision. 
 
j. Provide crosswalks crossing Private Alley B and Private Alley C to provide 

continuous pedestrian connections consistent with the proposed crosswalks 
throughout the site.  

 
k. Revise the landscape plan and schedules to reflect the approval of AC-20014, 

including labeling of the off-site reforestation area. 
 
2. Prior to the approval of the 54th building permit, the applicant shall execute a right-of-entry 

agreement with the Prince George’s County Department of Parks and Recreation for the 
section of trail to be improved on the Heritage Glen Community Park property. 
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 Countywide Planning Division 
  Historic Preservation Section              301-952-3680

December 2, 2020 

MEMORANDUM 

TO: Thomas Burke, Urban Design Section, Countywide Planning Division 

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: DSP-20038 and AC 20014 The Venue 

Findings 

1. The subject property comprises 15.14-acres at 1700 Ritchie Marlboro Road. on the north
side of Ritchie Marlboro Road at the northwest quadrant of its intersection with White
House Road. The subject application proposes the development of 90 townhomes and
associated infrastructure. The subject property is Zoned I-3, R-R, and R-T.

2. In its review of Preliminary Plan 4-19029 Greater Morning Star Apostolic Church and the
Venue, the Planning Board approved the following conditions in PGCPB No. 2020-58:

14. Prior to approval of a grading permit for Parcel 1, Phase I (Identification)
archeological investigations, according to the Planning Board’s Guidelines for
Archeological Review (May 2005), shall be required on the above-referenced
property to determine if any cultural resources are present. The areas within the
developing property that have not been extensively disturbed should be surveyed
for archeological sites. The applicant shall submit a Phase I Research Plan for
approval by the staff archeologist prior to commencing Phase I work. Evidence of M-

 NCPPC concurrence with the final Phase I report and recommendations is requested 
prior to approval. 

15. Upon receipt of the report by the Planning Department, if it is determined that
potentially significant archeological resources exist in the project area, prior to the
acceptance of any detailed site plan for, ground disturbance or the approval of any
grading permits for Parcel 1, the applicant shall provide a plan for:

a.) Evaluating the resource at the Phase II level, or

AGENDA ITEM:   8 
AGENDA DATE:  1/21/2021
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b.) Avoiding and preserving the resource in place. 
 

16. If a Phase II and/or Phase III archeological evaluation or mitigation is necessary the 
applicant shall provide a final report detailing the Phase II and/or Phase III 
investigations and ensure that all artifacts are curated in a proper manner, prior to 
any ground disturbance or the approval of any grading permits for Parcel 1. 
Depending upon the significance of findings (at Phase I, II, or III level), the applicant 
shall provide interpretive signage. The location and wording should be subject to 
approval by the staff archeologist prior to the issuance of any building permits for 
Parcel 1. 

 
Conclusions 
 The subject application does not include any proposed development on Parcel 1. Conditions 

14, 15, and 16 of PGCPB No. 2020-58 remain in effect for any future development proposed 
on Parcel 1.  

 
Recommendations 
 Historic Preservation staff recommends approval of DSP-20038, The Venue, with no 

conditions. 
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        December 18, 2020 

MEMORANDUM 

TO: Henry Zhang, AICP, Master Planner Urban Design Section, Development Review 
Division 

VIA:  David A. Green, MBA, Master Planner, Community Planning Division 
 
FROM:  Garrett Dickerson, Planner, Long Range Planning Section, Community Planning 

Division 

SUBJECT:      DSP-20038 The Venue  (Formerly Greater Morningstar Baptist Church)    

 

FINDINGS 

The Community Planning Division finds that, pursuant to Section 24-121(a)(5), this application is 
not required to conform to the 1990 Approved Largo-Lottsford Master Plan because the District 
Council approved ZMA A-9991-C and A-9992-C allowing  townhouse and single-family 
development respectively, on portions of previously recommended Planned Industrial Park land 
use classification with I-3 Zone.    

 

BACKGROUND 

Application Type: Preliminary Plan of Subdivision  

Location: North side of Ritchie-Marlboro Road, approximately 750 feet east of the I-95 (Capital 
Beltway) northbound ramp 

Size: 15.4 acres 

Existing Uses: Church and undeveloped land 

Proposal: 90 townhouse lots  

GENERAL PLAN, MASTER PLAN, AND SMA 

General Plan: This application is in the Established Communities. The vision for the Established 
Communities is context sensitive infill and low- to medium-density development. 

Master Plan: The 1990 Approved Largo-Lottsford Master Plan recommends Employment land use on 
the subject property.  

Prince George’s County Planning Department 
Community Planning Division 301-952-3972 
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DSP-20038 The Venue      

Planning Area: 73 
Community: Largo 
 
Aviation/MIOZ: This application is not located within the Military Installation Overlay Zone. 
 
SMA/Zoning: The 1990 Adopted Sectional Map Amendment retained the subject property in the 
Planned Industrial Park (I-3) Zone. 2008 ZMA A-9991 rezoned approximately 6 acres of the I-3 Zone to 
the R-55 Zone and A-9992 rezoned 10.7 acres from the I-3 Zone to the R-T Zone. On November 17, 
2017, text amendment CB-118-2017 was enacted to allow town house development in R-55, R-T and I-3 
Zones under certain conditions which the subject property meets. 
 
MASTER PLAN CONFORMANCE ISSUE 
 
None 
 
cc: Long-range Agenda Notebook 
Scott Rowe, AICP-CNU A, Supervisor Long Ranges Section, Community Planning Division  
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      Transportation Planning Section 
       Countywide Planning Division       301-952-3680 

 
December 16, 2020 

 
MEMORANDUM 
 
TO:  Henry Zhang, Urban Design Section, Development Review Division 
 
VIA:  Tom Masog, Transportation Planning Section, Countywide Planning Division 
 
FROM:  Glen Burton, Transportation Section, Countywide Planning Division 
 
SUBJECT: DSP-20038: The Venue   
 
Proposal: This application proposes the development of the subject property with the construction 
of 90 townhouses.  
 
Background: The site has been the subject of an approved preliminary plan of subdivision (PPS 4-
19029) that was approved on April 9, 2020. The property was approved with multiple conditions, 
including the following pertaining to transportation: 
 
21. Total development within the subject property shall be limited, in accordance with 

the overall Greenwood Park development approved with Preliminary Plan of 
Subdivision (PPS) 4-97107. Any development generating an impact greater than that 
identified therein shall require a new PPS with a new determination of the adequacy 
of transportation facilities. 

 
Status: Pursuant to Planning Board Resolution 97-364, PPS 4-97101was approved with a trip cap 
of 203 AM and 243 PM peak trips. The current site plan proposes 90 townhomes. When combined 
with the traffic from the adjacent existing church, the total traffic will be 203 AM and 243 PM peak 
trips. PPS 4-97101 was also approved with a number of off-site improvements, all of which have 
been completed.  Staff therefore concludes that all of the provisions of Condition 21 of the approved 
PPS 4-97101 and 4-19029) have been satisfied. 
 
Master Plan and Site Access                 
The property is in an area where the development policies are governed by the 1990 Approved 
Master Plan Amendment and Adopted Sectional Map Amendment for Largo-Lottsford, Planning Area 
73 (Largo-Lottsford Master Plan and SMA). The subject application fronts on Ritchie Marlboro Road, 
a master planned arterial road (A-36) within a variable width right-of-way. A-36 is currently built 
to its ultimate cross section, and no further right-of-way is required. While the site has no direct 
access to A-36, it will be accessible from two access points along an internal street. 
 
All other aspects of the site regarding access and circulation are deemed to be acceptable.  
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Conclusion 
Overall, from the standpoint of transportation, it is determined that this plan is acceptable and 
meets the findings required for a detailed site plan. 
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   Countywide Planning Division 
                          Transportation Planning Section                         301-952-3680 
 
 
      December 21, 2020 
                                            
MEMORANDUM 
 
 
TO: Henry Zhang, 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: Detailed Site Plan Review for Non-Motorized Transportation Master Plan 

Compliance  
 
The following detailed site plan was reviewed for conformance with the 2009 Approved Countywide 
Master Plan of Transportation (MPOT), the 1990 Approved Master Plan for Largo-Lottsford, Planning 
Area 73 and Subtitle 27 to provide the appropriate pedestrian and bicycle transportation 
recommendations. 
  

Detailed Site Plan Number:  DSP- 20038 
Development Case Name: The Venue 
 

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 X 

Sidewalks         X Trail Access X 

Addt’l Connections  Bikeway Signage          

 
Development Case Background   

Building Square Footage (non-residential) N/A 
Number of Units (residential)  90 Attached 
Abutting Roadways  Ritchie Marlboro Road, White House Road 
Abutting or Nearby Master Plan Roadways Ritchie Marlboro Road (A-36), White House 

Road (A-36) 
Abutting or Nearby Master Plan Trails  Side path along Ritchie Marlboro Road 

(existing/planned), side path along White 
House Road (planned) 

Proposed Use(s) Residential  
Zoning R-55, R-T, I-3 
Centers and/or Corridors  n/a 

N.S 
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Prior Approvals on Subject Site  
Subject to 24-124.01: CSP-96073, -01, 4-97107, 4-19029, DSP-02018, 

-01 to -03, -04 
Bicycle and Pedestrian Impact Statement Scope 
Meeting Date 

n/a 

 n/a 
 
Prior Approvals 
The site is subject to prior approvals CSP-96073, 4-19029, and DSP-02018, -01, -02, -03, and -04. 
However, 4-19029 includes the following pedestrian and bicycle conditions applicable to the subject 
application: 
 
4-19029  

 
9.  Prior to approval of the 54th building permit, the applicant and the applicant’s heirs, 

 successors, and/or assignees shall construct an 8-foot-wide asphalt hiker/biker trail 
 within the 50-foot-wide ingress and egress easement, connecting the sidewalk along 
 proposed McCarthy Drive with the parking lot within the existing Heritage Glen 
 Community Park to the north, as shown on Prince George’s County Department of Parks 
 and Recreation Exhibit A or as determined at the time of Detailed Site Plan. 

 
13.  In conformance with the 2009 Approved Countywide Master Plan of Transportation, and 

 conditions of approval for Conceptual Site Plan CSP-96073-01, the applicant and the 
 applicant’s heirs, successors, and/or assignees shall provide the following: 
 

a. Sidewalks along both sides of all internal roadways, excluding alleys and the proposed 
McCarthy Drive. 

 
b. A crosswalk crossing the west leg of Ritchie Marlboro Road, at the intersection of Ritchie 

Marlboro Road and McCarthy Drive, unless modified by the Maryland State Highway 
Administration, with written correspondence. 

 
c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy Drive with the 

Maryland-National Capital Park and Planning Commission parkland to the north of the 
subject site, unless modified by the Prince George’s County Department of Parks and 
Recreation. 

 
Comment: The construction of the proposed trail will be evaluated at the time of the 54th building 
permit to satisfy condition 9. The submitted plans include all facilities described in condition 13.  
 
Review of Proposed On-Site Improvements  
The submitted plans include five-foot sidewalk along both sides of all internal roadways, excluding 
alleys. An eight-foot trail is also proposed connecting the site with properties to the north and the 
existing Heritage Glen Park. Continental styles crosswalks are included throughout the site creating 
continuous connections. However, staff recommend crosswalks also be provided crossing Private Alley 
B and Private Alley C for a continuous pathway through the site and connecting to the central 
recreational area (Recreation Area #3). Additionally, benches and bicycle parking are provided at each 
recreation and open space areas accommodating a total of 12 bicycles throughout the site.  
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These improvements support separating pedestrian and vehicular transportation routes within the site, 
pursuant to Sections 27-283 and 27-274. Staff find that with the recommended and proposed 
improvements, vehicular, pedestrian, and bicyclist circulation on the site to be safe, efficient, and 
convenient, pursuant to Sections 27-283 and 27-274(a)(2), the relevant design guidelines for pedestrian 
and bicycle transportation. 
 
 
Review of Connectivity to Adjacent/Nearby Properties  
The subject site is adjacent to residential areas connected via sidewalk and a crosswalk along Ritchie 
Marlboro Road and White House Road. The proposed trail alignment will provide a new connection to 
the existing Heritage Glen Park north of the subject site.  
 
Review Master Plan of Transportation (MPOT) Compliance 
This development case is subject to 2009 Approved Countywide Master Plan of Transportation (MPOT). 
Two master plan trail facilities are within vicinity of the subject site, including an existing side path 
along the south side of Ritchie Marlboro Road and a planned side path along White House Road. The 
MPOT provides policy guidance regarding multimodal transportation and the Complete Streets element 
of the MPOT recommends how to accommodate infrastructure for people walking and bicycling.  
 

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

 
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 recommended master plan trail facilities do not directly impact the subject site and 
therefore no additional facilities are required. Standard sidewalk is provided throughout the site and 
along both sides of the roadway and fulfill the intent of policy 1. Additionally, the bicycle parking, which 
provides two points of contact for supporting and securing a parked bicycle, provided throughout the 
site is an important component of bicycle friendly roadways and fulfills the intent of policy 4.  
 
Review Area Master Plan Compliance 
This development is also subject to the 1990 Approved Master Plan for Largo-Lottsford, Planning Area 73 
that includes the following recommendations regarding the accommodations of pedestrian and bicycle 
facilities (p.112): 
 

1.  A system of trails and walks for pedestrians, bicyclist and equestrians should be developed to 
connect neighborhoods, recreation areas, commercial areas, employment areas and mass transit 
facilities.  
 
7.  Trails provided privately within subdivisions shall be encouraged to connected with the 
planned trails system. 
 

Comment: The submitted plans include a comprehensive and complete pedestrian system within the 
site. Additionally, the proposed asphalt trail connecting the subject site to the existing Heritage Glen 
Park and surrounding residential areas also enhances the trail system within the subdivision.  These 
improvements create a convenient pedestrian system that meet the findings pursuant to Sec. 27-
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546(d)(7).  
 
 
Recommended Conditions of Approval 
Based on the findings presented above, staff conclude that the pedestrian and bicycle access and 
circulation for this plan is acceptable, consistent with the site design guidelines pursuant to Section 27-
283, and meets the findings required by Section 27-285(b) for a detailed site plan for pedestrian and 
bicycle transportation purpose and conforms to the prior development approvals and the 1990 
Approved Master Plan for Largo-Lottsford, Planning Area 73, if the following condition is met: 

 
1.  Prior to certification of the detailed site plan, the applicant, or the applicant’s heirs, 
 successors, and/or assigns shall revise the plans to provide: 

a. Crosswalks crossing Private Alley B and Private Alley C to provide continuous pedestrian 
connections consistent with the proposed crosswalks throughout the site.  
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     December 22, 2020 
 
MEMORANDUM 
 
TO:  Henry Zhang, Master Planner, Urban Design Section, DRD 
 
VIA:  Megan Reiser, Supervisor, Environmental Planning Section, CWPD MKR 
 
FROM:  Mary Rea, Senior Planner, Environmental Planning Section, CWPD MAR 
 
SUBJECT: The Venue; DSP-20038 (AC-20014) and TCP2-053-02-03 
 
The Environmental Planning Section has reviewed the above referenced Detailed Site Plan,  
DSP-20038 (AC-20014) and revised Type 2 Tree Conservation Plan TCP2-053-02-03. The 
application was accepted for review on October 29, 2020. Comments were provided in a 
Subdivision Development Review Committee (SDRC) meeting on November 30, 2020. The 
Environmental Planning Section recommends approval of DSP-20038 (AC-20014) and  
TCP2-053-02-03 subject to conditions recommended at the end of this memorandum. 
 
Background 
 
The Environmental Planning Section previously reviewed the following applications and associated 
plans for the subject site:  
 

Review  

Case # 

Associated Tree 

Conservation  

Plan # 

Authority Status Action 

Date 

Resolution 

Number 

CSP-96073 WCO Ex #E-118-96 Planning Board Approved 7/24/1997 97-224 

4-97107 TCPI-067-97 Planning Board Approved 10/28/1997 97-364 

DSP-02018 TCPII-053-02 Planning Board Approved 7/25/2002 02-185 

A-9991/A-9992 N/A District Council Approved 9/08/2008 N/A 

DSP-02018-01 TCP2-053-02-01 Planning Director Approved 8/15/2005 N/A 

CSP-96073-01 TCP1-067-97-01 Planning Board Approved 2/28/19 19-28 

4-19029 TCP1-067-2018-02 Planning Board Approved 4/9/2020 2020-58 

DSP-0218-05 TCP2-53-02-02 Planning Director Pending Pending N/A 

DSP-20038 TCP2-53-02-03 Planning Board Pending Pending  

 
Proposed Activity 
  
This detailed site plan application is for the development of a townhouse community and one outlot 
on a 15.14-acre site in the I-3, R-T and R-55 zones.  
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 Grandfathering 
 
The project is subject to the current regulations of Subtitle 25 (Woodland and Wildlife Habitat 
Conservation Ordinance) and Subtitle 27 (Zoning Ordinance) that came into effect on September 1, 
2010 because the application has a preliminary plan approved after September 2010.  
 
Review of Previously Approved Conditions  
 
On March 21, 2008, the Zoning Hearing Examiner approved Zoning Map Amendment Case A-9991, 
to rezone approximately 6 acres of the subject property from I-3 zoned land to the R-55 zone. On 
that same date, the Zoning Hearing Examiner approved Zoning Map Amendment Case A-9992, to 
rezone approximately 10.7 acres of I-3 zoned land to the R-T zone. Both cases were reaffirmed by 
the District Council on September 8, 2008, with conditions. 
 
The conditions of the Zoning Map Amendments A-9991 and A-9992 relevant to the environmental 
review are described below in BOLD. The plain text provides responses to the conditions. 
 
1. A new Forest Stand Delineation, in accordance with the Prince George’s Woodland 
Conservation and Tree Preservation Technical Manual, shall be required at the time of 
subdivision. 
 
A Forest Stand Delineation (FSD) Plan was provided with the review of NRI-058-2018, which was 
approved on June 25, 2018.  
 
2. A new Tree Conservation Plan must be submitted to M–NCPPC prior to subdivision 
approval. 
 
A TCP1 was submitted and approved on May 1, 2020. 
 
Conceptual Site Plan CSP-96073-01 was approved by the Planning Board on February 28, 2019, 
with conditions of approval found in PGCPB No. 19-28. The conditions relevant to the 
environmental review are described below in BOLD. The plain text provides responses to the 
conditions. 
 
2. Prior to certification of the Type 1 Tree Conservation Plan TCP1-067-97-01, the 
following revisions shall be made:  
 

a.  Add CSP-96073-01 and the reason for revision to the -01 row of the approval 
block. 

 
b.  Correct the Woodland Conservation Summary Table to match the plan and the 

worksheet. 
 
c.  Show the unmitigated 65 dBA ground-level and second-story noise contours, 

as required by Zoning Map Amendments A-9991-C and A-9992-C. 
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d.  Provide the standard TCP1 notes on the plan. 
 
e.  Have the revised plan signed and dated by the qualified professional 

preparing the plan. 
 
All conditions were met prior to signature approval of the Type 1 Tree Conservation Plan. 
 
Preliminary Plan 4-19029 was approved by the Planning Board on April 9, 2020, with conditions of 
approval found in PGCPB No. 2020-58. No environmental conditions of approval apply to the 
current application.  
 
Environmental Review 

Existing Conditions/Natural Resources Inventory 
A Natural Resource Inventory, NRI-058-2018, was approved on June 25, 2018, and provided with 
this application. The TCP2 is in conformance with the approved NRI. 

 
Woodland Conservation 
The property is subject to the provisions of the Prince George’s County Woodland and Wildlife 
Habitat Conservation Ordinance (WCO) because there are approved Tree Conservation Plans for 
the overall Greater Morning Star Apostolic Church and The Venue; TCP1-067-97-02 and  
TCP2-53-02-01. A revision to the TCP2 has been submitted with this application. 
 
The overall TCP worksheet was broken down into two parts, one part for the church property and 
the other part is for the townhouse development (The Venue).  
 
OVERALL: 
The overall 54.00-acre site contains 12.11 acres of woodland in the net tract and has a woodland 
conservation threshold of 8.95 acres. The Woodland Conservation Worksheet proposes the removal 
of 7.48 acres in the net tract area, for a woodland conservation requirement of 14.05 acres. The 
Overall project’s requirement will be met with 4.58 acres of woodland preservation on-site, 4.64 
acres of reforestation, and 4.83 acres of natural regeneration on-site. 
 
CHURCH PROPERTY: 
The Church Property is 38.86 acres, contains 7.57 acres of woodland in the net tract, and has a 
woodland conservation threshold of 5.94 acres. The Woodland Conservation Worksheet proposes 
the removal of 2.94 acres in the net tract area, for a woodland conservation requirement of 7.65 
acres. This Church site area will meet the requirement with 4.58 acres of woodland preservation 
on-site and 3.07 acres of reforestation. 
 
VENUE PROPERTY: 
The Venue site is 15.14 acres, contains 4.54 acres of woodland in the net tract, and has a woodland 
conservation threshold of 3.01 acres. The Woodland Conservation Worksheet proposes the removal 
of 4.54 acres in the net tract area, for a woodland conservation requirement of 6.40 acres. This 
Venue site will meet the requirement with 0 acres of woodland preservation on-site, 1.57 acres of 
reforestation, and 4.83 acres of natural regeneration on-site. 
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The TCP2 plan requires additional technical corrections to be in conformance with the Woodland 
and Wildlife Habitat Conservation Ordinance (WCO). These revisions are specified in the 
recommended conditions below.  
 
Stormwater Management 
A Stormwater Management Concept Approval Letter (# 20636-2018-00) and associated plan were 
submitted with the application for this site. The approval was issued on April 1, 2019 for this 
project from the Prince George County Department of Permitting, Inspections and Enforcement 
(DPIE). The plan proposes to construct 16 micro-bioretention ponds and enlarge the existing wet 
pond. No stormwater management (SWM) fee for on-site attenuation/quality control measures is 
required. No further action regarding SWM is required with this Conceptual Site Plan review. 
 
Preservation of Regulated Environmental Features/Primary Management Area  
 
Section 27-285(b)(4) of the Zoning Ordinance requires the following finding: “The Planning Board 
may approve a Detailed Site Plan if it finds that the Regulated Environmental Features (REF) have 
been preserved and/or restored in a natural state to the fullest extent possible in accordance with 
the requirement of Subtitle 24-130 (b)(5).” 
 
There are REF’s on the overall site, but there are no REF’s on for this phase of development. 
Therefore, no findings with regard to Section 27-285(b)(4) are required. 
 
Soils 
 
The predominant soils found to occur according to the United States Department of Agriculture, 
Natural Resources Conservation Service (USDA NRCS), Web Soil Survey (WSS) are the  
Adelphia-Holmdel complex (0 to 2 percent slopes), Annapolis-Urban land complex (0 to 5 percent 
slopes), Collington-Wist complexes (2 to 40 percent slopes), and Marr-Dodon complex (15 to 25 
percent slopes). Marlboro clay and Christiana complexes are not found on or near this property. 
 
No further action is needed as it relates to this application. A soils report may be required  
by the Prince George’s County Department of Permits, Inspections and Enforcement (DPIE) at time 
of permit. 
 
Summary of Recommended Conditions 
The Environmental Planning Section recommends approval of Detailed Site Plan (DSP-20038) and 
Type 2 Tree Conservation Plan (TCP2-053-02-03) subject to the following condition: 
 
1.  Prior to certification of the detailed site plan, the TCP2 shall be revised as follows: 

a.  Update the TCP number on the worksheets to TCP2-053-02  
b.  Update the Standard Type 2 Tree Conservation Plan Notes on sheet 1 as shown in the 

Environmental Technical Manual (ETM), 2018.     
c.  Complete the notes on the plan under the Removal of Hazardous Limbs by Developer or 

Builder section as shown in the ETM. 
d.  Add the missing Afforestation and Reforestation Notes as shown in the ETM to the plan. 
e.  Add the Tree Preservation and Retention Notes as shown in the ETM to the plan. 
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f.  Add the Natural Regeneration Notes as shown in the ETM to the plan. 

g.  Add the owner awareness certificate to the plan and have it signed by the property owner. 

 
If you have any questions concerning these comments, please contact me at 301-952-3650 or by  
e-mail at mary.rea@ppd.mncppc.org.   
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           December 21, 2020 
 

MEMORANDUM 
 
TO: Henry Zhang Master Planner, Urban Design Section 
 
VIA: Mridula Gupta, Planner Coordinator, Subdivision & Zoning Section 
 
FROM: Eddie Diaz-Campbell, Senior Planner, Subdivision & Zoning Section 
 
SUBJECT:  DSP-20038 The Venue, Subdivision Referral Memo 
 
 
The subject property on which Detailed Site Plan (DSP) 20038 is proposed is known as Lot 1 of 
Greenwood Park, recorded in Plat Book VJ 183 p. 21 in 1998. The property is in the I-3 (Planned 
Industrial/Employment Park), R-T (Townhouse), and R-55 (One-Family Detached Residential) 
Zones, and it is subject to the 1990 Approved Master Plan and SMA for Largo-Lottsford. The property 
is subject to Preliminary Plan of Subdivision (PPS) 4-19029, Greater Morningstar Apostolic Church 
and the Venue, which was approved on April 9, 2020. This PPS approved 90 lots for residential 
townhouse development as well as 18 parcels and one outlot. The PPS also approved two 
variations, one from Section 24-121(a)(4) to allow lot depth less than 150 feet for lots adjacent to 
Ritchie-Marlboro Road, and one from Section 24-122(a) to eliminate the PUE along the east side of 
proposed McCarthy Drive.   
 
Of the 18 approved parcels, 17 were proposed for future ownership by a neighborhood HOA, while 
one (proposed Parcel 1) was proposed to be retained by the existing church. The subject DSP has 
been filed only on the portion of the property proposed for development of the townhouse 
neighborhood. This area includes all the lots and parcels approved with the PPS except for 
proposed Parcel 1.  
 
Preliminary Plan of Subdivision 4-19029 was approved subject to 23 conditions, of which 12 are 
applicable at the time of the subject DSP. The relevant conditions are shown below in bold text. Staff 
analysis of the project’s conformance to the conditions follows each one in plain text. 
 
3.  The detailed site plan submitted for review shall demonstrate rears of dwelling units 

within the development are adequately screened from Ritchie Marlboro Road by the 
units fronting on Ritchie Marlboro Road and/or by landscape screening. 

 
The submitted DSP includes a landscape plan, which appears to show ample landscape 
screening between Ritchie Marlboro Road and the lots nearest the road. No lots or 
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dwellings are placed in such a manner that the rear of the dwellings would be clearly visible 
from Ritchie Marlboro Road. The Urban Design section should further evaluate the 
acceptability of the landscaping proposal.   

 
4. If there is a substantial revision to the mix of uses on the subject property that affects 

Subtitle 24 adequacy findings, as set forth in this resolution of approval, a new 
preliminary plan of subdivision shall be required, prior to approval of any building 
permits. 

 
 The subject DSP proposes development in accordance with the approved PPS. There is no 

substantial revision to the mix of uses on the subject property that affects Subtitle 24 
adequacy findings. A new PPS is not required at this time. 

 
5. Development of this site shall be in conformance with the approved Stormwater 

Management Concept Plan (20636-2018-00) and any subsequent revisions. 
 

The applicant submitted a revised Stormwater Management Concept Plan (20636-2018-01) 
with the subject DSP. The revised SWMC Plan was approved by DPIE on March 24, 2020. 
The approved SWMC Plan shows a lotting pattern which is outdated compared to both the 
layout approved with the PPS and the layout shown on the subject DSP. The SWMC Plan 
should be revised to match the lotting pattern shown on the DSP.  

 
6. Prior to approval of a final plat, in accordance with the approved preliminary plan of 

subdivision, the final plat shall include: 
 

a. A note indicating the Prince George’s County Planning Board approval of a 
variation from Section 24-121(a)(4) of the Subdivision Regulations, for lot 
depth and Section 24-122(a) of the Subdivision Regulations, for public utility 
easements. 

 
b. The dedication of public utility easements. 
 
c. The dedication of McCarthy Drive. 
 
d. The dedication of 0.01 acre to the right-of-way of Ritchie Marlboro 

Road/White House Road. 
 
e. Retention of the existing access easement allowing access to neighboring Lots 

2 and 3. 
 
f. The labeling of parcels to be conveyed to the homeowners association. 

 
With the exception of a note regarding approval of a variation from Section 24-121(a)(4), 
and a label for the ROW dedication to Ritchie-Marlboro Road, all of the above features 
required to be shown on the plat are also shown on the DSP. The 0.01 acres of ROW 
dedication should be labeled on the plan. The DSP conforms to the variation from Section 
24-121(a)(4) approved with the PPS; this variation does not need to be noted on the plan.  
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7.  Prior to acceptance of a detailed site plan, a Phase II noise analysis shall be provided 
and demonstrate that any outdoor activity areas are located outside of the mitigated 
65 dBA Ldn and that the building structures proposed mitigate interior noise levels 
to 45 dBA Ldn or less. If the DSP shows lots closer to Ritchie Marlboro Road than the 
PPS does, the analysis shall determine whether any additional noise mitigation 
measures are needed. 

 
A Phase II Noise Analysis dated December 2, 2020 was submitted with the application. The 
Phase II Noise Analysis includes recommended upgrades for the dwellings subject to high 
noise levels, in order to ensure these dwellings have their interior noise levels mitigated to 
44 dBA Ldn or less. The recommended upgrades include windows and doors with high 
sound transmission class ratings and resilient channels in non-brick exterior walls. The 
Urban Design section should further evaluate the acceptability of the proposed features. 
The DSP does not show any outdoor activity areas within areas subject to noise levels 
higher than 65 dBA Ldn, and it does not show any lots closer to Ritchie Marlboro Road than 
the PPS does.  

 
8. Prior to approval of a building permit, a certification by a professional engineer with 

competency in acoustical analysis shall be placed on the building permit stating that 
the building shell or structure has been designed to reduce interior noise levels to 45 
dBA Ldn or less in residential units exposed to noise above 65 dBA Ldn. 

 

 Conformance with this requirement will be noted on the final plat and will be required at 
permitting. Based on the Phase II Noise Analysis, it appears the applicant will be able to 
meet this condition. 

 
9.  Prior to approval of the 54th building permit, the applicant and the applicant’s heirs, 

successors, and/or assignees shall construct an 8-foot-wide asphalt hiker/biker trail 
within the 50-foot-wide ingress and egress easement, connecting the sidewalk along 
proposed McCarthy Drive with the parking lot within the existing Heritage Glen 
Community Park to the north, as shown on Prince George’s County Department of 
Parks and Recreation Exhibit A or as determined at the time of Detailed Site Plan. 
 
The 8-foot-wide hiker/biker trail leading to Heritage Glen Community Park is shown on the 
DSP in roughly the same configuration as it is shown on the PPS (Prince George’s County 
Department of Parks and Recreation (DPR) Exhibit A. The trail is shown entirely within the 
proposed 50-foot-wide ingress and egress easement.   

 
10.  Prior to approval of a final plat, the applicant and the applicant’s heirs, successors, 

and/or assignees shall modify the existing 50-foot-wide ingress and egress easement, 
and/or provide parkland dedication in this area, in order to provide for a more direct 
trail connection between the proposed townhouse development and the existing 
developed area of Heritage Glen Community Park, as shown on Prince George’s 
County Department of Parks and Recreation Exhibit A or as determined at the time of 
Detailed Site Plan. 

 
 The modified 50-foot-wide ingress and egress easement is shown on the DSP in the same 

configuration as it is shown on the PPS DPR Exhibit A.  
 
12. Prior to approval of a detailed site plan, the applicant and the applicant’s heirs, 
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successors, and/or assignees shall submit to Prince George’s County Department of 
Parks and Recreation (DPR), for review and approval, construction drawings for the 
connector trail, as shown on DPR Exhibit A. 

 
A detail showing the proposed construction of the trail is included in the DSP. Per the above 
condition, this detail is subject to review and approval by DPR. 

 
13. In conformance with the 2009 Approved Countywide Master Plan of Transportation, 

and conditions of approval for Conceptual Site Plan CSP-96073-01, the applicant and 
the applicant’s heirs, successors, and/or assignees shall provide the following: 
 
a. Sidewalks along both sides of all internal roadways, excluding alleys and the 

proposed McCarthy Drive. 
 
Sidewalks are shown on the DSP along both sides of all internal roadways, excluding 
the alleys and McCarthy Drive. Along McCarthy Drive, sidewalk is shown along the 
west side of the street only; this is consistent with the sidewalk approved with the 
PPS. 

 
b. A crosswalk crossing the west leg of Ritchie Marlboro Road, at the intersection 

of Ritchie Marlboro Road and McCarthy Drive, unless modified by the 
Maryland State Highway Administration, with written correspondence. 

 
 This crosswalk is shown on the plans, but not consistently. The applicant should 

revise the plans to ensure it is visible on all sheets the intersection can be seen.  
 
c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy Drive with 

the Maryland-National Capital Park and Planning Commission parkland to the 
north of the subject site, unless modified by the Prince George’s County 
Department of Parks and Recreation. 

 
 This trail is shown on the DSP. 
 
The above improvements should be further reviewed by the Transportation Planning 
Section to ensure the configurations shown are acceptable, except for Item c, which should 
be reviewed by DPR. 
 

17.  Development of this subdivision shall be in conformance with an approved Type 1 
Tree Conservation Plan (TCP1-067-97-02). The following note shall be placed on the 
final plat of subdivision: 

 
“Development is subject to restrictions shown on the approved Type 1 Tree 
Conservation Plan (TCP1-0067-97-02), or as modified by the Type 2 Tree 
Conservation Plan and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of an 
approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland Conservation Ordinance. This property is 
subject to the notification provisions of CB-60-2005. Copies of all approved 
Tree Conservation Plans for the subject property are available in the offices of 
The Maryland-National Capital Park and Planning Commission, Prince 
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George’s County Planning Department.” 
 

A Type 2 Tree Conservation Plan was submitted with the DSP application. The layouts 
shown on the DSP and the TCP2 are consistent. Development of the subdivision will 
therefore be in conformance with TCP1-067-97-02 as modified by the TCP2. The TCP2 
should be further evaluated by the Environmental Planning Section. 
 

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

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

 
The submitted DSP shows PMA consistent with the approved PPS. A conservation easement 
will be required at the time of final plat to contain the PMA, except for approved impacts. It 
is noted that all of the PMA is located on proposed Parcel 1, (the church parcel) which is not 
subject to this DSP.  

 
19. Prior to issuance of permits for this subdivision, a Type 2 tree conservation plan shall 

be approved. The following note shall be placed on the final plat of subdivision: 
 
“This plat is subject to the recordation of a Woodland Conservation Easement 
pursuant to Section 25-122(d)(1)(B) with the Liber and folio reflected on the 
Type 2 Tree Conservation Plan, when approved.” 

 
A Type 2 Tree Conservation Plan was submitted with the DSP application and should be 
further evaluated by the Environmental Planning Section. 
 
 

Site Plan Comments: 
 
1.  The applicant submitted an exhibit showing the proposed locations of different kinds of 

utility easements, including WSSC easements, PEPCO easements, storm drain easements, 
and public utility easements (PUEs). Though the PUEs’ positions differ in certain locations 
from those approved on the PPS, the PUEs shown on the exhibit are in substantial 
conformance with the Subdivision Regulations and the approved PPS. The PUEs shown on 
the DSP match those on the utility exhibit.  

 
2. The church parcel, shown on the plan as proposed Parcel A, was approved as proposed 

Parcel 1 at the time of 4-19029 and should be labeled accordingly. 
 
3. The site area of the DSP is given as 15.14 acres. According to the site data, this is because 

the DSP includes the area of the outlot approved with 4-19029. 
 

DSP-20038_Backup   20 of 117



 

 

4. The DSP does not label the 0.01-acre right-of-way dedication along White House Road or 
note the approved variation from Section 24-121(a)(4). 

 
 
Recommended Conditions: 
 
1. Prior to signature approval of the Detailed Site Plan, the plan shall be revised as follows: 
 

a. Show the required crosswalk crossing the west leg of Ritchie Marlboro Road on all 
plan sheets which show the intersection of Ritchie Marlboro Road and McCarthy 
Drive. 

 
b. Relabel the church parcel from “Parcel A” to “Parcel 1,” in accordance with the 

approved preliminary plan of subdivision. 
 
c. Move the line marked “limit of DSP-20038” to encompass Outlot 1, so that the DSP 

limits shown on the plan are consistent with the site data.  
 
d. Label the square footage of right-of-way dedication of Ritchie Marlboro Road/White 

House Road in accordance with the approved preliminary plan of subdivision. 
 

 
Conclusion:  
 
This referral is provided for the purposes of determining conformance with any underlying 
subdivision approvals for the subject property and Subtitle 24. The DSP has been found to be in 
substantial conformance with the approved preliminary plan of subdivision. All bearings and 
distances must be clearly shown on the DSP and must be consistent with the record plat. Further 
analysis for conformance with the PPS shall occur with the review of any future DSPs. There are no 
other subdivision issues at this time.  
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Date:    October 30, 2020 
 
To: Thomas Burke, Urban Design, M-NCPPC 
 
From: Adebola Adepoju, Environmental Health Specialist, Environmental Engineering/ Policy 

Program 
    

 Re: DSP- 20038, (AC-20014), The Venue 
 
The Environmental Engineering / Policy Program of the Prince George’s County Health 
Department has completed a desktop health impact assessment review of the detailed site plan 
submission for The Venue  and does not have comments / recommendations at this time. 
 
 
If you have any questions or need additional information, please contact me at 301-883-7677 or 
aoadepoju@co.pg.md.us.  
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MEMORANDUM 
 
DATE:  December 21, 2020 
 
TO: Henry Zhang, Master Planner 
 Urban Design Section 
 Development Review Division 
 Planning Department 
 
VIA: Sonja Ewing, Assistant Division Chief 
 Park Planning and Development Division  
 Department of Parks and Recreation 
  
FROM: Tom Burke, Planner Coordinator 
 Land Acquisition/Management & Development Review Section 
 Park Planning and Development Division 
 Department of Parks and Recreation 
 
SUBJECT: DSP-20038 – The Venue 
 

 
The Department of Parks and Recreation (DPR) has reviewed and evaluated this 
Detailed Site Plan (DSP) for conformance with the requirements and 
recommendations of the approved Conceptual Site Plan, CSP-96073-01, and 
Preliminary Plans 4-79033, and 4-19029, as they pertain to public parks and 
recreational facilities. 

 
PROPOSAL 
 
This application is for the development of 90 townhomes and associated infrastructure. 
 
BACKGROUND: 
 
The subject property is 15.14-acres, comprising 0.39 acre within the Planned 
Industrial/Employment Park (I-3) Zone, 6.20 acres within the One Family Detached 
Residential (R-55) Zone, and 8.55 acres within the Townhouse (R-T) Zone. The site is 
located on the north side of Richie Marlboro Road, approximately 750 feet east its 
intersection with the Capital Beltway (I-95/495) in Upper Marlboro, and is subject to the 
1990 Approved Master Plan Amendment and Adopted Sectional Map Amendment for 
Largo-Lottsford, Planning Area 73 (Largo-Lottsford Master Plan and SMA), the 2017 Land 
Preservation, Parks and Recreation Plan for Prince George’s County, and Formula 2040, 
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Functional Master Plan for Parks, Recreation and Open Space. This property is currently 
improved with an institutional use, specifically Greater Morning Star Apostolic Church, 
which is proposed to remain.  
 
REVIEW OF PREVIOUS CONDITIONS OF APPROVAL 
   
Conceptual Site Plan CSP-96073-01 was approved by the Planning Board on 
February 28, 2019 (PGCPB Resolution No. 19-28) for the overall 54.00 acre site with 
three conditions. The following condition relates to DPR: 
 
1. Prior to certification of this conceptual site plan (CSP), the following revisions 

shall be made, or information shall be provided:  
  
b. Delineate the existing 50-foot-wide ingress/egress easement that 

extends to Parcel A, which is owned by the Maryland-National 
Capital Park and Planning Commission. Delineate a potential trail 
connection, within the easement, from the end of the access road 
to the parkland. 

 
 The 50-foot-wide access easement and proposed trail are shown on the 

DSP. 
 

Preliminary Plan of Subdivision 4-19029, was approved by the Planning Board on 
April 9, 2020 (PGCPB Resolution No. 2020-58) with 23 conditions. The following 
conditions relate to DPR: 
 
9. Prior to approval of the 54th building permit, the applicant and the applicant’s 

heirs, successors, and/or assignees shall construct an 8-foot-wide asphalt 
hiker/biker trail within the 50-foot-wide ingress and egress easement, 
connecting the sidewalk along proposed McCarthy Drive with the parking lot 
within the existing Heritage Glen Community Park to the north, as shown on 
Prince George’s County Department of Parks and Recreation Exhibit A or as 
determined at the time of Detailed Site Plan.  

  
A condition is included herein to require a right-of-entry permit prior to the 
approval of the 54th building permit for the development of the section of trail on 
parkland. 

 
10. Prior to approval of a final plat, the applicant and the applicant’s heirs, 

successors, and/or assignees shall modify the existing 50-foot-wide ingress 
and egress easement, and/or provide parkland dedication in this area, in 
order to provide for a more direct trail connection between the proposed 
townhouse development and the existing developed area of Heritage Glen 
Community Park, as shown on Prince George’s County Department of Parks 
and Recreation Exhibit A or as determined at the time of Detailed Site Plan.  

 
The applicant submitted plans showing a modified location of the trail in 
conformance with this condition.  The relocation of the trail will require a section of 
the access easement, recorded in Liber 12090/folio 333, to be vacated, and a new 
section to be recorded to connect with the Heritage Glen Community Park. A 
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Recreational Facilities Agreement with the Prince George’s County Department of 
Parks and Recreation will also be required for the construction of the section of trail 
on parkland. Conditions are included herein to provide a revised trail easement, and 
the public Recreational Facilities Agreement prior to approval of a final plat.  

 
11. Prior to approval of the final plat of subdivision, the applicant and the 

applicant’s heirs, successors, and/or assignees shall enter into a public 
Recreational Facilities Agreement with the Prince George’s County 
Department of Parks and Recreation, for construction of the 8-foot-wide 
connector trail within the easement area connecting to the parking lot within 
existing Heritage Glen Community Park.  

   
12. Prior to approval of a detailed site plan, the applicant and the applicant’s 

heirs, successors, and/or assignees shall submit to Prince George’s County 
Department of Parks and Recreation (DPR), for review and approval, 
construction drawings for the connector trail, as shown on DPR Exhibit A.  

    
The applicant submitted plans showing construction drawings for the connector 
trail in conformance with this condition. 

 
13. In conformance with the 2009 Approved Countywide Master Plan of 

Transportation, and conditions of approval for Conceptual Site Plan CSP-
96073-01, the applicant and the applicant’s heirs, successors, and/or 
assignees shall provide the following:  

 
c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy 

Drive with the Maryland-National Capital Park and Planning 
Commission parkland to the north of the subject site, unless modified 
by the Prince George’s County Department of Parks and Recreation.  

 
RECOMMENDATION: 
 
The Park Planning & Development Division of DPR recommends to the Planning Board 
approval of Detailed Site Plan DSP-20038, subject to the following conditions: 
 
1. Prior to the issuance of the 54th building permit, the applicant shall execute a right-

of-entry agreement with the Department of Parks and Recreation for the section of 
trail to be improved on the Heritage Glen Community Park property.  

 
2. Prior to approval of the final plat of subdivision, the applicant and the applicant’s 

heirs, successors, and/or assignees shall provide recorded easement document(s) 
showing the vacation of a section of the access easement, and an extension to the 
existing access easement, consistent with the easement shown on the DSP. 

 
3. Prior to approval of the final plat of subdivision, the applicant and the applicant’s 

heirs, successors, and/or assignees shall enter into a public Recreational Facilities 
Agreement with the Prince George’s County Department of Parks and Recreation, 
for construction of the 8-foot-wide connector trail within Heritage Glen Community 
Park. 
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C: Bridget Stesney 
 Alvin McNeal 
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GENERAL NOTES 
I. APPLIGANT, 6REENHOOD PARK. LLG 

ATTN, MR. SEY A& BALIAN 
6110 EXECUTIVE BLVD SUITE 400 
ROGKVILLE. MARYLAND 20852 
TEL., :lOl-864-6500 

2. OVlNERS, 6REATER MORNIN6 STAR APOSTOLIG MINISTRIES 
1100 RITCHIE MARLBORO ROAD 
UPPER MARLBORO MD 20114-q224 

3. PROJECT NAME, 
LE6AL DESGRIPTION, 
200 FOOT MAP REFERENGE 
LOT, 
PLAT BOOK, 
UBER FOLIO, 

THE VENUE 
TAX MAP / 6RID 14-F4 
202 SE O<! 4 20:l SE oq 

LOT I 11GREENWOOD PARK· 

PLAT BOOK VJ 183, PLAT 21 
L. 30525 F. 5ll6 

4. DEVELOPMENT SUMMARY, qo TOl"lNHOUSE LOTS. 11 PARGELS AND I OUTLOT. 

5. THIS PROPERTY MS PREVIOUSLY APPROVED UNDER, PRELIMINARY PLAN 4-1qo2q 
(APRIL 2020), PRELIMINARY PLAN 4-q1101 (JANUARY 22, 1qqe,), DETAILED SITE 

PLAN 02018-01 (AUGUST 18. 2005.). GONGEPTUAL SITE PLAN. GSF-46013-01. AND 
TREE GONSERVATION PLAN TYPE I, TGPI 061-q1-0I, l"IERE APPROVED ON MAY 10, 
201q. 

6. BOUNDARY PER GllrSC.HIGK, LlmE 4 HEBER, PA., DEG. 2011. 
1. AERIAL TOFOGRAPHY PROVIDED BY McKENZIE SNYDER, JAI-IJARY, 2018. 
8. NATURAL RE50URGE5 INVENTORY PLAN (NRl-05ll-2018) BY 6UTSGHIGK, LITTLE 4 

HEBER, P.A. APPROVED -.IJNE 25, 2018. 
q. SITE DATA (SEE SITE DATE SUMMARY TABLE SHOl"IN ON THIS SHEET), 

SITE AREA FOR TOWNHOUSES ................... 15.14 AG. 
SITE AREA BY ZONE, 

ZONE 1-B ......................................................... O.Bq AG. 
ZONE R-55 ..................................................... 620 AG. 
ZONE RT.. ........................................................ 8.55 AG. 

10. THERE ARE NO 100--YEAR FLOODPLAINS ON TJ-tlS PROPERTY (AS SHOl"lN ON TJ-tE 

APPROVED STORMr!ATER MANA&EMENT GONGEPT PLAN!. 
II. THERE 15 I.II AG OF ROAD DEDIGATION (McGARTHY DRIVEJ TO PRINGE GEORGES 

COUNTY, MD. 
12. A 10' AJBLIG 1/rlLITY EASEMENT 15 PROVIDED ALONG ALL RIGHTS-OF-MY 

(EXGEPT ALLEYS) EXGEPT THE EAST SIDE OF McGARlltY DRIVE. A VARIATION 
FROM SECTION 24-122/aJ l'IAS APFROVED BY PRELIMINARY PLAN 4-1qo2q TO 
ELIMINATE A AJE ALONG TJ-tE EAST SIDE OF McGARlltY DRIVE. 

13. PROPOSED USE, qo TOHNHOUSES 
14. SEE DEVELOPMENT STANDARDS AND GALOJLATIONS, THIS SHEET. FOR PROPOSED 

DV'IIELLING UNITS, DENSITY GALOJLATIONS, MINIMLM LOT SIZE AND WIDTJ-t. 
15. THIS PROPERTY 15 IN 9'-;TAINABLE GROITTH TIER I. 
If:>. THIS PROPERTY 15 NOT IN A MILITARY INSTALLATION OVERLAY ZONE. 
11. THIS PROPERTY 15 NOT LOGATED IN A GENTER OR CORRIDOR. 
18. THE STORMr!ATER MANAGEMENT GONGEPT PLAN #20f:>3i>-2018-00 APPROVED ON 

APRIL I. 201q. 
1q. ARGHEOLOOIGAL INVESTl6ATIONS NOT REQUIRED FOR THIS D5P PER MNGPPG 

APPROVAL DATED MAY 8. 201q. 
20. EXISTING HATER AND SE!'IER SERVIGE GATEGORIES ARE 5-3 AND W-B. 
21. THE PROPERTY 15 NOT LOCATED WITHIN AN AVIATION POLIGY AREA. 
22. THERE ARE NO KNOWN HISTORIC RESOURGES OR GEMETERIES ON TJ-!15 PROPERTY. 
23. THIS PROPERTY 15 NOT LOCATED WITHIN THE GHESAPEAKE BAY CRITICAL AREA 

OVERLAY. 
24. THERE ARE NO HETLANDS ON TJ-!15 PROPERTY. 
25. THERE ARE NO STREAMS ON TJ-!15 PROPERTY. 
26. THIS PROPERTY 15 NOT ADJAGENT TO AN EASEMENT HELD BY ANY LAND 

MARYLAND ENVIRONMENT AL TRlJ5 T, MARYLAND AGRIGUL TIJRAL LAND 
PRESERVATION FOUNDATION, OR ANY LAND TRUST OR ORGANIZATION. 

21. SOILS INFORMATION SHOV'IN OBTAINED FROM THE PRINGE GEORGE'S GO\JNTY SOIL 
SURVEY, SEE NRl-058-2018. 

28. NEAREST POLIGE STATION, DISTRIGT No. B, LANDOVER. MARYLAND. 
2q. NEAREST FIRE STATION, RITGHIE GOMPANY No. 31, CAPITOL HEIGHTS, MARYLAND. 
30. ALL GRADING AND LIMITS OF DISTIRBANGE ARE PRELIMINARY AND ARE SUBJECT 

TO GHANGE. 
31. All PROFOSED AJBLIG ROAD DEDIGATIONS ARE TO PRINCE GEORGE'S GOIJNTY, 

MD 
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GREENWOOD PARK. LLC 
6110 EXECUTIVE BLVD 

SUITE 310 
ROCK"1LLE, MD 20852 

MR. SEVAG BALIAN 
301-864-6500 

EXISTIN6 UTILITY NOTES 
IJ UTILITY INFORMATION 5HOl"IN HEREON 15 Af'f'ROXIMA 1E AND elA5 OBTAINED FROM 
AVAILABLE RECORDS . THE EXACT LOGATION OF AU. UNDERGROJND llf1LITIE5 =ftAU. BE FIELD 
VERIFIED BY THE CONTRACTOR PRIOR TO GON5TRUGTION. 

2J THE CONTRACTOR SHALL HAND Dl6 1E5T PITS AT AU.1/flLITY GR0551N65 TO DETI'RMINE 
THE EXACT LOGATION AND DEPTH i.ELL IN ADVANCE OF CONSTRUCTION. 

3J FOR MARKIN6 LOCATIONS OF EXl5TIN6 l/flLITIE5. NOTIFY "Ml55 l/flLITY" AT 1-000-251-lTil. 
4ll HGIJR5 PRIOR TO ANY EXCAVATION OR CONSTRUGTION. CONTRACTOR =ftAU. 1-<'.lTIFY THE CITY 
OF ROCKVILLE UTILITIES DIVISION 240.314.e561 (41l HOURS BEFORE). 

4J FOR FIELD LOCATION Of 6A5 LINE 5ERVIGE5. PLEASE NOTIFY e!A5HIN6TON 6A5 LIGHT Go., 
103-150-1000. 4ll HOURS PRIOR TO THE START OF ANY EXCAVATION OR CONSTRUCTION. 

5) OMl5510NS AND/OR ADDITIONS Of UTILITIES FOUND Cl.RING CONSTRUCTION SHALL BE THE 
SOL£ RESPONSIBILIT'f OF ANY WNTRAGTOR ENGAGED IN EXGAVATION AT THIS SITE. 
GIJTSGHIGK, LITTlE 4 l'IEElER, PA. SHAU. BE NOTIFIED IMMEDIATELY OF ANY AND AU. UTILITY 
INFORMATION, OMISSIONS AND ADDITIONS FOi.ND BY ANY GONTRAGTOR. 

bJ DUE TO THE PROXIMITY Of LIVE UNDER6ROLND AND OVERHEAD lJTILITIES, WE ARE NOT 

40 Hours 

Before You Dig 
Call 

''MISS UTILITY' 
Service Protection Center 

RESPONSIBLE FOR ANY DAMAGE OR IN.JJRY 5USTAINED DURING CONSTRUCTION BY ANY PERSONS, CALL TOLL FREE 
TRIJGKS, TRAILERS, OR EGlJIPMENT USED ON OR ADJAGENT TO THE SITE. VICINITY MAP 

SITE DATA 
SITE AREA ............................................................................................................... 15.14 AG. 
NO. OF DWELLING UNITS PROFOSED ........................................................... qo DU 
EXISTING ZONING ................................................................................................... 1-3, R.._T, R-55 

PARKING REQUIRED ............................................................................................ IB5 SPAGES 
OFFSTREET (GARAGE) 2 SP/DU .................................... 180 PAGES 
VISITOR - I SPAGE/20 UNITS........................................ 5 SPAGES 

PARKING SHOl"lN .................................................................................................. 241 SFAGES 
OFFSTREET (6ARA6E) 2 SF/DU ................................... 180 SFAGES 
VISITOR................................................................................... 45 SPAGES 
5 TREET.................................................................................... 5 SP AGES 

OPEN SPAGE REQUIRED .................................................................................. 3.03 AG. 
(PER RESIDENTIAL BASE ZONE REGIIJIREMENTS - 15.14 AG. X 20%) 

OPEN SFAGE PROPOSED ............................................................................... 3.03 AG. 
STORMHATER MANAGEMENT AMENITY AREAS ..... 0.10 AG. 
PASSIVE REC.REATION AREA ....................................... 1.q3 AG. 
(INCWDES OUTLOT I, 6h2 AG) 

SITE DEVELOPMENT CALCULATIONS 
RESIDENTIAL DENSITY ALLOY'IED BY ZONE* 

R-T ZONE - 6 DU/AG X 855 AG ....................................................................................... 5130 DU 
R-55 ZONE - 6.1 DU/AG X 6.2 AG .................................................................................. .4154 DU 

TOTAL ............................................................................................................................................. q2 DU 

NO. OF LOTS PROPOSED ............................................................................................................... qo DU 

DENSITY PROPOSED (qo DIJ/15.14 AGJ ................................................................................... .5.q4 DU/AG 

PARK DEDICATION REGlUIRED (15% OF TOl'INt,OJSE TRACT AREA-15.14 AG) ..... 221 AG. 

PARK DEDICATION PROPOSED ..................................................................................................... NIA•• 

•zoNIN& ESTABLISHED BY ZONING GASE N0.5 A-<1qq1-c, ORDINANGE NO. 22-2008 

AND A-qqq2-G, ORDINANGE NO. 23-2008 

.. PREVIOUS DEDICATION OF PARKLAND PER PPS 4-1qQ3B SATISFIES MANDATORY 
DEDIGATION OF PARKLAND REQUIRED FOR THIS SITE PLAN APPLIGATION. 

DEVELOPMENT STANDARDS 
REAR-LOADED JO¥t)HQUSES IFfE !:?IMPLEl 

MINIMUM LOT SIZE REGIUIRED ............................................................. NO REQUIREMENT 

MINIMUM LOT SIZE PROPOSED ................................................................................ .1200 SF. 

MINIMUM LOT WIDTH REGIUIRED ............................................................................... 20 FT. 

MINIMUM LOT WIDTH SHOl'IN ..................................................................................... 20 FT. 

MINIMUM SETBACKS REQUIRED/SHOWN, 

FRONT YARD ............................................................................................................... 15 FT. 

SIDE Y ARD .................................................................................................................... 4 FT. 

REAR YARD ................................................................................................................. .8 FT. 

MINIMUM DIST ANGE BETHEEN BUILDINGS ALLOWED ........................................ 15 FT. 

MINIMUM DISTANGE BETHEEN BUILDINGS SHOV'IN ............................................ 15 FT. 

MAXIMUM BUILDING HEIGHT ..................................................................................... ..45 FT. 

MAX. SITE AREA FOR RESIDENTIAL DEVELOFMEITT ALLOHED ........... 16.0 AG* 

SITE AREA FOR RESIDENTIAL DEVELOPMENT PROPOSED .................... 15.14 AG 

'PfR UUNGIL BILL c.a-1e,...2011, THE R-55 IS COMBltED ~ITH THE R-T AND 1-3 ZONED LOTS, PARGEL5 
OR PROPERTY, 11-IE R-T 15 COMBINED Will-I THE R-55 AND 1--3 Zc»IED LOTS, PARGa5 OR PROPERTY, 
THE 1--3 15 GOMBINED Nill-I 11-E R-55 AND R-T ZONED LOTS, P.Al<GEL5 OR PROf'ERTY TOTAL.IN& LE55 
THAN SIXTffN Ob) 6R05S Ac:.Rl:5 IN SIZE AND l.CX,All:D LESS THAN 2000 FEl:T FROM AN 
IN.~ TO THE Ol.rrER LOOP OF THE CAPITAL BEL THAY (l..q5/)-4(!5); RE6UL.A110N5 Or THE R-55, 
R-T, AND I~ ZOl'Ei SHALL HOT N'Pl.Y; ALL R.EGUIRfMB'IITS FOR DEVEJ...OP"1EN 5HALL BE 
ESTABLISHED BY AND SHOWN ON A DETAILED 5111: PLAN APPROVID BY THE 'PLAN.NIN6 BOARD 
AND/OR 1HE DISTRICT COUNCIL. 

FROFESSIONAL/EN61NfER'S CERTIFICATION 
I HERf6Y CERTIFY TO THE BEST OF MY KNOliLEDeE, INFORMATION AND THE BELIEF 
THAT THE PLAN SHOl'IN HEREON, IS TRUE AND GOl':1<EGT; HAS BEEN PREPARfD IN 
AGGORDANGE VIITH THE !illTITLE 32. DIVISION 2 OF THE PRINCE GEORGE'S COUNTY 
GODE, AND I HAVE IN5PEGTED THIS SITE AND THE DRAINA5E ONTO THIS SITE FROM 
OTHER UPISRADE PROPEl<TIES AND FROM THIS 5111: ONTO OTHER DOlsNGRADE 
PROPERTIES HAS SEEN ADDRESSED IN 5L6STANTIAL AGCO!<DANGE VIITH APPLICABLE 
CODES. I HERESY CERTIFY THAT THESE DOGUMENTS Wl:Rf PRfPARfD OR APPl<OVED 
BY ME. AND THAT I AM A DUL'( LIGENSED PROFESSIONAL ENGINEER UNDER THE LAY6 
OF THE STATE OF MARYLAND. LICENSE No. 21154. EXPIRATION DATE, 10-21-21. 

DA1E SETH C,. C,ttlJRC,tJILL. P.E. 

1-800-257-7777 SCALE: 1 • = 2,000' 

SITE AREA SUMMARY 
EX15JIN6 PROPERJY 
SITE AREA - EX. LOT I ..................................................... 54.00 AG 
ZONING, 

1-3 ........................................................... 31.0'l AG 
R-T ......................................................... 10.11 AG 
R-55 ....................................................... 6.2 AG 
NO. OF LOTS ..................................... I (EX. LOT I) 

ERQP05EP C,tjlJRC,H PROPERr( 
SITE AREA-PROP. PARGEL 'I' ....................................... 38.86 AG 
ZONING, 

1-3 ........................................................... 36.10 AG 
R-T ......................................................... 2.16 AG 
R-55 (OUTLOT 1) ................................... 0 AG 
NO. OF PARGELS ............................. 1 (PROPGSED PARGEL I) 

PRQPOSED JWNHQU!iE P80F'l:RJ r 
SITE AREA-PROP. LOTS 4-4:! ......................................... 15.14 AG 
ZONING, 

1-3 ........................................................... o.3q AG 
R-T ......................................................... E>.55 AG 
R-55 ....................................................... 6.2 AG 
NO. OF LOTS ..................................... qo (PROPOSED LOTS 4-qB) 
NO OF PARGELS ............................... 11 (PROp.PARGELS B+l,.J-N, P-T) 
NO. OF 01/rLOTS .................................. I (PROPOSED 01/rLOT I) 

SITE DEDICATIONS TABLE 
LOT/PARGEL/ROAD AGREA6E DEDIGATION 
PARGEL B' 054 TO HOA 
PARGEL 'G' 0.40 TO HOA 
PARGEL P' 0.11 TO HOA 
PARGEL l:' 0.81 TO HOA 
PARGEL 1"' 0.13 TO HOA 
PARGEL '&' 0.13 TO HOA 
PARGEL 'tt' 035 TO HOA 
PARCEL 1J1 038 TO HOA 
PARGEL 'K' 0.03 TO HOA 
PARGEL 'L' 055 TO HOA 
PARGEL 'M' 035 TO HOA 
PARGEL 'N' 0.04 TO HOA 
PARGEL P' 0.01 TO HOA 
PARGEL 'GI' 0.01 TO HOA 
PARGEL R' 0.04 TO HOA 
PARGEL '5' o.oq TO HOA 
PARGEL 'T' 0.23 TO HOA 

McGARlltY DRIVE I.II AG TO PRINGE GEOR&E'S GOUNTY 
FROM &REATER MORNING STAR GHURGH 

RIGHT OF HAY, (AT 0.01 AG TO PRINGE GEORGES GOIJNTY 
McGARlltY DR FROM GREATER i"'ORNING STAR Gtt\JRGH 
RITCHIE MARLBORO DRJ 
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1 - WSSC Plan Review Comments

Created by: Mary Mapes
On: 11/23/2020 09:23 AM
WSSC Plan Review Comments

DSP-20038 - The Venue

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




2 - WSSC Standard Comments for All Plans

Created by: Mary Mapes
On: 11/23/2020 09:23 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 WSSC’s Permit Services Section at (301-206-8650) or visit our website at https://www.wsscwater.com/business--construction/developmentconstruction-services.html for requirements.  For information regarding connections or Site Utility (on-site) reviews, you may visit or contact WSSC’s Permit Services Section at (301) 206-4003.


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




WSSC Water and Sewer Design Review Comments

Created by: Amy Quant
On: 11/25/2020 12:03 PM
1. Existing and/or proposed water and sewer mains and service connections are shown on the plan. However, the existing  Water and Sewer lines as well as proposed connections need to be labeled with size, contract number, and material on the plans.  



2. This site is currently being served by existing and active water and sewer connections.



3. Easements are required for the propsed Water and Sewer systems.  Their limits and locations must be shown and labeled. See WSSC 2017 Pipeline Design Manual Part Three, Section 2; easements and Construction Strips.



4. A large diameter water pipeline is located within or adjacent to this property.  Contact the WSSC Permit Services Unit at (301) 206-4003 to determine if a right-of-way connection can be made to serve your site.  



5. Service connections to WSSC water mains 20-inch or 24-inch require special review and approval.  Contact the WSSC Permit Services Unit at (301) 206-4003 for application procedures.  Service connections to WSSC water mains 30-inch or larger are not allowed.



6. Provide ten (10) feet minimum horizontal separation between Pressure Sewer House Connection (PSHC) and Water House Connection (WHC) when designed in separate trenches.  Do not design PSHC’s and WHC’s in a common or combined trench. See WSSC 2017 Pipeline Design Manual Part Three Section 3, Pipeline Crossings and Clearances.



7. Align water and sewer service connections to avoid environmental, storm water management facilities, ESD Devices, other utilities, landscaping, tree boxes and structures or paving impacts for future maintenance.



8. 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.



9. Align any water and sewer pipeline that 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.



10. Water loops will be required to provide a second feed for system outage. This will be determined with WSSC Hydraulic Planning Analysis.



11. There is a 16- inch diameter water main located on or near this property.  WSSC records indicate that the pipe material is Ductile Iron (DI).  Prior to submittal of Phase 2 System Integrity review, it is the applicant’s responsibility to test pit the line and determine its exact horizontal and vertical location as well as to verify the type of pipe material.  The applicant’s engineer is responsible for coordinating with WSSC for monitoring and inspecting test pits for this project.



12. Water and 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.



13.  Water and sewer pipelines larger than 12-inch, including PCCP mains, must have a minimum of 25 feet

 horizontal separation from any building or dwelling.  The building must also be outside the WSSC existing or proposed easement.



14. When designing roadway grade establishments that cross over bottomless arch bridges – you must provide the required pipeline cover and clearance for proposed water main.



15. Condominiums or Cooperative Ownership Properties -that abut a public water main, are constructed as “row style” townhomes (one-unit bottom to top) and utilize a 13D or 13R type fire sprinkler system may be served with individual WSSC Water Service Connection outfitted with and outside meter or curb valve. See WSSC 2019 Plumbing & Fuel Gas Code 111.2.1.8



16. 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



17. METERING - Multi-Unit Buildings 

In accordance with State law, the Commission shall require individual metering of residential 

units within a multi-unit condominium or cooperative ownership property located in Prince 

George’s County. For all other multi-unit properties, WSSC shall allow either “Master Metering” 

or individual unit metering. Where individual metering is optioned, design and installation shall 

meet the provisions set forth in Sections 111.5.8.2 and 111.5.8.3 Where required solely by the 

owner, unit (private) water meters shall be furnished, installed, and maintained by the property

owner.  WSSC 2019 Plumbing & Fuel Gas Code 111.5.8



18. METERING - Mixed-Use Buildings.

Where both residential and commercial units in the same building are served by single water service connection or multiple service connections forming into a single system on property, a minimum of two meters shall be installed, as set forth below, to allow for the separate registering or computations of residential unit and commercial unit water consumptions at the building. For mixed-use properties located in Prince George’s County, each residential unit must be metered separately.  See 2019 Plumbing & Fuel Gas Code 111.5.8.1



19. Conversion to condominium (Prince George’s County ONLY)

In accordance with State Law, where a property use is being converted to condominium or 

cooperative ownership of residential units, plumbing modifications shall be permitted, inspected, 

and approved, prior to the conversion, to individually meter each unit with a WSSC furnished 

meter and individual water/sewer account. Refer to sections 111.5.8.2 and 111.5.8.3 for details. 

See WSSC 2019 Plumbing & Fuel Gas Code 111.5.1.1.1



20. The WSSC 2019 Plumbing & Fuel Gas Code has been adopted and is effective March 1, 2019.  

The minimum size new water service connection for Group R-3 occupancies shall be 1.5 inches.

Water service connections that are already buried may be utilized provided they are deemed 

adequate to serve the greater demand of either the total proposed fixture load or the fire sprinkler 

system. See WSSC 2019 WSSC Plumbing & Fuel Gas Code 111.1.1.1
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WSSC Easement Review Comments

Created by: Amy Quant
On: 11/25/2020 12:24 PM
1. 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.



2. Private Street & Alley Easement Requirements.  Service mains proposed for this project are located in roadways that are or may be private.  Private water and sewer mains are preferred in private streets and alleys.  If the applicant desires public water and sewer mains in these private streets and alleys, then the following criteria must be met:

-- All separation requirements in the WSSC 2017 Pipeline Design Manual (PDM) must be met. 

-- A 10 foot Public Utility Easements (PUE) shall be provided on both sides of the private street -and/or alley or space within the private street will be provided to assure PDM separations are met and limiting utility crossings of the WSSC water and sewer lines.  

-- Blanket easements for other utilities (gas, electric, telephone, CATV, fiber optic, etc.) within the private street and/or alley parcel will not be allowed.  The HOA documents shall not provide for a blanket easement across and under a private street and/or alley parcel. 

-- Dry utilities are to be located in the PUE or as described above. No dry utilities are to be placed within the WSSC easement for public water and sewer except to cross perpendicular to the public water and sewer mains. 

-- The storm drain system located in a private street and/or alley containing public water and sewer mains shall also be public and maintained by the County.



3. WSSCs minimum easement width for a normal (14-inch diameter or less) pipeline (water or sewer at normal depth) is 20-feet.  When both water and sewer (normal diameter and depth) are installed in the same easement, the minimum width is 30-feet.  Installation of deep or large water/sewer will require additional easement width.  



4. 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.



5. Balconies or other building appurtenances must not encroach within WSSC easements.  Water/Sewer pipeline alignment should maintain a minimum 5-foot horizontal clearance from storm-drain pipeline/structures and other utilities.  Review of plan submitted does not meet these requirements.



6.  Acquisition of off-site easements from other property owners will be required for the proposed (water/sewer) extension(s).  The Applicant is responsible for obtaining the easements.  Delineate and show the proposed off-site easement limits on plan.  See WSSC Design Manual C-2.1
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WSSC Environmental Review Comments

Created by: Amy Quant
On: 11/25/2020 12:33 PM
1. If Marlboro Clay appears to be on this site, due to the instability of this soil type, be advised special design measures are required for water and/or sewer extensions constructed within this zone to prevent the pipeline from shifting. 

See WSSC 2017 Pipeline Design Manual Part Three, Section 19; Geotechnical Considerations for 

Pipeline Alignments.



2. Geotechnical and Corrosion Submittal will be required. It appears that sources of stray current 

have been identified within 2,000 feet of this site.  See WSSC 2017 Pipeline Design Manual Part Three, Section 20



3. Environmental Impacts. If the proposed [water main and/or outfall sewer] impacts wetlands, stream buffers, 100 year flood plain, steep slopes and possibly large trees, the Main alignments may need adjustment in the design stage of the WSSC Development Services System Integrity review process. See WSSC 2017 Pipeline Design Manual Part Three, Section 23



4. Proposed pipeline shall be aligned to avoid or minimize environmental concerns such as: tree save areas, forested areas, rural/rustic roads, blasting areas, utilities, water quality, champion trees, historic or burial properties, landfills or other soil contaminated areas. 



5. Pipelines Crossing Contaminated Areas – minimum standard criteria for the design and construction of water and sewer pipelines in contaminated areas must be met 

See WSSC 2017 Pipeline Design Manual Part Three, Section 24; Pipelines Crossing Contaminated Areas



6. An Environmental Site Assessment report may/will be required for the proposed site.





7. Wetlands permit will be required for any construction within nontidal wetland areas. 

See WSSC 2017 Pipeline Design Manual Part Three, Section 23



8. If Pipeline crosses stream, follow general guidelines for stream crossing cases presented in WSSC 2017 Pipeline Design Manual Part Three, Section 9



9. Developments that are proposing trails on their site cannot tie into the existing trails within the Patuxent Watershed.  



10. If the proposed site is located in the Patuxent Watershed Conservation Area or Chesapeake Bay Critical Area, contact the WSSC Environmental Group for information on water and sewer restrictions or concerns.



11. Reservoirs: Upstream of reservoir, on-site sewerage disposal system may not be located within 300-feet of MHWL (mean high water level).  Horse trails are not permitted on WSSC watershed property.  Sizes of lots within 2500-ft of normal water level or within a 5000-ft radius of the water intake upstream of dam shall not be less than 2-acres or have a width less than 175 ft.


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




WSSC General Design Review Comments

Created by: Amy Quant
On: 11/25/2020 12:41 PM
1. Submit an Excavation Support System Plan (ESS) to WSSC for review if your project involves subsurface features such as an underground parking garage or a deep excavation which will require tiebacks in the area of existing or proposed WSSC mains.  This ESS Plan submission should be made at the time of Design Plan Submission.  If, however, the excavation support work will be done before the Design Plan Submission, it will be necessary to submit the plan as a Non-DR Plan to WSSC.  No work should be done in the vicinity of WSSC mains until the ESS Plans have been reviewed by WSSC.  If no ESS Plans are required for the project, the engineer should provide a letter from the Project Structural Engineer certifying that the building does not require it.  



2. Follow WSSC Demolition/Abandonment procedures to obtain a County Raze Permit.  Note: Failure to obtain an SDC fixture credit permit inspection prior to the removal of existing fixtures will result in the issuance of Basic Credit Only.  To obtain System Development Charge (SDC) credits for existing plumbing fixtures, an SDC Fixture Count Inspection MUST be completed by a WSSC Regulatory Inspector BEFORE REMOVAL OF FIXTURES OR DEMOLITION of the structure.  The inspection requires a permit which can only be obtained through a WSSC Registered Master Plumber.  SDC Fixture Credit Procedures are available at the WSSC Permit Services website.  



2. A proposed site development project was previously submitted to WSSC (DA6579Z18) and is a conceptually approved project.  Contact Shari Djourshari at (301) 206-8812 or Shari.Djourshari@wsscwater.com for information.



3. Existing WSSC project number (DA6579Z18) will require an amendment/revision submittal to reflect the changes shown on this current plan.



4. 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.  



5. Show and label all existing nearby water and/or sewer service connections that may be impacted by the proposed development.



6. WSSC facilities/structures cannot be located with a public utility easement (PUE) however WSSC pipelines may cross over a PUE.  Revise the plan to relocate any pipeline, valve, fire hydrant, meter vault and any other WSSC facilities/structures outside of the PUE.
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WSSC Hydraulic Review Comments

Created by: Amy Quant
On: 11/25/2020 12:46 PM
1. The approved Hydraulic Planning Analysis must be amended for pre-review of a proposed onsite system to address adequate flow and/or capacity concerns.



2. A water main extension to the property line will be required, connecting to the existing water main located	in Ritchie Marlboro Road, contract no.2009-5020A.  Additional public mains will be required within the site.



3. Water main replacement may be required for adequate fire flows to serve the proposed site.  



4. A sewer extension to the property line, will be required, connecting to the existing sewer main located 	west of Markus Drive, contract no. 2005-0619.  Additional public mains will be required within the site.



5. Sewer main relief or replacement may be required to serve the site. It is the applicant’s 

responsibility to meet all downstream sewer dependencies.



6. If elevations do not allow gravity sewer, onsite pumping with ejector or grinder pumps may be required for sewer service.



7. Projects projected to generate over 100,000 gallons per day base sanitary flow require special review per SP ENG 11-01 by the WSSC Planning Group.  This special review is performed during the Hydraulic Planning Analysis and will determine if downstream improvements will be required.



8. Projects within sewer basins that experience projected 2-year design storm sewer overflows will be modeled to determine whether they are upstream of these overflows. WSSC standard procedure ENG 11-01 may require sewer system improvements to alleviate these overflows, of which this project may become dependent on.  This special review is performed during the Hydraulic Planning Analysis and will determine if downstream improvements or dependencies will be required.


--------- 0 Replies ---------
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1  -  1 - WSSC Plan Review Comments

Created by: Mary Mapes
On: 11/23/2020 09:23 AM

WSSC Plan Review Comments
DSP-20038 - The Venue

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

2  -  2 - WSSC Standard Comments for All Plans

Created by: Mary Mapes
On: 11/23/2020 09:23 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 
WSSC’s Permit Services Section at (301-206-8650) or visit our website at 
https://www.wsscwater.com/business--construction/developmentconstruction-services.html for 
requirements.  For information regarding connections or Site Utility (on-site) reviews, you may 
visit or contact WSSC’s Permit Services Section at (301) 206-4003.

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

3  -  WSSC Water and Sewer Design Review Comments

Created by: Amy Quant
On: 11/25/2020 12:03 PM
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1. Existing and/or proposed water and sewer mains and service connections are shown on the 
plan. However, the existing  Water and Sewer lines as well as proposed connections need to be 
labeled with size, contract number, and material on the plans.  

2. This site is currently being served by existing and active water and sewer connections.

3. Easements are required for the propsed Water and Sewer systems.  Their limits and locations 
must be shown and labeled. See WSSC 2017 Pipeline Design Manual Part Three, Section 2; 
easements and Construction Strips.

4. A large diameter water pipeline is located within or adjacent to this property.  Contact the 
WSSC Permit Services Unit at (301) 206-4003 to determine if a right-of-way connection can be 
made to serve your site.  

5. Service connections to WSSC water mains 20-inch or 24-inch require special review and 
approval.  Contact the WSSC Permit Services Unit at (301) 206-4003 for application procedures.  
Service connections to WSSC water mains 30-inch or larger are not allowed.

6. Provide ten (10) feet minimum horizontal separation between Pressure Sewer House 
Connection (PSHC) and Water House Connection (WHC) when designed in separate trenches.  
Do not design PSHC’s and WHC’s in a common or combined trench. See WSSC 2017 Pipeline 
Design Manual Part Three Section 3, Pipeline Crossings and Clearances.

7. Align water and sewer service connections to avoid environmental, storm water management 
facilities, ESD Devices, other utilities, landscaping, tree boxes and structures or paving impacts 
for future maintenance.

8. 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.

9. Align any water and sewer pipeline that 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.

10. Water loops will be required to provide a second feed for system outage. This will be 
determined with WSSC Hydraulic Planning Analysis.

11. There is a 16- inch diameter water main located on or near this property.  WSSC records 
indicate that the pipe material is Ductile Iron (DI).  Prior to submittal of Phase 2 System Integrity 
review, it is the applicant’s responsibility to test pit the line and determine its exact horizontal and 
vertical location as well as to verify the type of pipe material.  The applicant’s engineer is 
responsible for coordinating with WSSC for monitoring and inspecting test pits for this project.

12. Water and 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.

13.  Water and sewer pipelines larger than 12-inch, including PCCP mains, must have a 
minimum of 25 feet
 horizontal separation from any building or dwelling.  The building must also be outside the 
WSSC existing or proposed easement.

14. When designing roadway grade establishments that cross over bottomless arch bridges – 
you must provide the required pipeline cover and clearance for proposed water main.

15. Condominiums or Cooperative Ownership Properties -that abut a public water main, are 
constructed as “row style” townhomes (one-unit bottom to top) and utilize a 13D or 13R type fire 
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sprinkler system may be served with individual WSSC Water Service Connection outfitted with 
and outside meter or curb valve. See WSSC 2019 Plumbing & Fuel Gas Code 111.2.1.8

16. 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

17. METERING - Multi-Unit Buildings 
In accordance with State law, the Commission shall require individual metering of residential 
units within a multi-unit condominium or cooperative ownership property located in Prince 
George’s County. For all other multi-unit properties, WSSC shall allow either “Master Metering” 
or individual unit metering. Where individual metering is optioned, design and installation shall 
meet the provisions set forth in Sections 111.5.8.2 and 111.5.8.3 Where required solely by the 
owner, unit (private) water meters shall be furnished, installed, and maintained by the property
owner.  WSSC 2019 Plumbing & Fuel Gas Code 111.5.8

18. METERING - Mixed-Use Buildings.
Where both residential and commercial units in the same building are served by single water 
service connection or multiple service connections forming into a single system on property, a 
minimum of two meters shall be installed, as set forth below, to allow for the separate registering 
or computations of residential unit and commercial unit water consumptions at the building. For 
mixed-use properties located in Prince George’s County, each residential unit must be metered 
separately.  See 2019 Plumbing & Fuel Gas Code 111.5.8.1

19. Conversion to condominium (Prince George’s County ONLY)
In accordance with State Law, where a property use is being converted to condominium or 
cooperative ownership of residential units, plumbing modifications shall be permitted, inspected, 
and approved, prior to the conversion, to individually meter each unit with a WSSC furnished 
meter and individual water/sewer account. Refer to sections 111.5.8.2 and 111.5.8.3 for details. 
See WSSC 2019 Plumbing & Fuel Gas Code 111.5.1.1.1

20. The WSSC 2019 Plumbing & Fuel Gas Code has been adopted and is effective March 1, 
2019.  
The minimum size new water service connection for Group R-3 occupancies shall be 1.5 inches.
Water service connections that are already buried may be utilized provided they are deemed 
adequate to serve the greater demand of either the total proposed fixture load or the fire sprinkler 

system. See WSSC 2019 WSSC Plumbing & Fuel Gas Code 111.1.1.1

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

4  -  WSSC Easement Review Comments

Created by: Amy Quant
On: 11/25/2020 12:24 PM

1. 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.
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2. Private Street & Alley Easement Requirements.  Service mains proposed for this project are 
located in roadways that are or may be private.  Private water and sewer mains are preferred in 
private streets and alleys.  If the applicant desires public water and sewer mains in these private 
streets and alleys, then the following criteria must be met:
-- All separation requirements in the WSSC 2017 Pipeline Design Manual (PDM) must be met. 
-- A 10 foot Public Utility Easements (PUE) shall be provided on both sides of the private street 
-and/or alley or space within the private street will be provided to assure PDM separations are 
met and limiting utility crossings of the WSSC water and sewer lines.  
-- Blanket easements for other utilities (gas, electric, telephone, CATV, fiber optic, etc.) within the 
private street and/or alley parcel will not be allowed.  The HOA documents shall not provide for a 
blanket easement across and under a private street and/or alley parcel. 
-- Dry utilities are to be located in the PUE or as described above. No dry utilities are to be placed 
within the WSSC easement for public water and sewer except to cross perpendicular to the 
public water and sewer mains. 
-- The storm drain system located in a private street and/or alley containing public water and 
sewer mains shall also be public and maintained by the County.

3. WSSCs minimum easement width for a normal (14-inch diameter or less) pipeline (water or 
sewer at normal depth) is 20-feet.  When both water and sewer (normal diameter and depth) are 
installed in the same easement, the minimum width is 30-feet.  Installation of deep or large 
water/sewer will require additional easement width.  

4. 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.

5. Balconies or other building appurtenances must not encroach within WSSC easements.  
Water/Sewer pipeline alignment should maintain a minimum 5-foot horizontal clearance from 
storm-drain pipeline/structures and other utilities.  Review of plan submitted does not meet these 
requirements.

6.  Acquisition of off-site easements from other property owners will be required for the proposed 
(water/sewer) extension(s).  The Applicant is responsible for obtaining the easements.  Delineate 
and show the proposed off-site easement limits on plan.  See WSSC Design Manual C-2.1

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

5  -  WSSC Environmental Review Comments

Created by: Amy Quant
On: 11/25/2020 12:33 PM

1. If Marlboro Clay appears to be on this site, due to the instability of this soil type, be advised 
special design measures are required for water and/or sewer extensions constructed within this 
zone to prevent the pipeline from shifting. 
See WSSC 2017 Pipeline Design Manual Part Three, Section 19; Geotechnical Considerations 
for 
Pipeline Alignments.

2. Geotechnical and Corrosion Submittal will be required. It appears that sources of stray current 
have been identified within 2,000 feet of this site.  See WSSC 2017 Pipeline Design Manual Part 
Three, Section 20

3. Environmental Impacts. If the proposed [water main and/or outfall sewer] impacts wetlands, 
stream buffers, 100 year flood plain, steep slopes and possibly large trees, the Main alignments 
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may need adjustment in the design stage of the WSSC Development Services System Integrity 
review process. See WSSC 2017 Pipeline Design Manual Part Three, Section 23

4. Proposed pipeline shall be aligned to avoid or minimize environmental concerns such as: tree 
save areas, forested areas, rural/rustic roads, blasting areas, utilities, water quality, champion 
trees, historic or burial properties, landfills or other soil contaminated areas. 

5. Pipelines Crossing Contaminated Areas – minimum standard criteria for the design and 
construction of water and sewer pipelines in contaminated areas must be met 
See WSSC 2017 Pipeline Design Manual Part Three, Section 24; Pipelines Crossing 
Contaminated Areas

6. An Environmental Site Assessment report may/will be required for the proposed site.

7. Wetlands permit will be required for any construction within nontidal wetland areas. 
See WSSC 2017 Pipeline Design Manual Part Three, Section 23

8. If Pipeline crosses stream, follow general guidelines for stream crossing cases presented in 
WSSC 2017 Pipeline Design Manual Part Three, Section 9

9. Developments that are proposing trails on their site cannot tie into the existing trails within the 
Patuxent Watershed.  

10. If the proposed site is located in the Patuxent Watershed Conservation Area or Chesapeake 
Bay Critical Area, contact the WSSC Environmental Group for information on water and sewer 
restrictions or concerns.

11. Reservoirs: Upstream of reservoir, on-site sewerage disposal system may not be located 
within 300-feet of MHWL (mean high water level).  Horse trails are not permitted on WSSC 
watershed property.  Sizes of lots within 2500-ft of normal water level or within a 5000-ft radius of 
the water intake upstream of dam shall not be less than 2-acres or have a width less than 175 ft.

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

6  -  WSSC General Design Review Comments

Created by: Amy Quant
On: 11/25/2020 12:41 PM

1. Submit an Excavation Support System Plan (ESS) to WSSC for review if your project involves 
subsurface features such as an underground parking garage or a deep excavation which will 
require tiebacks in the area of existing or proposed WSSC mains.  This ESS Plan submission 
should be made at the time of Design Plan Submission.  If, however, the excavation support work 
will be done before the Design Plan Submission, it will be necessary to submit the plan as a 
Non-DR Plan to WSSC.  No work should be done in the vicinity of WSSC mains until the ESS 
Plans have been reviewed by WSSC.  If no ESS Plans are required for the project, the engineer 
should provide a letter from the Project Structural Engineer certifying that the building does not 
require it.  

2. Follow WSSC Demolition/Abandonment procedures to obtain a County Raze Permit.  Note: 
Failure to obtain an SDC fixture credit permit inspection prior to the removal of existing fixtures 
will result in the issuance of Basic Credit Only.  To obtain System Development Charge (SDC) 
credits for existing plumbing fixtures, an SDC Fixture Count Inspection MUST be completed by a 
WSSC Regulatory Inspector BEFORE REMOVAL OF FIXTURES OR DEMOLITION of the 
structure.  The inspection requires a permit which can only be obtained through a WSSC 
Registered Master Plumber.  SDC Fixture Credit Procedures are available at the WSSC Permit 
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Services website.  

2. A proposed site development project was previously submitted to WSSC (DA6579Z18) and is 
a conceptually approved project.  Contact Shari Djourshari at (301) 206-8812 or 
Shari.Djourshari@wsscwater.com for information.

3. Existing WSSC project number (DA6579Z18) will require an amendment/revision submittal to 
reflect the changes shown on this current plan.

4. 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.  

5. Show and label all existing nearby water and/or sewer service connections that may be 
impacted by the proposed development.

6. WSSC facilities/structures cannot be located with a public utility easement (PUE) however 
WSSC pipelines may cross over a PUE.  Revise the plan to relocate any pipeline, valve, fire 
hydrant, meter vault and any other WSSC facilities/structures outside of the PUE.

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

7  -  WSSC Hydraulic Review Comments

Created by: Amy Quant
On: 11/25/2020 12:46 PM

1. The approved Hydraulic Planning Analysis must be amended for pre-review of a proposed 
onsite system to address adequate flow and/or capacity concerns.

2. A water main extension to the property line will be required, connecting to the existing water 
main located	in Ritchie Marlboro Road, contract no.2009-5020A.  Additional public mains will be 
required within the site.

3. Water main replacement may be required for adequate fire flows to serve the proposed site.  

4. A sewer extension to the property line, will be required, connecting to the existing sewer main 
located 	west of Markus Drive, contract no. 2005-0619.  Additional public mains will be required 
within the site.

5. Sewer main relief or replacement may be required to serve the site. It is the applicant’s 
responsibility to meet all downstream sewer dependencies.

6. If elevations do not allow gravity sewer, onsite pumping with ejector or grinder pumps may be 
required for sewer service.

7. Projects projected to generate over 100,000 gallons per day base sanitary flow require special 
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review per SP ENG 11-01 by the WSSC Planning Group.  This special review is performed 
during the Hydraulic Planning Analysis and will determine if downstream improvements will be 
required.

8. Projects within sewer basins that experience projected 2-year design storm sewer overflows 
will be modeled to determine whether they are upstream of these overflows. WSSC standard 
procedure ENG 11-01 may require sewer system improvements to alleviate these overflows, of 
which this project may become dependent on.  This special review is performed during the 
Hydraulic Planning Analysis and will determine if downstream improvements or dependencies will 
be required.

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

DSP-20038_Backup   41 of 117



for

DSP-20038_Backup   42 of 117

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

Site/Road Plan Review Division DPIE' 
DEPARTMENT OF PERMITTING, 

INSPECTIONS AND ENFORCEMENT 

Angela D. Alsobrooks 
County Executive 

MEMORANDUM 

December 29, 2020 

TO: Thomas Burke, Urban Design Section 
Development Review Division, M-NCPPC 

'Re,lf Matdo S. deGuzf11aM 
FROM: Mai"y C. Giles, P .E., Associate Director 

Site/Road Plan Review Division, DPIE 

Re: The Venue 
Detailed Site Plan DSP No. 20038 

CR: Ritchie Marlboro Road 

This memorandum supersedes our previous memorandum dated November 20, 2020. In 
response to the Detailed Site Plan No. 20038, referral for the development of townhomes and 
associated infrastrncture, the Department of Pennitting, Inspections, and Enforcement (DPIE) 
offers the following: 

- The prope1iy is located between the nmihwest quadrant of Ritchie Marlboro Road and 
White House Road intersection, and the nmiheast quadrant of Ritchie Marlboro Road 
and Sansbury Road intersection, immediately west of Southern Springs Lane within 
Heritage Glen single family home subdivision. 

- Ritchie Marlboro Road, also known as Master Plan Road A-36, is a County-maintained 
urban arte1ial roadway with 120' 1ight-of-way width. DPIE concurs the 60' minimum 
width (measured from the centerline of the right-of-way) exists and that the three (3) 
proposed travel lanes are per Department of Public Works and Transportation 
(DPW&T) Std. 100.01. The existing sidewalk is required to be removed and replaced 
with a 5'-wide sidewalk. A 6' minimum greenspace buffer is required for all street tree 
and lighting along Ritchie Marlboro Road. 

- Full-width, 2-inch mill-and-overlay for all existing county, roadway frontages are required., 

- Existing utilities may require relocation and/or adjustments. Coordination with the 
various utility companies is required. 

- Compliance with DPW &T's Utility Policy is required. Based upon the plains submitted, 
proper temporary and final patching and the related mill and overlay in accordance with 
"DPW &T Policy and Specifications for Utility Installation and Maintenance Penni ts" is 
required. 

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774 
Phone: 301.636.2060 • http://dpie.mypgc.us • FAX: 301. 925.8510 
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- Sidewalks are required along all roadways within the prope1iy limits in accordance with 
Sections 23-105 and 23-135 of the County Road Ordinance. Any new sidewalk 
installation is to match existing sidewalks in the area. In addition, sidewalks must 
always be kept open for pedestlians. 

- P1ivate roads need to be at least 22 ' wide, bonded and pennitted in accordance with 
applicable County codes, standards and specifications. 

- Maintenance of plivate streets is not the responsibility of Plince George's County. 

- Confo1mance with DPIE street lighting specifications and standards are required. 
Adjustments to street lighting, to accommodate the proposed plan improvements, are 
required in accordance with Section 23-140 of the Plince George's Road Ordinance. 

- Roadside trees will be required along County-maintained roadways within the limits of 
the pennit area. 

- All improvements within the public right-of-way as dedicated to the County are to be in 
accordance with the County Road Ordinance, DPW &T's Specifications and Standards 
and the Amelicans with Disabilities Act (ADA). 

- Changes at the southeast corner of the proposed development, including the layouts of 
both Lots 4 through 20 and the plivate road, are significant deviations from the Site 
Development Concept Plan No. 20636-2018-01 approved by DPIE on March 24, 2020. 
The Detailed Site Plan No. DSP-20038 is inconsistent with the approved Site 
Development Concept Plan No. 20636-2018-01. 

- All st01mwater management facilities and drainage systems, including their recreational 
features and visual amenities (if applicable), are to be designed and constructed in 
accordance to the standards and specifications set forth by the Department of Pennitting, 
Inspections, and Enforcement (DPIE) and the Depaiiment of Public Works and 
Transportation (DPW &T). Approval of all facilities are required plior to pennit 
issuance. 

- All easements are to be approved by DPIE and recorded plior to technical approval. 

- A maintenance agreement is to be approved by DPIE and recorded prior to technical 
approval. 

- The proposed development will require a site development pennit approved by the 
Depaiiment of Permitting, Inspections and Enforcement (DPIE). 
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A soils investigation rep01i which includes subsurface exploration and geotechnical 
enginee1ing evaluation for all proposed roadways is required. 

If you have any questions or require additional infonnation, please contact Mr. Mariwan 
Abdullah, District Engineer for the area, at 301.883 .5710. 

MA:TJ:ag 

cc: Rene' Lord-Attivor, Chief, Traffic Engineering, S/RPRD, DPIE 
Maiiwan Abdullah, P.E. , District Engineer, S/RPRD, DPIE 
Salman Babar, CFM, Engineer, S/RPRD, DPIE 
MJ Labban, Engineer, S/RPRD, DPIE 
Yonas Tesfai, P.E., Engineer, S/RPRD, DPIE 
Ted Jeong, E.I.T, Engineer, S/RPRD, DPIE 
Greenwood Park, LLC, 6110 Executive Boulevard, Suite 430, Rockville, MD 20852 
GLW, PA, 3909 National Dlive, Suite 250, Bmionsville, MD 20866 



Case No.:  A-9991-C     
 

Applicant:  Ritchie Highway, LLC 
(Alexan Morning Star 1) 

  
 COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
 SITTING AS THE DISTRICT COUNCIL 
  
 ZONING ORDINANCE NO. 22  - 2008 
 
  

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

District in Prince George's County, Maryland, with conditions. 

WHEREAS, Application No. A-9991 (Alexan Morning Star I) was filed, to rezone  

approximately 5.99 acres of land in the I-3 Zone, on the north side of Ritchie Marlboro Road, 

west of White House Road and east of the Ritchie Marlboro interchange, identified as 1700 

Ritchie Marlboro Road, Upper Marlboro, to the R-55 Zone; and 

WHEREAS, the application was advertised and the property posted prior to public 

hearing, in accordance with all requirements of law; and 

WHEREAS, the application was 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 and filed 

recommendations with the District Council; and 

WHEREAS, having reviewed the record and the Examiner's decision, the District 

Council has determined that the application should be approved, and the subject property 

should be rezoned to the R-55 Zone; 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; and 
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WHEREAS, to protect adjacent properties and the general neighborhood, this 

rezoning is approved with conditions. 

NOW, THEREFORE, BE IT ORDAINED AND ENACTED: 

SECTION 1.  The Zoning Map for the Maryland-Washington Regional District in 

Prince George's County, Maryland, is hereby amended by rezoning the property that is the 

subject of Application No. A-9991-C from the I-3 Zone to the R-55 Zone. 

SECTION 2.  The rezoning approved herein is subject to the following conditions: 

  1. A new Forest Stand Delineation, in accordance with the Prince 
George’s Woodland Conservation and Tree Preservation Technical 
Manual, shall be required at the time of subdivision.  

 
2. A new Tree Conservation Plan must be submitted to M-NCPPC prior 

to subdivision approval. 
 
3. The unmitigated 65 dBA (Ldn) ground level and second-story noise 

contours associated with the proposed arterial roads shall be shown 
on each preliminary plan and Type I Tree Conservation Plan. 

 
4. Since the site is located to the north of the planned northern gateway 

of the Westphalia Community and to the west of an existing residential 
development, a Detailed Site Plan shall be required for the single-
family development as well as the Metropolitan Dwelling Units to 
insure that the design and site arrangement  will be harmonious with 
the surrounding development. 

  
5. Applicant shall provide standard sidewalks on both sides of all internal 

roads and along the site’s entire frontage on Ritchie Marlboro Road, 
unless this requirement is modified by the Department of Public Works 
and Transportation.  

 
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 2. 
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Enacted this 8th day of September, 2008, for initial approval, by the following vote: 

In Favor: Council Members Dean, Bland, Campos, Exum, Knotts and Turner 

Opposed: 

Abstained: 

Absent: Council Members Dernoga, Harrison and Olson 

Vote:  6-0 

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:___________________________ 
     Samuel H. Dean, Chairman 

 
ATTEST: 
 
 
____________________________ 
Redis C. Floyd 
Clerk of the Council
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A-9991-C 
 

Ritchie Highway, LLC 
(Alexan Morning Star 1) 

 
 

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-9991-C, to rezone 

the subject property from the I-3 to the R-55 Zone, 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-9991-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 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. 

DSP-20038_Backup   48 of 117



A-9991-C                                                                                                                 Page 2 
 
 

 SECTION 3.  This Ordinance is effective December 5, 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.:  A-9992-C     
 

Applicant:  Ritchie Highway, LLC 
(Alexan Morning Star ll) 

  
 COUNTY COUNCIL OF PRINCE GEORGE'S COUNTY, MARYLAND, 
 SITTING AS THE DISTRICT COUNCIL 
  
 ZONING ORDINANCE NO.  23  - 2008 
 
  

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

District in Prince George's County, Maryland, with conditions. 

WHEREAS, Application No. A-9992 (Alexan Morning Star lI) was filed, to rezone  

approximately 10.67 acres of land in the I-3 Zone, on the north side of Ritchie Marlboro Road, 

west of White House Road and east of the Ritchie Marlboro interchange, identified as 1700 

Ritchie Marlboro Road, Upper Marlboro, to the R-T Zone; and 

WHEREAS, the application was advertised and the property posted prior to public 

hearing, in accordance with all requirements of law; and 

WHEREAS, the application was 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 and filed 

recommendations with the District Council; and 

WHEREAS, having reviewed the record and the Examiner's decision, the District 

Council has determined that the application should be approved, and the subject property 

should be rezoned to the R-T Zone; 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; and 
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WHEREAS, to protect adjacent properties and the general neighborhood, this 

rezoning is approved with conditions. 

NOW, THEREFORE, BE IT ORDAINED AND ENACTED: 

SECTION 1.  The Zoning Map for the Maryland-Washington Regional District in 

Prince George's County, Maryland, is hereby amended by rezoning the property that is the 

subject of Application No. A-9992-C from the I-3 Zone to the R-T Zone. 

SECTION 2.  The rezoning approved herein is subject to the following conditions: 

  1. A new Forest Stand Delineation, in accordance with the Prince 
George’s Woodland Conservation and Tree Preservation Technical 
Manual, shall be required at the time of subdivision.  

 
2. A new Tree Conservation Plan must be submitted to M-NCPPC prior 

to subdivision approval. 
 
3. The unmitigated 65 dBA (Ldn) ground level and second-story noise 

contours associated with the proposed arterial roads shall be shown 
on each preliminary plan and Type I Tree Conservation Plan. 

 
4. Since the site is located to the north of the planned northern gateway 

of the Westphalia Community and to the west of an existing residential 
development, a Detailed Site Plan shall be required for the single-
family development as well as the Metropolitan Dwelling Units to 
insure that the design and site arrangement  will be harmonious with 
the surrounding development. 

  
5. Applicant shall provide standard sidewalks on both sides of all internal 

roads and along the site’s entire frontage on Ritchie Marlboro Road, 
unless this requirement is modified by the Department of Public Works 
and Transportation.  

 
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 2. 
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Enacted this 8th day of September, 2008, for initial approval, by the following vote: 

In Favor: Council Members Dean, Bland, Campos, Exum, Harrison, Knotts and Turner 

Opposed: 

Abstained: Council Member Dernoga 

Absent:             Council Member Olson  

Vote:  7-0-1 

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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A-9992-C 
 

Ritchie Highway, LLC 
(Alexan Morning Star ll) 

 
 

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-9992-C, to rezone 

the subject property from the I-3 to the R-T Zone, 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-9992-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 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. 
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 SECTION 3.  This Ordinance is effective December 5, 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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PGCPB No. 19-28 File No. CSP-96073-01 
 

R E S O L U T I O N 
 

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

WHEREAS, in consideration of evidence presented at a public hearing on February 28, 2019, 
regarding Conceptual Site Plan CSP-96073-01 for Greater Morning Star Apostolic Church & The Venue, 
the Planning Board finds: 
 
1. Request: The subject application is for approval of an amendment to a conceptual site plan (CSP) 

to reflect the rezoning of a portion of the property to the Townhouse (R-T) and One-Family 
Detached Residential (R-55) Zones, and the addition of a 200 to 250 dwelling unit single-family 
attached (townhouse) community on the existing church property. 

 
The CSP is not required in the R-T and R-55 Zones; however, development in the 
Planned Industrial/Employment Park (I-3) Zone does require a CSP, in accordance with 
Section 27-471(d)(1). Therefore, this CSP will not control the proposed townhouse development 
in the R-T and R-55 Zones and is represented on the CSP for informational purposes, to 
demonstrate the relationship with the I-3-zoned portion of the property. 
 

2. Development Data Summary: 
 

 EXISTING APPROVED 
Zone(s) I-3/R-T/R-55 I-3/R-T/R-55 
Use(s) Church  

 
Church  

Townhouses  
Total Acreage 54.00 54.00 

I-3 Zone Acreage 37.08 37.08 
R-T Zone Acreage 10.72 10.72 
R-55 Zone Acreage 6.20 6.20 

Square Footage/GFA 21,000 (to remain) 21,000 + residential 
Total Dwelling Units 0 200 to 250 

 
3. Location: The subject property is located on the north side of Richie Marlboro Road, 

approximately 750 feet east of the Capital Beltway (I-95/495) intersection, identified as 
1700 Ritchie Marlboro Road, Upper Marlboro, Maryland, in Planning Area 73, and 
Council District 6. 
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4. Surrounding Uses: To the west of the site is Maryland State Highway Administration (SHA) 
property, which contains an entrance ramp leading from Ritchie Marlboro Road to the outer loop 
of the Capital Beltway (I-95/495). The properties to the east comprise an existing single-family 
residential community in the One-Family Detached Residential (R-80) Zone. Across 
Ritchie Marlboro Road to the south is property zoned Mixed Use-Transportation Oriented that is 
developed with townhouses and a food or beverage store/gas station. To the north and northwest 
of the subject property is Maryland-National Capital Park and Planning Commission (M-NCPPC) 
parkland. 

 
5. Previous Approvals: The subject property was rezoned from R-80 to I-3 in the adoption of the 

1990 Approved Master Plan Amendment and Adopted Sectional Map Amendment for 
Largo-Lottsford, Planning Area 73 (Largo-Lottsford Master Plan and SMA). The Prince George’s 
County Planning Board approved Conceptual Site Plan CSP-96073 for Greenwood Manor on 
July 24, 1997 (PGCPB Resolution No. 97-224). The Planning Board approved Preliminary Plan 
of Subdivision (PPS) 4-97107 and Type I Tree Conservation Plan TCPI-067-97 for 
Greater Morning Star Pentecost Church on October 28, 1997. This PPS created Lot 1, which 
contains the church, and Lots 2 and 3, which were intended for uses in conformance with the 
I-3 Zone. Subsequently, Lots 2 and 3, comprising approximately 7.66 acres, were conveyed to 
SHA, resulting in the current land area of 54 acres. On September 5, 2002, the Planning Board 
approved Detailed Site Plan DSP-02018 and Type II Tree Conservation Plan TCPII-053-02 for 
development of the existing church on the property. The Prince George’s County District Council 
adopted Zoning Map Amendments A-9991-C and A-9992-C on September 8, 2008, to rezone 
approximately 5.99 acres of the property to the One-Family Detached Residential (R-55) Zone 
(A-9991-C), and approximately 10.67 acres to the Townhouse (R-T) Zone (A-9992-C). 

 
6. Design Features: The property is currently owned by the Greater Morning Star 

Pentecostal Church, and is irregularly shaped due (in part) to approximately 
38.29 acres of stream valley dedication to the M-NCPPC Prince George’s County 
Department of Parks and Recreation, and dedication of approximately 7.66 acres in the 
southwest section of the property to SHA. The property is currently improved with a 
church and associated parking located in the center, within the I-3 Zone, and is 
accessed via two driveways from Ritchie Marlboro Road to the south, through the 
residentially-zoned property. All of this is proposed to remain and is shown on the CSP 
as a pod in the middle of the property, with an area for future church expansion to the north 
and west. The edges of the northern and western part of the property is shown as proposed 
green area. 

 
The CSP amendment reflects the rezoning of a portion of the property as approved in 2008 
and to illustrate the development of a pod of 200 to 250 townhouse dwelling units on 
approximately 14.80 acres in the southeastern portion of the property, entirely within the R-T 
and R-55 Zones, while maintaining the two existing access roads to the church property. The 
townhouse pod will be accessed from an existing road, to be further improved along the 
eastern edge of the property, adjacent to the existing single-family detached residential 
neighborhood. Landscape bufferyards are shown as ringing the townhouse pod and east of 
the access road. The statement of justification describes the proposed townhouses as 16 and 
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20 feet wide, three to four stories tall, and ranging in size from 1,800 to 2,500 square feet, 
with rear-loaded garages. Currently, the applicant is building a similar style of townhouses at 
the Westphalia Row development, which is located to the south of the property, beyond 
Ritchie Marlboro Road. The projected unit density ranges between 13.5 to 16.9 dwelling 
units per acre, which is comparable to Westphalia Row. The specifics of the townhouse 
development will be established through the required PPS and DSP applications, which will 
govern their development. 

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

compliance with the requirements of the I-3, R-T, and R-55 Zones; and the site plan design 
guidelines of the Zoning Ordinance, as follows: 

 
a. The application is subject to the requirements of Section 27-473(b) of the Zoning 

Ordinance, which governs uses in industrial zones. The existing church is permitted in 
the I-3 Zone. 

 
The subject amendment shows proposed townhomes, which will be located entirely 
within the R-T and R-55 Zones. Townhomes are permitted in the R-55 and R-T Zones 
pursuant to Footnotes 124 and 125, respectively, of Section 27-441(b), and do not require 
the approval of a CSP. Each footnote has the same requirements, described as follows: 
 
(A) The R-55 is combined with R-T and I-3 zoned lots, parcels, or property 

totaling less than sixteen (16) gross acres in size and located less than 
2,000 feet from an interchange to the outer loop of the Capital Beltway 
(I-95/I-495);  

 
The area proposed to be used for townhouse development is approximately 14.80 acres in 
size and is approximately 1,400 linear feet from the Ritchie Marlboro Road interchange 
with the outer loop of the Capital Beltway. 
 
(B) The property shall have access to a signalized intersection of a publicly 

maintained roadway with a functional transportation classification as an 
Arterial or higher within the 2009 Countywide Master Plan of 
Transportation; and 

 
The property has access to two signalized intersections on Ritchie Marlboro Road, a 
master plan arterial roadway. 
 
(C) Regulations of the R-55 Zone shall not apply; all requirements for 

development shall be established by and shown on a Detailed Site Plan 
approved by the Planning Board and/or the District Council.  
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All requirements for development will be reviewed at the time of the required DSP, in 
accordance with Part 3, Division 9, of the Zoning Ordinance. 

 
b. The subject application has been filed in conformance with the requirements of 

Section 27-471 of the Zoning Ordinance, which requires a CSP and DSP for all uses and 
improvements in the I-3 Zone. Any additional regulations in the I-3 Zone, which may be 
applicable to the proposed development, will be reviewed at the time of DSP, when 
specific buildings, landscaping, and parking and loading designs are provided. 
 

c. The CSP has been reviewed for conformance with the applicable site design guidelines 
contained in Section 27-274 of the Zoning Ordinance. As the project moves through the 
DSP process and is refined as to the development details, further review for conformance 
with the site design guidelines will be required. 

 
In accordance with Section 27-274(a)(2), Parking, loading, and circulation, that provides 
guidelines for the design of surface parking facilities, the vehicular circulation has been 
designed to be safe and efficient. However, the parking, loading, and circulation will be 
further evaluated at the time of DSP. 
 
In accordance with Section 27-274(a)(4), Views, the proposed development pods 
preserve environmentally sensitive areas, to the maximum extent possible. Supplemental 
landscape bufferyards or green areas are incorporated to protect environmental areas and 
create scenic settings, with natural views, from the surrounding area. 
 
In accordance with Section 27-274(a)(5), Green area, on-site green areas will be designed 
to complement other site activity areas and be appropriate in size, shape, location, and 
fulfill their intended use. Conceptual green areas, as shown, are easily accessible and 
separate incompatible uses. Green areas will be provided on-site and will be accentuated 
by elements, such as landscaping and street furniture, at the time of DSP. 
 
In accordance with Section 27-274(a)(7), Grading, the proposed conceptual grading 
minimizes disturbance to all environmentally sensitive areas, to the maximum extent 
possible, under the site conditions such as topography and natural resources. This will be 
further evaluated at the time of DSP. 

 
8. Zoning Map Amendments A-9991-C and A-9992-C: Zoning Map Amendments A-9991-C and 

A-9992-C for the subject property were denied by the Planning Board and the resolutions were 
adopted on November 15, 2007 (PGCPB Resolution No. 07-210 and 07-211, respectively). 
Subsequently, both cases were heard by the Prince George’s County Zoning Hearing Examiner 
and were approved on March 21, 2008, and then adopted by the District Council on 
September 8, 2008 (Zoning Ordinance Nos. 22-2008 and 23-2008, respectively) with the same 
five conditions, as follows: 
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1. A new Forest Stand Delineation, in accordance with the Prince George’s Woodland 
Conservation and Tree Preservation Technical Manual, shall be required at the 
time of subdivision. 

 
A forest stand delineation (FSD) was provided with the review of the Natural Resources 
Inventory NRI-058-2018, which was approved on June 25, 2018. At the time of PPS, the validity 
of the NRI will be verified, as required by this condition. 
 
2. A new Tree Conservation Plan must be submitted to M-NCPPC prior to subdivision 

approval. 
 
Type 1 Tree Conservation Plan TCP1-067-97-01 was provided with this application; however, at 
the time of PPS, a revised TCP1 will be required. 
 
3. The unmitigated 65 dBA (Ldn) ground level and second-story noise contours 

associated with the proposed arterial roads shall be shown on each preliminary plan 
and Type I Tree Conservation Plan. 

 
The unmitigated 65 dBA ground-level and second-story noise contours will need to be provided 
at the time of PPS. 
 
4. Since the site is located to the north of the planned northern gateway of the 

Westphalia Community and to the west of an existing residential 
development, a Detailed Site Plan shall be required for the single-family 
development as well as the Metropolitan Dwelling Units to ensure that the 
design and site arrangement will be harmonious with the surrounding 
development. 

 
A DSP is required, at which time the design and site arrangement will be reviewed to ensure 
harmony with the surrounding development. 
 
5. Applicant shall provide standard sidewalks on both sides of all internal roads and 

along the site’s entire frontage on Ritchie Marlboro Road, unless this requirement is 
modified by the Department of Public Works and Transportation.  

 
Sidewalks will be addressed at the time of PPS and DSP; however, consistent with this condition, 
sidewalks will be required along both sides of all internal roads and along the site’s frontage of 
Ritchie Marlboro Road. Crosswalks or other pedestrian improvements may be appropriate at the 
Ritchie Marlboro Road and White House Road signalized intersections, but this will be reviewed 
and determined at the time of PPS. 
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9. Conceptual Site Plan CSP-96073: On July 24, 1997, CSP-96073 (PGCPB Resolution 
No. 97-224) was approved for a development by the Greater Morning Star Church, subject to 
five conditions. The subject amendment supersedes the previous CSP and addresses the previous 
conditions of approval, as follows: 
 
1.  Prior to the approval of the Preliminary Plat of Subdivision, the applicant, his heirs, 

successors and/or assigns shall provide a 30-foot-wide access easement, or other 
suitable access at a location acceptable to PP&D for access to the park property. 

 
According to state records, a 50-foot-wide access easement was granted to M-NCPPC and 
recorded in the Land Records for Prince George’s County in Liber 12090, Folio 333. This issue 
may be re-examined at the time of the required PPS. 
 
2.  Prior to Preliminary Plan approval, it should be determined whether an access 

easement is appropriate for Lots 2 & 3, or if a public right-of-way terminating in a 
cul-de-sac would be more appropriate at the entrance across from Sansbury Road. 

 
Lots 2 and 3 have been dedicated to SHA and are not included as part of this application. 
Therefore, this condition is no longer applicable. 

 
3.  At the time of Detailed Site Plan review, special attention shall be paid to the 

following: 
 
a.  Along the eastern boundary, buildings shall not exceed the height limit of the 

adjacent residential zone, unless a determination is made by the Planning 
Board that mitigating factors such as setbacks, topography and vegetation 
are sufficient to buffer the views from adjacent residential neighborhoods. 

 
b.  A minimum 150-foot building setback shall be required along the eastern 

boundary. In addition, development or use of the subject property shall be 
substantially buffered from residential uses by maintaining existing 
vegetation, where appropriate, and by the use of other buffers and screening 
techniques, such as fences, walls, berms and landscaping. 

 
The above condition originates with the 1990 Largo-Lottsford Master Plan and SMA, which 
placed the property within the I-3 Zone, earmarking it as suitable for development with industrial 
park office and commercial uses. At that time, the SMA recognized the potential need to buffer 
the single-family detached Heritage Glen subdivision from any future industrial or commercial 
uses that may develop. 
 
With this application, a residential townhouse concept plan is proposed, which will be more 
compatible with the adjacent subdivision than the previous industrial or commercial uses, in 
terms of height and impacts. The submitted CSP proposes a landscape bufferyard along the 
eastern boundary as well as an access road that separates the townhouse development from the 
adjacent residential zone. This arrangement is suitable and will be reviewed further at the time of 
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DSP. Therefore, these conditions do not need to be carried forward. 
 
4. Prior to the certification, the conceptual site plan shall be revised as follows: 

 
a. A note shall be added to the plan which states that Direct vehicular access to 

Ritchie Marlboro Road from Lots 2 and 3 is denied pursuant to SHA and 
DPW&T determination. 

 
b. Access for Lot 3 shall be shown from an internal street that has access to 

Ritchie Marlboro Road. 
 
Lots 2 and 3 have been dedicated to SHA and are not included as part of this CSP application. 
Therefore, this condition is no longer applicable to this site. 
 
5. At Detailed Site Plan, consideration will be given to maintaining a minimum of 

25 feet between all parking bays and existing park land. 
 
The proposed CSP shows a green area that is a minimum of 25 feet wide along the existing 
parkland. Therefore, this condition does not need to be carried forward. 
 

10. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: This 
property is subject to the provisions of the Woodland and Wildlife Habitat Conservation 
Ordinance (WCO) because the property is greater than 40,000 square feet in size and contains 
more than 10,000 square feet of existing woodland. Type 1 Tree Conservation Plan 
TCP1-067-97-01 was submitted with this application. 
 
Natural Resources Inventory NRI-058-2018 was approved on June 25, 2018 and provided with 
this application. No revisions to the TCP1 are required for conformance with the approved NRI. 
 
Based on the TCP1 submitted with this application, the site contains 12.06 acres of woodland in 
the net tract area and has a woodland conservation threshold of 8.95 acres (16.57 percent). The 
Woodland Conservation Worksheet proposes the removal of 7.43 acres in the net tract area, for a 
woodland conservation requirement of 14.04 acres. According to the TCP1 worksheet, the 
requirement is proposed to be met with 4.43 acres of woodland preservation on-site, 2.33 acres of 
reforestation, and 7.28 acres of natural regeneration on-site. The FSD did not indicate the 
presence of specimen trees on-site. Conditions for technical revisions to the TCP1 have been 
included in this approval.  

 
11. Other site plan-related regulations: Additional regulations are applicable to site plan review 

that requires detailed information, which can only be provided at the time of DSP. The discussion 
provided below is for information only: 
 
a. 2010 Prince George’s County Landscape Manual: This development will be subject to 

the requirements of the 2010 Prince George’s County Landscape Manual (Landscape 
Manual) at the time of DSP. Specifically, the site is subject to Section 4.1, Residential 
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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. 

 
b. 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 on projects that require a grading permit. This requirement is based on the zone 
designation and is 15 percent of the gross tract area for the R-T and R-55-zoned portion 
and 10 percent for the I-3-zoned portion. Conformance to the requirements of the 
Tree Canopy Coverage Ordinance will be reviewed at the time of DSP. 

 
12. 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. Archaeology/Historic Preservation—The Planning Board reviewed a memorandum 

dated January 18, 2019 (Stabler and Smith to Burke), and revised on February 25, 2019, 
incorporated herein by reference, which provided comments on this application, as 
follows: 
 
Because of the proximity of the subject property to a tributary of the Southwest Branch 
and the recordation of several prehistoric archeological sites next to that tributary, there is 
a high probability that additional prehistoric sites may be identified on the subject 
property. Historic maps indicate that the subject property was occupied in the historic 
period by members of the Hill and Beall families. Remains of the farmstead visible in 
historic aerial photographs appear to have not been disturbed. This site could provide 
information on the transition from slavery to freedom on this plantation. 
 
The subject application does not propose any disturbance in the areas of the property that 
have the potential to contain archeological resources. Any future plans that propose 
grading or ground disturbance in the areas shown on the TCP1 as “Area F”, or any of the 
non-disturbed areas along the streams, shall be subject to archeological investigations. 
 
In accordance with the Planning Board’s directives, as described in the 2005 
“Guidelines for Archeological Review,” and consistent with Sections 24-104, 
24-121(a)(18), and 24-135.01, the subject property should be the subject of a Phase I 
archeological investigation to identify any archeological sites that may be significant to 
the understanding of the history of human settlement in Prince George’s County, 
including the possible existence of slave quarters and slave graves, as well as 
archeological evidence of the presence of Native American people. Archeological 
investigations were not recommended through the prior PPS because the archeological 
regulations were not approved until November 2006. 
 
Prior to approval of the final plat, Phase I (Identification) archeological investigations, 
according to the Planning Board’s “Guidelines for Archeological Review” (May 2005), 
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will be required on the above-referenced property to determine if any cultural resources 
are present. The areas within the developing property that have not been extensively 
disturbed should be surveyed for archeological sites. The applicant should submit a 
Phase I Research Plan for approval by the staff archeologist, prior to commencing Phase I 
work. Evidence of M-NCPPC concurrence with the final Phase I report and 
recommendations will be required prior to approval. If it is determined that potentially 
significant archeological resources exist in the project area, further investigations or work 
may be required. 
 

b. Community Planning—The Planning Board reviewed a memorandum dated 
January 23, 2019 (Umeozulu to Zhang), incorporated herein by reference, which 
indicated that master plan conformance is not required for this application. 

 
c. Transportation Planning—The Planning Board reviewed a memorandum dated 

January 15, 2019 (Burton to Thompson), incorporated herein by reference, which 
provided comments on this application, as follows: 
 
The church is currently served by two parallel access roads, which intersect with 
Ritchie Marlboro Road at signalized intersections. The application is proposing 
upgrading of the eastern access drive to a public street (McCarthy Drive), terminating as 
a cul-de-sac. From this public street, three private roads are being proposed, and will 
serve as the access for all of the proposed townhouses. A second point of access should 
be provided directly to the existing access road to the west; however, this issue will be 
determined with the PPS. 
 
The subject property fronts on Ritchie Marlboro Road, a County-owned master-planned 
arterial road (A-36). Along the property’s frontage, A-36 is currently built to its ultimate 
master plan cross section. Consequently, no further widening is anticipated; therefore, no 
additional right-of-way will be required. 
 
No traffic study or adequacy-related findings are required by Subtitle 27 of the Prince 
George’s County Code. Therefore, from the standpoint of transportation, it is determined 
the finding in Section 27-276(b)(1) can be made. 

 
d. Trails—The Planning Board reviewed a memorandum dated January 16, 2019 (Shaffer 

to Zhang), incorporated herein by reference, which provided comments on this 
application, as follows: 
 

 The Approved Countywide Master Plan of Transportation (MPOT) includes several 
policies related to pedestrian access and the provision of sidewalks. The MPOT also 
includes a policy regarding trail connectivity in new development: 
 

POLICY 9: Provide trail connections within and between communities as 
development occurs, to the extent feasible and practical. 
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Internal trails and access to nearby parkland will be addressed at the time of PPS and 
DSP. Regarding connectivity to the surrounding community, crosswalk improvements 
may be appropriate at signalized intersections along Ritchie Marlboro Road. 

 
e. Subdivision Review—The Planning Board reviewed a memorandum dated 

January 24, 2019 (Onyebuchi to Burke), incorporated herein by reference, which 
provided an analysis of this application, summarized as follows: 
 
The site is subject to PPS 4-97107 (PGCPB Resolution No. 97-364), which was approved 
by the Planning Board for 3 lots and the development of an 80,000-square-foot church (to 
be constructed entirely on Lot 1), subject to 11 conditions, which included a trip cap on 
the amount of development. 
 
The addition of residential dwelling units is a substantial change to the previously 
approved uses on the subject property and affects the adequacy findings of Subtitle 24 of 
the County Code, and the division of Lot 1 into individual lots requires approval of a new 
PPS. 
 
Pursuant to Section 24-121(a)(4) of the Subdivision Regulations, residential lots adjacent 
to existing or planned roadways of arterial or higher classification shall be platted with a 
minimum lot depth of 150 feet. Ritchie Marlboro Road, a master-planned arterial 
roadway, abuts the subject property to the south and west. The 150-foot depth 
requirement has not been delineated on the CSP site plan and should be for planning 
purposes. All plans of development must reflect lot depths, in accordance with the 
Subdivision Regulations, and appropriate mitigation must be provided to protect 
dwellings from traffic noise and nuisance. Lot depth will be further evaluated at the time 
of PPS, when appropriate noise studies will be required. 

 
f. Environmental Planning—The Planning Board reviewed a memorandum dated 

January 24, 2019 (Burke to Burke), incorporated herein by reference, which provided a 
response to previous conditions of approval and the WCO, as well as the following 
summarized comments: 

 
Preservation of Regulated Environmental Features 
The site contains regulated environmental features including streams, non-tidal wetlands, 
and the associated buffers. Section 27-273(e)(15) of the Zoning Ordinance requires that 
all CSP applications include: “A statement of justification describing how the proposed 
design preserves and restores the regulated environmental features to the fullest extent 
possible.” A statement of justification for the impact, totaling 2,662 square feet, was 
provided with the subject application. According to the TCP1, impacts to the primary 
management area (PMA)/stream buffer are proposed for a utility connection required by 
the Washington Suburban Sanitary Commission (WSSC). 

 
Impact Area 1: PMA/Stream Buffer Disturbance for the installation of a 
sewer line connection 
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This impact, identified as Impact Area 1, is for installation of a sewer line 
connection and is being required by WSSC. This impact will be located near the 
southwestern boundary of the property and will result in 2,662 square feet of 
disturbance to the PMA/stream buffer. 
 
The proposed impact to the PMA results in an overall impact of approximately 
3.22 percent of the 1.90 acres of PMA, or less than 0.11 percent of the gross 
tract. The applicant and their consultants have planned to avoid and minimize 
these environmental impacts, to the maximum extent possible, by utilizing best 
practices and design techniques or alternatives to avoid environmentally 
sensitive areas, where possible; however, this impact is necessary to install a 
sewer line connection to an existing sewer line located within the PMA. 
 
The Planning Board approved this impact to the PMA, as proposed. 
 

g. Maryland State Highway Administration (SHA)—At the time of this resolution, SHA 
had not provided comments on the subject application. 

 
h. Prince George’s County Fire/EMS Department—In a memorandum dated 

December 16, 2018 (Reilly to Zhang), incorporated herein by reference, the Fire/EMS 
Department offered comments relative to the requirements necessary for proper fire 
service to the property. These issues relative to drive aisle widths, hydrant locations, and 
maneuverability will be reviewed at the time of PPS and DSP, when specific site details 
are provided. 

 
i. Prince George’s County Health Department—In a memorandum dated 

January 11, 2019 (Adepoju to Zhang), incorporated herein by reference, the Health 
Department provided comments on this application, as follows: 
 
(1) The site is located adjacent to Interstate 495 (Capital Beltway). 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. There is an emerging 
body of scientific evidence indicating that fine particulate air pollution from 
traffic is associated with childhood asthma. 
 

(2) The DSPs 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 strongly recommended at strategic locations in the designated 
outdoor play/picnic areas. 
 

(3) During the construction phases of this project, no dust should be allowed to cross 
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over property lines and impact adjacent properties. Indicate intent to conform to 
construction activity dust control requirements as specified in the 2011 Maryland 
Standards and Specifications for Soil Erosion and Sediment Control. 
 

(4) During the construction phases of this project, no noise should be allowed to 
adversely impact activities on the adjacent properties. Indicate intent to conform 
to construction activity noise control requirements as specified in Subtitle 19 of 
the Prince George’s County Code. 

 
These issues will be addressed at the time of DSP, when specific details regarding 
buffering, recreation areas, and future construction will be reviewed. 

 
j.  Prince George’s County Department of Parks and Recreation (DPR)—In a 

memorandum dated February 13, 2019, incorporated herein by reference, DPR offered 
the following comments: 

 
The previous Greenwood Manor Preliminary Plan of Subdivision 4-79033 for this 
property proposed a mix of single family detached and attached dwelling units on the 
entire property. At that time, 38.30 acres of land was dedicated to DPR to meet the 
mandatory dedication of parkland requirement. The resulting Heritage Glen 
Community Park is located north and west of the current subject development. 
CSP-96073, Preliminary Plan of Subdivision 4-97107 and Detailed Site Plan DSP-02018 
proposed a church building and associated parking within the I-3 zoned portion of the 
property. In addition, a 50-foot ingress and egress easement (L. 12090 f. 333) was 
granted to DPR at that time from Ritchie-Marlboro Road to the existing DPR property 
through the subject property. The purpose for granting this 50-foot easement over the 
subject property was to provide public access to the DPR property from Ritchie-Marlboro 
Road. At that time, no public access existed on the subject property, and the Heritage 
Glen subdivision to the east had not yet been developed.   
 
Heritage Glen Community Park is developed on the eastern end of the property with a 
parking lot accessed from the adjacent Heritage Glen subdivision, a playground and a 
picnic area. This park is located approximately 1000 feet from the proposed townhouse 
development in the southeast corner of the property and includes a portion of the 
50-foot-wide ingress and egress easement to the park. DPR staff recommends 
construction of an asphalt trail connection to this park, via the existing 50-foot-wide park 
access easement, in order to serve the recreational needs of the future residents of this 
residential development. The proposed trail will be placed within the established 
easement to provide a pedestrian connection from the residential development to the 
existing developed DPR parkland. As part of this proposed subdivision, the applicant is 
also proposing to eliminate the southern half of this 50-foot easement and replace it with 
a variable width right-of-way (ROW) in the same location. DPR is in agreement with this 
proposal, but only in the event this is a “public” ROW. DPR also recommends retaining 
the northern half of the easement from the end of this proposed “public” ROW to the 
DPR property to be used for pedestrian access to the park. 
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The trail and easement issue will be further analyzed at the time of preliminary plan of 
subdivision when access, mandatory dedication of parkland, and recreational facility 
issues are considered, and appropriate conditions implemented. 

 
13. Based on the foregoing and as required by Section 27-276(b)(1) of the Zoning Ordinance, the 

CSP, if approved with the proposed conditions below, represents a most reasonable alternative for 
satisfying the site design guidelines without requiring unreasonable costs and without detracting 
substantially from the utility of the proposed development for its intended use. 
 

14. Section 27-276(b)(4) of the Zoning Ordinance provides the following required finding for 
approval of a CSP: 
 
The plan shall demonstrate 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 currently available, the limit of disturbance shown on 
TCP1-067-97-01 and the impact exhibits, the regulated environmental features on the subject 
property have been preserved and/or restored to the fullest extent possible. 

 
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 Type 1 Tree Conservation 
Plan TCP1-067-97-01, and further APPROVED Conceptual Site Plan CSP-96073-01 for the 
above-described land, subject to the following conditions: 
 
1. Prior to certification of this conceptual site plan (CSP), the following revisions shall be made, or 

information shall be provided: 
 

a. Add the bearings and distances for each lot. 
 
b. Delineate the existing 50-foot-wide ingress/egress easement that extends to Parcel A, 

which is owned by the Maryland-National Capital Park and Planning Commission. 
Delineate a potential trail connection, within the easement, from the end of the access 
road to the parkland.  

 
c. Delineate the 65 dBA Ldn unmitigated noise contour line from Ritchie Marlboro Road 

and the Capital Beltway (I-95/495). 
 
d. Delineate the 150-foot lot depth along the western and southern property lines abutting 

the arterial roadway. 
 
2. Prior to certification of the Type 1 Tree Conservation Plan TCP1-067-97-01, the following 

revisions shall be made:  
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a.  Add CSP-96073-01 and the reason for revision to the -01 row of the approval block. 
 
b.  Correct the Woodland Conservation Summary Table to match the plan and the worksheet. 
 
c.  Show the unmitigated 65 dBA ground-level and second-story noise contours, as required 

by Zoning Map Amendments A-9991-C and A-9992-C. 
 
d.  Provide the standard TCP1 notes on the plan. 
 
e.  Have the revised plan signed and dated by the qualified professional preparing the plan. 

 
3. Prior to acceptance of a preliminary plan of subdivision (PPS), the applicant shall delineate the 

65 dBA Ldn unmitigated and mitigated noise contour line on the PPS and the Type 1 tree 
conservation plan and submit a Phase 1 noise analysis in support of the noise contours. 

  
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 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, February 28, 2019, in Upper Marlboro, Maryland. 
 

Adopted by the Prince George’s County Planning Board this 21st day of March 2019. 
 
 
 

Elizabeth M. Hewlett 
Chairman 
 
 
 

By Jessica Jones 
Planning Board Administrator 

 
EMH:JJ:TB:gh 
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R E S O L U T I O N 
 

WHEREAS, Greater Morning Star Apostolic Ministries  is the owner of a 54-acre parcel of land 
known as Lot 1 of Greenwood Park, said property being in the 13th Election District of Prince George’s 
County, Maryland, and being zoned Planned Industrial/Employment Park (I 3), One-Family Detached 
Residential (R-55), and Townhouse (R-T); and 
 

WHEREAS, on November 18, 2019, Greenwood Park, LLC filed an application for approval of a 
Preliminary Plan of Subdivision for 90 lots; and 
 

WHEREAS, the application for approval of the aforesaid Preliminary Plan of Subdivision, also 
known as Preliminary Plan 4-19029 for Greater Morning Star Apostolic Church & The Venue was 
presented to the Prince George’s County Planning Board of The Maryland-National Capital Park and 
Planning Commission by the staff of the Commission on April 9, 2020, for its review and action in 
accordance with the Land Use Article of the Annotated Code of Maryland and the Regulations for the 
Subdivision of Land, Subtitle 24, Prince George’s County Code; and  
 

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

WHEREAS, on April 9, 2020, the Prince George’s County Planning Board heard testimony and 
received evidence submitted for the record on the aforesaid application. 
 

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, 
Prince George’s County Code, the Prince George’s County Planning Board APPROVED Type 1 Tree 
Conservation Plan TCP1-067-97-02, and APPROVED Preliminary Plan of Subdivision 4-19029, 
including a Variation from Sections 24-121(a)(4) and 24-122(a), for 90 lots with the following conditions: 
 
1. Prior to signature approval of the preliminary plan of subdivision, the plan shall be revised to: 
 

a. Provide a note stating the gross floor area of the existing institutional development. 
 
b. Redesignate Parcel A as Parcel 1. 
 
c. Show the proposed property lines adjacent to Lots 74–80 and 81–93 separating the 

townhouse development from Parcel 1. These property lines are labeled on the plan, but 
not shown. 

 
d. Show the existing access easement on the subject property and adjacent Lot 2 as to 

remain. 
 
e. Show a public utility easement (PUE) along one side of the private road on Parcel E. The 

PUE is missing in the vicinity of Parcel L.  

DSP-20038_Backup   69 of 117

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 



PGCPB No. 2020-58 
File No. 4-19029 
Page 2 

 
2. Prior to signature approval of the preliminary plan of subdivision, the plans shall be revised so 

that Lots 10–20 and their associated alley are reoriented so that dwellings will either face on 
Ritchie Marlboro Road or are located to the rear of lots facing Ritchie Marlboro Road. All lots 
shall be located with a depth of no less than 95 feet from Ritchie Marlboro Road, in accordance 
with the approved variation. 

 
3. The detailed site plan submitted for review shall demonstrate rears of dwelling units within the 

development are adequately screened from Ritchie Marlboro Road by the units fronting on 
Ritchie Marlboro Road and/or by landscape screening.  

 
4. If there is a substantial revision to the mix of uses on the subject property that affects Subtitle 24 

adequacy findings, as set forth in this resolution of approval, a new preliminary plan of 
subdivision shall be required, prior to approval of any building permits. 

 
5. Development of this site shall be in conformance with the approved Stormwater Management 

Concept Plan (20636-2018-00) and any subsequent revisions. 
 
6. Prior to approval of a final plat, in accordance with the approved preliminary plan of subdivision, 

the final plat shall include: 
 

a. A note indicating the Prince George’s County Planning Board approval of a variation 
from Section 24-121(a)(4) of the Subdivision Regulations, for lot depth and 
Section 24-122(a) of the Subdivision Regulations, for public utility easements. 

 
b. The dedication of public utility easements. 
 
c. The dedication of McCarthy Drive. 
 
d. The dedication of 0.01 acre to the right-of-way of Ritchie Marlboro Road/White House 

Road. 
 
e. Retention of the existing access easement allowing access to neighboring Lots 2 and 3. 
 
f. The labeling of parcels to be conveyed to the homeowners association. 

 
7. Prior to acceptance of a detailed site plan, a Phase II noise analysis shall be provided and 

demonstrate that any outdoor activity areas are located outside of the mitigated 65 dBA Ldn and 
that the building structures proposed mitigate interior noise levels to 45 dBA Ldn or less. If the 
DSP shows lots closer to Ritchie Marlboro Road than the PPS does, the analysis shall determine 
whether any additional noise mitigation measures are needed. 

 
8. Prior to approval of a building permit, a certification by a professional engineer with competency 

in acoustical analysis shall be placed on the building permit stating that the building shell or 
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structure has been designed to reduce interior noise levels to 45 dBA Ldn or less in residential 
units exposed to noise above 65 dBA Ldn. 

 
9. Prior to approval of the 54th building permit, the applicant and the applicant’s heirs, successors, 

and/or assignees shall construct an 8-foot-wide asphalt hiker/biker trail within the 50-foot-wide 
ingress and egress easement, connecting the sidewalk along proposed McCarthy Drive with the 
parking lot within the existing Heritage Glen Community Park to the north, as shown on Prince 
George’s County Department of Parks and Recreation Exhibit A or as determined at the time of 
Detailed Site Plan. 

 
10. Prior to approval of a final plat, the applicant and the applicant’s heirs, successors, and/or 

assignees shall modify the existing 50-foot-wide ingress and egress easement, and/or provide 
parkland dedication in this area, in order to provide for a more direct trail connection between the 
proposed townhouse development and the existing developed area of Heritage Glen Community 
Park, as shown on Prince George’s County Department of Parks and Recreation Exhibit A or as 
determined at the time of Detailed Site Plan. 

 
11. Prior to approval of the final plat of subdivision, the applicant and the applicant’s heirs, 

successors, and/or assignees shall enter into a public Recreational Facilities Agreement with the 
Prince George’s County Department of Parks and Recreation, for construction of the 8-foot-wide 
connector trail within the easement area connecting to the parking lot within existing Heritage 
Glen Community Park. 

 
12. Prior to approval of a detailed site plan, the applicant and the applicant’s heirs, successors, and/or 

assignees shall submit to Prince George’s County Department of Parks and Recreation (DPR), for 
review and approval, construction drawings for the connector trail, as shown on DPR Exhibit A. 

 
13. In conformance with the 2009 Approved Countywide Master Plan of Transportation, and 

conditions of approval for Conceptual Site Plan CSP-96073-01, the applicant and the applicant’s 
heirs, successors, and/or assignees shall provide the following: 
 
a. Sidewalks along both sides of all internal roadways, excluding alleys and the proposed 

McCarthy Drive. 
 
b. A crosswalk crossing the west leg of Ritchie Marlboro Road, at the intersection of 

Ritchie Marlboro Road and McCarthy Drive, unless modified by the Maryland State 
Highway Administration, with written correspondence. 

 
c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy Drive with the 

Maryland-National Capital Park and Planning Commission parkland to the north of the 
subject site, unless modified by the Prince George’s County Department of Parks and 
Recreation. 

 
14. Prior to approval of a detailed site plan, which proposes development for Parcel 1, a Phase I 

(Identification) archeological investigations, according to the Prince George’s County Planning 
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Board's Guidelines for Archeological Review (May 2005), shall be required to determine if any 
cultural resources are present. The areas within the developing property on Parcel 1 that have not 
been extensively disturbed shall be surveyed for archeological sites. The future applicant for a 
Detailed Site Plan for Parcel 1 shall submit a Phase I Research Plan, for approval by the staff 
archeologist, prior to commencing Phase I work. Evidence of Maryland-National Capital Park 
and Planning Commission concurrence with the final Phase I report and recommendations is 
required prior to approval. 

 
15. Upon receipt of the Phase I archeological report for Parcel 1by the Prince George’s county 

Planning Department, if it is determined that potentially significant archeological resources exist 
in the project area, prior to any ground disturbance or the approval of any grading permits for 
Parcel 1, the applicant shall provide a plan for: 
 
a. Evaluating the resource at the Phase II level, or 
 
b. Avoiding and preserving the resource in place. 

 
16. If a Phase II and/or Phase III archeological evaluation or mitigation is necessary for Parcel 1, the 

applicant shall provide a final report detailing the Phase II and/or Phase III investigations and 
ensure that all artifacts are curated in a proper manner, prior to any ground disturbance or the 
approval of any grading permits for Parcel 1. Depending upon the significance of findings 
(at Phase I, II, or III level), the future applicant shall provide interpretive signage. The location 
and wording shall be subject to approval by the staff archeologist prior to issuance of any 
building permits for Parcel 1. 

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

Conservation Plan (TCP1-067-97-02). The following note shall be placed on the final plat of 
subdivision: 

 
“Development is subject to restrictions shown on the approved Type 1 Tree Conservation 
Plan (TCP1-0067-97-02), or as modified by the Type 2 Tree Conservation Plan and 
precludes any disturbance or installation of any structure within specific areas. Failure to 
comply will mean a violation of an approved Tree Conservation Plan and will make the 
owner subject to mitigation under the Woodland Conservation Ordinance. This property 
is subject to the notification provisions of CB-60-2005. Copies of all approved Tree 
Conservation Plans for the subject property are available in the offices of The 
Maryland-National Capital Park and Planning Commission, Prince George’s County 
Planning Department.” 

 
18. At time of final plat, a conservation easement shall be described by bearings and distances. The 

conservation easement shall contain the delineated primary management area, except for any 
approved impacts, and shall be reviewed by the Environmental Planning Section prior to approval 
of the final plat. The following note shall be placed on the plat: 
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"Conservation easements described on this plat are areas where the installation of 
structures and roads and the removal of vegetation are prohibited without prior written 
consent from the M–NCPPC Planning Director or designee. The removal of hazardous 
trees, limbs, branches, or trunks is allowed." 

 
19. Prior to issuance of permits for this subdivision, a Type 2 tree conservation plan shall be 

approved. The following note shall be placed on the final plat of subdivision: 
 
“This plat is subject to the recordation of a Woodland Conservation Easement pursuant to 
Section 25-122(d)(1)(B) with the Liber and folio reflected on the Type 2 Tree 
Conservation Plan, when approved.” 

 
20. Prior to signature approval of the preliminary plan of subdivision (PPS), the Type 1 tree 

conservation plan Woodland Conservation Ordinance worksheet shall be revised so the acreage 
totals for each zone given for the church property and the Venue property match the totals given 
on the PPS.  

 
21. Total development within the subject property shall be limited, in accordance with the overall 

Greenwood Park development approved with Preliminary Plan of Subdivision (PPS) 4-97107. 
Any development generating an impact greater than that identified therein shall require a new 
PPS with a new determination of the adequacy of transportation facilities. 

 
22. Prior to approval of a final plat, the applicant and the applicant’s heir, successors, and/or 

assignees shall demonstrate that a homeowners association has been established for the 
subdivision, excluding Parcel 1. The draft covenants shall be submitted to the Subdivision and 
Zoning Section of the Development Review Division to ensure that the rights of the 
Maryland-National Capital Park and Planning Commission are included. The Liber/folio of the 
declaration of covenants shall be noted on the final plat, prior to recordation. 

 
23. Prior to approval of building permits, the applicant and the applicant’s heirs, successors, and/or 

assignees shall convey to the homeowners association land, as identified on the approved 
preliminary plan of subdivision. Land to be conveyed shall be subject to the following: 
 
a. A copy of the recorded deed for the property to be conveyed shall be submitted to the 

Subdivision and Zoning Section of the Development Review Division. 
 
b. All waste matter of any kind shall be removed from the property, 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 or soil filling, 

other than the placement of fill material associated with permitted grading operation that 
are consistent with the permit and minimum soil class requirements, discarded plant 
materials, refuse, or similar waste matter. 
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d. Any disturbance of land to be conveyed to the association shall be in accordance with an 
approved site plan and tree conservation plan. This shall include, but not be limited to, 
the location of sediment control measures, tree removal, temporary or permanent 
stormwater management facilities, utility placement, and stormdrain outfalls. 

 
e. Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to 

the association. The location and design of drainage outfalls that adversely impact 
property to be conveyed shall be reviewed and approved by the Development Review 
Division. 

 
f. The Prince George’s County Planning Board, or its designee, shall be satisfied that there 

are adequate provisions to ensure retention and future maintenance of the property to be 
conveyed. 

 
 

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 with conditions, meets the legal requirements of Subtitles 24 and 27 

of the Prince George’s County Code and the Land Use Article of the Annotated Code of 
Maryland. 

 
2. Background—The site is located at 1700 Ritchie Marlboro Road, on the north side of Ritchie 

Marlboro Road, in the northwest quadrant of its intersection with White House Road. The site 
consists of one lot known as Lot 1 of Greenwood Park, recorded among the Prince George’s 
County Land Records in Plat Book VJ 183-21. The 54-acre property is triple-zoned in the 
Planned Industrial/Employment Park (I-3), One-Family Detached Residential (R-55), and 
Townhouse (R-T) Zones. The site is subject to the 1990 Approved Master Plan Amendment and 
Adopted Sectional Map Amendment for Largo-Lottsford, Planning Area 73 (Largo-Lottsford 
Master Plan and SMA). This project proposes to develop 15.14 acres of the overall site with 
90 townhouses on fee simple lots. The subject site is improved with an institutional use, 
specifically, Greater Morning Star Apostolic Church, which is proposed to remain. 

 
The subject site is located north of Ritchie Marlboro Road, a master-planned arterial roadway. 
The applicant filed a variation request from Section 24-121(a)(4) of the Prince George’s County 
Subdivision Regulations, to allow a lot depth less than 150 feet for lots located closest to 
Ritchie Marlboro Road, which is discussed further in the Noise finding of this resolution. 

 
The applicant also filed a variation request from Section 24-122(a) of the Subdivision Regulations, to 
allow omission of the required public utility easements (PUEs) along the east side of McCarthy Drive, 
a proposed public road, which will provide access to the subject development. This request is discussed 
further in the Public Utility Easement finding of this resolution. 
 
3. Setting—The site is located on Tax Map 74 in Grids E-3, F-3, E-4, and F-4, and is within 

Planning Area 73. The subject site is bounded on the north and west sides by property owned by 
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the Maryland-National Capital Park and Planning Commission (M-NCPPC) in the Reserved 
Open Space Zone, with I-95/I-495 (Capital Beltway) to the west beyond; on the south side by 
Ritchie Marlboro Road, with a food and beverage store in combination with gas station in the 
Mixed Use-Transportation Oriented (M-X-T) Zone beyond; and on the east side by a 
single-family detached subdivision in the One-Family Detached Residential (R-80) Zone. 

 
4. Development Data Summary—The following information relates to the subject PPS application 

and the proposed development. 
 

 EXISTING APPROVED 
Zones I-3/R-T/R-55 I-3/R-T/R-55 
Use(s) Institutional Institutional 

Residential 
Acreage 54 54 
Parcels  0 18 
Lots 1 90 
Dwelling Units 0 90 
Variance No No 
Variations No Yes 

Section 24-121(a)(4) 
Section 24-122(a) 

 
Pursuant to Section 24-119(d)(2) of the Subdivision Regulations, this case was heard at the 
Subdivision and Development Review Committee (SDRC) meeting on December 2, 2019. The 
requested variations from Section 24-121(a)(4) and Section 24-122(a) was accepted on 
November 14, 2019, and also heard at the SDRC meeting on December 2, 2019, as required by 
Section 24-113(b) of the Subdivision Regulations. 

 
5. Previous Approvals—This property is the subject of the following prior approved applications: 

 
Conceptual Site Plan CSP-96073 was approved by the Prince George’s County Planning Board 
on September 4, 1997 (PGCPB Resolution No. 97-224), for institutional development on 
67.57 acres, which included the subject property, subject to five conditions. At the time of this 
approval, the property was entirely within the I-3 Zone. 
 
PPS 4-97107 was previously approved for the subject property by the Planning Board on 
December 18, 1997 (PGCPB Resolution No. 97-364), for institutional development consisting of 
80,000 square feet, subject to 11 conditions. PPS 4-97107 included 67.57 acres of land, which 
was comprised of the subject property, Lot 1, and Lots 2 and 3, which abut the subject site to the 
west. The property was entirely classified in the I-3 Zone; however, Lots 2 and 3 were not 
proposed for development as part of PPS 4-97107. PPS 4-97107 superseded prior approved PPS 
4-79033, which approved residential development on the subject property. This PPS supersedes 
PPS 4-97107 for development of the subject site. 
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Detailed Site Plan DSP-02018 was approved by the Planning Board on September 5, 2002 
(PGCPB Resolution No. 02-185), for development of the subject property, Lot 1 (54 acres), for 
the Greater Morning Star Church, subject to one condition. Three revisions to the DSP were 
subsequently approved for modification to the site design. Revisions to this DSP and/or a new 
DSP will be required, in order to develop the subject property as approved in this PPS 
application. 
 
On September 8, 2008, the Prince George’s County District Council approved Zoning Map 
Amendments A-9991-C and A-9992-C, which reclassified approximately 6 acres of the subject 
site to the R-55 Zone, and 10.7 acres of the subject property to the R-T Zone, respectively. Each 
application was subject to five conditions, which are discussed further in the Urban Design 
finding of this technical staff report. The findings, incorporated as part of the rezoning of this 
property, accounted for development of the site with single-family detached and metropolitan 
dwellings, which were permitted in the R-55 and R-T Zones respectively, at the time the zoning 
map amendments were approved. However, the Zoning Ordinance was subsequently revised to 
permit development of townhouses in both the R-55 and R-T Zones. Accordingly, the project 
now includes townhouse development for the site; however, the development in this PPS shall 
maintain the density required by the subject zoning approvals. The District Council’s approval of 
the underlying zoning map amendments contained specific findings indicating development on 
the subject property was to be transitional from the abutting single-family detached development 
to the west to the beltway interchange. The applicant’s statement of justification filed with the 
rezoning applications stated that less than 95 dwellings would be constructed if the R-T and R-55 
zoning were approved. This PPS application is consistent with the density envisioned for the site. 
 
On March 21, 2019, the Planning Board approved CSP-99073-01, subject to three conditions, 
which delineated the amended zoning on the subject site. This CSP revision reflected proposed 
townhouse development within the R-55 and R-T zoned portion of the site, although the approval 
only applies to the I-3 portion of the site because a CSP is not required for the R-55 and 
R-T Zones. 
 
The conditions of the prior approvals affecting the subject property are discussed further in the 
relevant findings of this resolution. 

 
6. Community Planning—Conformance with the 2014 Plan Prince George’s 2035 Approved 

General Plan (Plan 2035) and the area master plan are evaluated, as follows: 
 
General Plan 
This site is located within the Established Communities area. The vision for the Established 
Communities area is context sensitive infill and low- to medium-density development. 
 
Master Plan 
The site is located within the area of the Largo-Lottsford Master Plan and SMA, which retained 
the subject property in the I-3 Zone and recommends employment land use on the subject 
property. However, in 2008 Zoning Map Amendments A-9991-C and A-9992-C rezoned 
approximately 6 acres of the property to the R-55 Zone and 10.7 acres to the R-T Zone. 
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On November 17, 2017, Prince George’s County Council Bill CB-118-2017 was enacted to allow 
townhouse development in the R-55 and R-T Zones under certain conditions, which the subject 
site meets. 
 
Pursuant to Section 24-121(a)(5), this application is not required to conform to the land use 
recommendations of the master plan, given the rezoning and applicable text amendment. 
 

7. Stormwater Management—A Stormwater Management (SWM) Concept Approval Letter 
(20636-2018-00) and associated plan were submitted with the subject application for this site. 
The SWM concept approval was issued on April 1, 2019, from the Prince George’s County 
Department of Permitting, Inspections and Enforcement (DPIE). On March 26, 2020, the 
applicant submitted an updated SWM Concept Approval Letter and associated plan, with a new 
issue date of March 24, 2020. The updated plan proposes to construct 14 micro-bioretention 
ponds and retain one existing wet pond. No SWM fee for on-site attenuation/quality control 
measures is required. No further action regarding SWM is required with this PPS review. 
 
Development of the site shall conform with the SWM concept approval and any subsequent 
revisions to ensure no on-site or downstream flooding occurs.  

 
8. Parks and Recreation—This PPS has been reviewed for conformance with the requirements and 

recommendations of the Largo-Lottsford Master Plan and SMA, the Land Preservation, Parks and 
Recreation Plan for Prince George's County, the Formula 2040 Functional Master Plan for 
Parks, Recreation and Open Space, and the Prince George's County Subdivision Regulations 
(Subtitle 24); as they pertain to public parks and recreation and facilities. 
 
The previous Greenwood Manor PPS (4-79033) for this property proposed a mix of single-family 
detached and attached dwelling units. At that time, 38.30 acres of land was dedicated to the 
Prince George’s County Department of Parks and Recreation (DPR) to meet the mandatory 
dedication of parkland requirement. The resulting Heritage Glen Community Park is located 
north and west of the current subject property. In accordance with Section 24-134(a)(3)(D) of the 
Subdivision Regulations, the residential development proposed with this application is exempt 
from the mandatory parkland dedication, given the prior dedication of land. 
 
In addition, a 50-foot-wide ingress and egress easement (Liber 12090 folio 333) was granted to 
DPR from Ritchie Marlboro Road to the dedicated DPR property through the subject property. 
The purpose for granting this 50-foot-wide easement over the subject property was to provide 
public access to parkland from Ritchie Marlboro Road. 
 
The Heritage Glen Community Park is now developed on the eastern end of the property with a 
parking lot accessed from the Heritage Glen subdivision to the east, a playground, and a picnic 
area. These developed park amenities are located approximately 1,000 feet north of the proposed 
townhouse development, in the southeast corner of the subject property. This PPS proposes an 
asphalt trail connection to the park from the development, as requested by DPR at the time of 
CSP, to provide the residents access to the park's recreational amenities. However, the proposed 
trail alignment follows the existing 50-foot-wide ingress and egress easement alignment, resulting 
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in an overly circuitous path to the existing park facilities. This alignment was based on the 
previous PPS (4-79033) single-family detached subdivision's layout.  The existing easement 
and/or property ownership shall be modified to enable a more direct trail connection, as detailed 
in DPR Exhibit A or with a configuration determined at the time of Detailed Site Plan. 
 
In addition, this PPS eliminates the southern half of this 50-foot-wide easement, which will be 
replaced with a variable width public right-of-way in the same location to be maintained by the 
County. The sidewalk acts as the pedestrian trail within the roadway section, and the northern 
half of the access easement will remain in effect. 

 
9. Trails—This PPS was reviewed for conformance with the 2009 Approved Countywide Master 

Plan of Transportation (MPOT), Largo-Lottsford Master Plan and SMA, and conditions of prior 
approvals to provide the appropriate pedestrian and bicycle transportation recommendations. 
 
Previous Conditions of Approval and Findings  
The approved CSP-96073-01 included the following condition related to bike and pedestrian 
access: 

 
1. Prior to certification of this conceptual site plan (CSP), the following 

revisions shall be made, or information shall be provided: 
 
b. Delineate the existing 50-foot-wide ingress/egress easement that 

extends to Parcel A, which is owned by the Maryland-National 
Capital Park and Planning Commission. Delineate a potential trail 
connection, within the easement, from the end of the access road to 
the parkland. 

 
This trail is included on the submitted PPS and is acceptable with the modification 
described in the Parks and Recreation finding above. 

 
Review of Internal Sidewalks and Bike Infrastructure 
The PPS includes three private roads and seven alleys that create a grid network for the 
townhouse lots. The PPS also includes a standard sidewalk along McCarthy Drive, a 
60-foot-wide proposed public road, which connects the private street network with 
Ritchie Marlboro Road. A trail connects the sidewalk at the end of McCarthy Drive with  
M-NCPPC parkland to the north of the subject site. 
 
There is an existing sidewalk along the subject site’s frontage of Ritchie Marlboro Road, and the 
crosswalk crosses McCarthy Drive at its intersection with Ritchie Marlboro Road/White House 
Road. There is an existing sidepath along Ritchie Marlboro Road, on the south side of the 
roadway.  
 
The PPS does not include blocks over 750 feet long and therefore, does not need to provide 
facilities pursuant to Section 24-121(a)(9). 
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Pursuant to Section 24-123(a)(6) of the Subdivision Regulations, there are no master plan trails 
within the subject property. Therefore, none are shown on the PPS. 
 
Review of Connectivity to Adjacent/Nearby Properties 
The subject site is adjacent to M-NCPPC parkland to the north, a residential community to the 
east, undeveloped land to the west, and two homes and a gas station to the south. A sidewalk 
connects the subject site to the adjacent properties to the east and west, a trail will connect the 
subject site to the north, and the intersection of McCarthy Drive and Ritchie Marlboro Road 
includes a crosswalk on the east leg that connects it to the south. 
 
Master Plan Compliance  
There is an existing master plan sidepath on the south side of Ritchie Marlboro Road. There is a 
planned sidepath that continues southbound along Ritchie Marlboro Road and a second sidepath 
that extends east along White House Road. 
 
These sidepaths are beyond the extent of the subject property. They can be built by future 
development along Ritchie Marlboro Road and White House Road, or as a capital improvement 
project by the Prince George’s County Department of Public Works and Transportation. 
 
The Complete Streets element of the MPOT includes the following policies regarding sidewalk 
and bikeway construction and the accommodation of pedestrians and bicyclists (MPOT, 
pages 9-10): 

 
POLICY 1: Provide standard sidewalks along both sides of all new road 
construction within the Developed and Developing Tiers. 
 
Sidewalks shall be provided along both sides of all internal streets, excluding alleys, as 
depicted in the private street cross section. However, a sidewalk is not required along the 
east side of McCarthy Drive, as this sidewalk would impact the future buffer from the 
abutting single-family detached development to the east, and there is no proposed 
development on the east side of the street which would be served by a sidewalk in this 
location. 
 
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. 
 
The applicant shall provide a crosswalk crossing the western leg of Ritchie Marlboro 
Road, at its intersection with McCarthy Drive. A crosswalk at this location will connect 
the proposed sidewalk with the existing sidepath along Ritchie Marlboro Road, which 
will create a pedestrian connection between the subject site and the commercial 
properties to the south and west of the subject site. While there is an existing crosswalk 
on the east leg of this intersection, an additional crosswalk will reduce the number of 
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times a person walking would be required to cross the street to reach the sidepath of 
Ritchie Marlboro Road from the proposed development. 
 

10. Transportation—Transportation-related findings for adequacy are made with this application, in 
accordance with the Subdivision Regulations, along with any needed determinations related to 
dedication, access, and general subdivision layout. 
 
The subject property is located within Transportation Service Area 2, as defined in Plan 2035. 
As such, the subject property is evaluated according to the following standards: 

 
Links and Signalized Intersections: Level of Service D, with signalized intersections 
operating at a critical lane volume (CLV) of 1,450 or better. 
 
Unsignalized Intersections: The procedure for unsignalized intersections is not a true 
test of adequacy, but rather an indicator that further operational studies need to be 
conducted. 
 
For two-way stop-controlled intersections, a three-part process is employed: (a) vehicle 
delay is computed in all movements using the Highway Capacity Manual (Transportation 
Research Board) procedure; (b) the maximum approach volume on the minor streets is 
computed if delay exceeds 50 seconds, (c) if delay exceeds 50 seconds and at least one 
approach volume exceeds 100, the CLV is computed. 
 
For all-way stop-controlled intersections, a two-part process is employed: (a) vehicle 
delay is computed in all movements using the Highway Capacity Manual (Transportation 
Research Board) procedure; (b) if delay exceeds 50 seconds, the CLV is computed. 

 
Analysis of Traffic Impacts 
The table below summarizes trip generation in each peak hour used for the analysis and for 
formulating the trip cap for the site: 

 
Trip Generation Summary: 4-19029: Greater Morning Star & The Venue 

Land Use Use Quantity 
AM Peak Hour PM Peak Hour 

In Out Tot In Out Tot 
Single-Family 
Attached  90 units 13 50 63 47 25 72 

Existing Church 22,215 square feet 9 6 15 7 8 15 
Total Trips for Proposed Uses 22 56 78 54 33 87 
Existing Trip Cap for 4-97107  
(church and related facilities)   203   243 

 
As noted above, the residential development will use a portion of the entitlement associated with 
the Greater Morning Star Apostolic Church, as originally approved by PPS 4-97107. However, 
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the entitlement and trip cap issues are made complex by the fact that a portion of PPS 4-97107 is 
not a part of this application. That prior application included Lots 1, 2, and 3, and only Lot 1 is 
subject to resubdivision at this time. Therefore, in lieu of providing a trip cap, the condition of 
this approval refers back to the prior subdivision and the development limits identified in that 
resolution. 
 
A June 2019 traffic impact study (TIS) was submitted and accepted as part of this PPS. This TIS 
was originally done to provide the residential development with its own entitlement for 
194 townhouses. The residential development has been greatly downsized, and the results of the 
submitted TIS are provided with Total Traffic adjusted to represent the impact of the current 
proposal. This is provided for information only; given that the townhouses are proposed to use 
some of the site’s existing entitlement, no TIS would ordinarily be required or reviewed. The 
following tables represent results of the analyses of critical intersections under existing, 
background, and total traffic conditions: 

 
EXISTING TRAFFIC CONDITIONS 

Intersection Critical Lane Volume 
(AM & PM) 

Level of Service 
(LOS, AM & PM) 

Ritchie Marlboro Road at Sansbury Road 1,078 996 B A 
Ritchie Marlboro Road at McCarthy Drive/White 
House Road 

1,049 930 B A 

White House Road at Harry S Truman Drive 532.1* +999* -- -- 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the “Guidelines,” delay exceeding 
50.0 seconds indicates inadequate traffic operations. Values shown as “+999” suggest that the 
parameters are beyond the normal range of the procedure and should be interpreted as a severe 
inadequacy. 

 
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. However, fully bonded improvements to the intersections of Ritchie 
Marlboro Road at Sansbury Road and Ritchie Marlboro Road at McCarthy Drive/White House 
Road are included in the analyses. Background traffic has been developed for the study area using 
a listing of nine approved developments in the area. 
 
A 0.5 percent annual growth rate for a period of 6 years has been assumed. A second analysis was 
done to evaluate the impact of background developments. The analysis revealed the following 
results: 
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BACKGROUND TRAFFIC CONDITIONS 
Intersection Critical Lane Volume 

(AM & PM) 
Level of Service 

(LOS, AM & PM) 
Ritchie Marlboro Road at Sansbury Road 1,056 1,386 B D 
Ritchie Marlboro Road at McCarthy Drive/White 
House Road 

1,287 1,094 C B 

White House Road at Harry S Truman Drive +999* +999* -- -- 
*In analyzing unsignalized intersections, average vehicle delay for various movements through the 
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average 
delay for any movement within the intersection. According to the “Guidelines,” delay exceeding 
50.0 seconds indicates inadequate traffic operations. Values shown as “+999” suggest that the 
parameters are beyond the normal range of the procedure and should be interpreted as a severe 
inadequacy. 

 
The following critical intersections, interchanges, and links identified above, when analyzed with 
the programmed improvements and total future traffic as developed using the “Transportation 
Review Guidelines, Part 1,” including the site trip generation, as described above, operate as 
follows: 

 
TOTAL TRAFFIC CONDITIONS 

Intersection Critical Lane Volume 
(AM & PM) 

Level of Service 
(LOS, AM & PM) 

Ritchie Marlboro Road at Sansbury Road 1,074 1,409 B D 
Ritchie Marlboro Road at McCarthy Drive/White 
House Road 

1,330 1,112 D B 

White House Road at Harry S Truman Drive (standards for passing shown in parentheses) 
Delay Test (50 seconds or less) +999* +999* Fail Fail 
Minor Street Volume Test (100 or fewer) 457 762 Fail Fail 
CLV Test (1,150 or less) 1,328 1,414 Fail Fail 

*In analyzing two-way stop-controlled intersections, a three-step procedure is employed in which the 
greatest average delay in seconds for any movement within the intersection, the maximum approach 
volume on a minor approach, and the critical lane volume is computed and compared to the approved 
standards. According to the “Guidelines,” all three tests must fail in order to require a signal warrant 
study. 

 
The table above notes only a single inadequacy in one or both peak hours. The intersection of 
White House Road and Harry S Truman Drive will fail as an unsignalized intersection under total 
traffic. As noted earlier, however, the townhouses are proposed under the entitlement associated 
with PPS 4-97107. That entitlement was granted pursuant to a determination of transportation 
adequacy made in 1997; the site has been platted pursuant to that PPS. Therefore, there is no 
nexus associated with additional off-site improvements at this time, and so no condition is being 
written regarding this location. 
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A trip cap is required. As noted earlier, this cap accounts for the current residential proposal plus 
the existing church developed pursuant to PPS 4-97107. 
 
Evaluation of Site Access and Circulation 
Access and circulation will be provided by a system of private streets that will connect to 
proposed McCarthy Drive on the east side of the development. All internal roadways demonstrate 
a pavement width of 22 feet, and this is deemed to be sufficient and consistent with 
Section 24-128(b)(19). As a means of clarification, several private roadways on the plan are 
termed streets, while others are termed alleys. Regardless of the term applied, given that all are 
22 feet in width, they comply with Section 24-128. Nevertheless, the street network and access to 
each residence will be reviewed in detail during the review of the DSP for this site. 
 
Master Plan Roads 
Ritchie Marlboro Road is a master plan arterial roadway with a variable right-of-way. The plan 
shows 0.01 acre of right-of-way dedication near the southeast corner of the property. In addition, 
the plan shows the dedication of McCarthy Drive as a public street. 
 
Prior Conditions 
CSP-96073 was approved by the Planning Board on July 24, 1997 (PGCPB Resolution 
No. 97-224). The Planning Board approved the CSP with one traffic-related condition, which 
merits discussion at this time, as follows: 

 
2. Prior to Preliminary Plan approval, it should be determined whether an 

access easement is appropriate for Lots 2 & 3, or if a public right-of-way 
terminating in a cul-de-sac would be more appropriate at the entrance 
across from Sansbury Road. 

 
An access easement was established with PPS 4-97107, in accordance with this 
condition, which is further discussed under the applicable PPS 4-97107 conditions below. 

 
PPS 4-97107 was approved by the Planning Board on December 13, 1997 (PGCPB Resolution 
No. 97-364). The Planning Board approved the PPS with four traffic-related conditions, which 
merit discussion at this time, as follows: 

 
2. The development of Lots 1, 2 and 3 of the subject property shall be limited 

to any use permitted in an I-3 Zone that generates no more than 203 AM 
peak hour trips and 243 PM peak hour trips during the weekdays. 

 
Lots 2 and 3 are currently under the ownership of the Maryland State Highway 
Administration (SHA), however if these are sold or developed in the future, they 
would be entitled to part of the trips under PPS 4-97107. This trip cap has been 
fully considered in this review. The proposed townhouses, plus the existing 
church, are determined to be under the existing trip cap for the three lots. 
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3. Prior to issuance of building permits, the following improvements shall be in 
place, bonded and permitted for construction or programmed with 
100 percent construction funding in the next five years in the Maryland 
Department of Transportation Consolidated Transportation Program or the 
Prince George’s County Capital Improvement Program: 
 
a. At the Ritchie-Marlboro Road/Site Entrance 

 
An exclusive eastbound left-turn lane and a westbound right-turn 
lane as per DPW&T design requirement. 

 
b. At the White House Road/Woodlawn-Brown Station intersection 

 
An exclusive left-turn lane, and a shared thru-and-right lane on both 
the eastern and western approaches as per DPW&T design 
requirement. It is anticipated that these movements will be achieved 
through striping and/or minor widening if necessary and if required 
by DPW&T. 

 
All improvements have been constructed. 

 
4. There shall be no direct access to Ritchie-Marlboro Road from Lot 2 and 

Lot 3. Access to Lots 2 and 3 shall be limited to an ingress/egress easement 
through Lot 1. 

 
The recorded final plat for the subject property (Lot 1) and Lots 2 and 3, shows 
an access easement was established across Lots 1 and 2, for access to Lots 2 and 
3, in accordance with this condition. Lots 2 and 3 will remain subject to the 
conditions under PPS 4-97107. Accordingly, the existing access easement shall 
remain and not be extinguished from Lot 1 under this PPS. 

 
5. The applicant, his heirs, successors and/or assigns shall dedicate land 

necessary for the implementation of Ritchie-Marlboro Road. Any land 
needed solely for the proposed interchange of Ritchie-Marlboro Road and 
the Capital Beltway (I 495) shall be placed in reservation, subject to the 
following provisions: 
 
a. The reservation period shall continue for three years and commence 

with the recordation of a Reservation Plat recorded with the Final 
Plat of Subdivision. The reservation area shall also be shown on the 
Final Plat. The Reservation Plat shall comply with all requirements 
for recording plats among the Land Records of Prince George’s 
County. 
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b. At the end of the reservation period, if the reservation has not been 
renewed or if the land reserved has not been acquired for public use 
and proceedings for acquisition have not been initiated, the 
reservation shall expire. Prior to the expiration of the three-year 
reservation period and with the written consent of all landowners, 
the Planning Board may renew the reservation for additional 
periods of time (not less than one year) if agreeable to the 
landowners. 

 
c. During the reservation period, no building or structure, other than 

validly approved utilities, roads and public infrastructure, shall be 
erected upon the reserved land unless otherwise approved by the 
Planning Board. No trees, topsoil, or cover shall be removed or 
destroyed, no grading shall be done, and no drainage structures shall 
be built so as to discharge water upon the reserved land except as 
provided in Section 24-140(d) of the Subdivision Regulations. 

 
d. All reserved land shall be maintained by the owner as required by 

County law. The Planning Board shall be notified immediately upon 
the sale of any land so reserved. 

 
e. If, prior to the expiration of the reservation period, the Planning 

Board determines that the reservation no longer appears necessary, 
the Planning Board may cancel the reservation with the written 
consent of the owner.  

 
The needed land was placed in reservation, and Lots 2 and 3 were subsequently 
purchased by SHA. This condition has been satisfied. 

 
Based on the preceding findings, adequate transportation facilities will exist to serve the 
subdivision, as required, in accordance with Section 24-124 of Subdivision Regulations. 

 
11. Schools—This PPS has been reviewed for impact on school facilities, in accordance with 

Section 24-122.02 and County Council Resolution CR-23-200. The subject property is located 
within Cluster 4, as identified in the Pupil Yield Factors and Public School Clusters 2020 Update. 
The results of the analysis conducted are as follows: 
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Impact on Affected Public School Clusters by Dwelling Units 
 
 Affected School Clusters # 

Elementary School 
Cluster 4 

Middle School 
Cluster 4 

High School 
Cluster 4 

Single-Family Attached Dwelling Units 90 DU 90 DU 90 DU 
Pupil Yield Factor 0.114 0.073 0.090 
Future Subdivision Enrollment 10 7 8 
Adjusted Student Enrollment in 2019 12,927 9,220 7,782 
Total Future Student Enrollment 12,937 9,227 7,790 
State Rated Capacity 15,769 9,763 8,829 
Percent Capacity 82% 95% 88% 

 
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 I-95/I-495 (Capital Beltway) and the District of Columbia; $9,741 per dwelling if the 
building is included within a basic plan or CSP 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 project is outside of the Capital Beltway; thus, the surcharge 
fee is $16,698. This fee is to be paid to DPIE at the time of issuance of each building permit. 

 
12. Public Facilities—In accordance with Section 24-122.01, water and sewerage, police, and fire 

and rescue facilities are found to be adequate to serve the subject site, as outlined in a 
memorandum from the Special Projects Section dated March 11, 2020 (Thompson to 
Diaz-Campbell), by reference herein. 

 
13. Use Conversion—The total development included in this PPS is for 90 single-family attached 

dwellings and 22,215 square feet of existing institutional development in the I-3, R-T, and 
R-55 Zones. If a substantial revision to the mix of uses on the subject property is proposed that 
affects Subtitle 24 adequacy findings, as set forth in the resolution of approval and reflected on 
the PPS, that revision of the mix of uses shall require approval of a new PPS, prior to approval of 
any building permits. 

 
14. Public Utility Easement (PUE)—In accordance with Section 24-122(a), when utility easements 

are required by a public company, the subdivider shall include the following statement in the 
dedication documents recorded on the final plat: 

 
“Utility easements are granted pursuant to the declaration recorded among the County 
Land Records in Liber 3703 at Folio 748.” 

 
The standard requirement for PUEs is 10 feet wide along both sides of all public rights-of-way. In 
addition, Section 24-128(b)(12) requires a PUE along one side of all private streets. The subject 
site abuts the existing public right-of-way of Ritchie Marlboro Road to the south and the PPS 
includes a public right-of-way, McCarthy Drive along the eastern boundary of the site. Private 
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streets are included internal to the townhouse development. The PPS demonstrates the required 
PUEs will be provided, except for a portion of the PUE required along the private road in 
Parcel E and one of the PUEs required along McCarthy Drive. The PUE required along the 
private road will need to be shown on the plan. The applicant has filed a variation request from 
Section 24-122(a), to allow omission of the PUE along the east side of McCarthy Drive, which is 
discussed further, as follows:  
 
McCarthy Drive is a proposed public right-of-way along the eastern boundary of the site, which 
will provide access to the existing church and proposed residential development west of this 
street. A buffer is proposed to be provided on the subject site between McCarthy Drive and the 
existing single-family detached residential development abutting to the east. The PUE along the 
east side of McCarthy Drive would not serve any proposed development and would reduce the 
proposed buffer from the neighboring property. Therefore, the applicant requested a variation 
from the requirements of Section 24-122(a). 
 
Variation 
Section 24-113 requires that the following criteria are met. The criteria are in BOLD text below, 
while findings for each criterion are in plain text. 
 
(a) Where the Planning Board finds that extraordinary hardship or practical 

difficulties may result from strict compliance with this Subtitle and/or that the 
purposes of this Subtitle may be served to a greater extent by an alternative 
proposal, it may approve variations from these Subdivision Regulations so that 
substantial justice may be done and the public interest secured, provided that such 
variation shall not have the effect of nullifying the intent and purpose of this 
Subtitle and Section 9-206 of the Environment Article; and further provided that 
the Planning Board shall not approve variations unless it shall make findings based 
upon the evidence presented to it in each specific case that: 
 
(1) The granting of the variation will not be detrimental to the public safety, 

health, or welfare, or injurious to other property. 
 
The granting of this variation will not be detrimental to the public safety, health, 
or welfare, or injurious to other properties. As described above, the standard PUE 
will be provided to serve all proposed development on the west side of McCarthy 
Drive. No development is proposed along the east side of McCarthy Drive, and 
the abutting residential development to the east of this site is currently served by 
existing utilities. Therefore, the granting of this variation is not injurious to the 
public safety, health, or welfare, or other properties. 

 
(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. 
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McCarthy Drive is currently located at an existing signalized intersection and is 
the best location for a primary entrance into the property. An existing, mature 
landscape buffer provides an excellent visual barrier between the single-family 
homes in the Heritage Glen subdivision to the east and the proposed 
development. Every effort should be made to save this mature landscape buffer 
and accommodate the placement of utilities at the location of the proposed 
development, which is only on the west side of McCarthy Drive. These factors 
together provide an appropriate basis for seeking the variation, and they create 
conditions, which are not generally applicable to other properties. 

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

ordinance, or regulation. 
 
The variation from Section 24-122(a) is unique to, and under the sole authority 
of, the Planning Board. This PPS and variation request for the location of PUEs 
was referred to the Washington Suburban Sanitary Commission, Verizon, the 
Southern Maryland Electric Cooperative, Washington Gas, Comcast, and AT&T. 
No referred agency opposed this request. The proposed utilities will need to be 
designed in direct coordination with the individual utility companies, in order to 
meet all requisite requirements and design standards, at the time of permitting. 
Approval of this variation request will not constitute a violation of any other 
applicable law, ordinance, or regulation. 

 
(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. 
 
Not granting this variation request would be a hardship to the applicant and to the 
owners of the adjacent existing single-family development, due to the need to 
locate McCarthy Drive in the shown location with the existing surrounding roads. 
In addition, there is no need to remove vegetation for utilities, which are not 
needed along the east side of McCarthy Drive. Maintaining a landscaped buffer 
will better serve the adjacent neighbors and be a more scenic entrance along the 
M-NCPPC park easement access road. The property's physical surroundings give 
rise to a particular hardship that can be distinguished from a mere inconvenience 
if the strict letter of the regulations were carried out. 

 
(5) In the R-30, R-30C, R-18, R-18C, R-lOA, R-10, and R-H Zones, where 

multifamily dwellings are proposed, the Planning Board may approve a 
variation if the applicant proposes and demonstrates that, in addition to the 
criteria in Section 24-113(a), above, the percentage of dwelling units 
accessible to the physically handicapped and aged will be increased above 
the minimum number of units required by Subtitle 4 of the Prince George's 
County Code. 
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The subject site is not located within the zones specified by this finding; 
therefore, this finding is not applicable. 

 
The Planning Board finds that the site is unique to the surrounding properties, and the variation 
request is supported by the required findings. Approval of the variation will not have the effect of 
nullifying the intent and purpose of the Subdivision Regulations, which, in part, encourages 
creative residential subdivision design that accomplishes these purposes in a more efficient 
manner. Therefore, a variation from Section 24-122(a) is approved to allow omission of the PUE 
along the east side of McCarthy Drive. 

 
15. Historic—Several prehistoric archeology sites have been identified along a tributary of the 

Southwest Branch to the west of the subject property. The 1860 Martenet map indicates there was 
a house on the subject property at that date. The 1878 Hopkins map shows several houses under 
the ownership of Philip Hill were located on the subject property at that date. Sprigg O. Beall 
obtained 147 acres of land under his father's will and occupied the subject property from about 
the time of his marriage in 1881, until his death in 1905. His widow, Sarah I. Beall, continued to 
reside on the subject property, until her death in 1941. A farm complex is visible on the property 
in the 1938 aerial photographs. 
 
The subject property is currently developed with a church building, circa 2007, a large parking 
lot, and a SWM pond. The existing development on the subject property was approved through 
PPS 4-97107, approved by the Planning Board on January 22, 1998. A large portion of the 
subject property has been graded. However, there is an area to the north and northeast of the 
church building that does not appear to have been graded. The former house site lies in a wooded 
area to the northeast of the church that the applicable CSP indicates will be used for a future 
church facility or parking. This area covers approximately 2 acres. 
 
Portions of the subject property were previously graded in the southeastern corner, in the 
southwest where the existing SWM pond is located and where the current church and parking lot 
are located. 
 
Because of the proximity of the subject property to a tributary of the Southwest Branch and the 
recordation of several prehistoric archeological sites next to that tributary, there is a high 
probability that additional prehistoric sites may be identified on the subject property. Historic 
maps indicate the subject property was occupied in the historic period by members of the Hill and 
Beall families. Remains of the farmstead, visible in historic aerial photographs, appear to have 
not been disturbed. This site could provide information on the transition from slavery to freedom 
on this plantation. 
 
The subject application does not include any disturbance in the areas of the property that have the 
potential to contain archeological resources. Any future plans or applications that propose grading 
or ground disturbance on approved Parcel 1, specifically in the areas shown on the TCP1 as Area 
F or any of the non-disturbed areas along the streams, shall be subject to archeological 
investigations. In accordance with the Planning Board's directives, as described in the Guidelines 
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for Archeological Review, May 2005, and consistent with Sections 24-104, 24-121(a)(18), and 
24-135.01, Parcel 1 shall be the subject of a Phase I archeological investigation. Investigations 
are needed to identify any archeological sites that may be significant to the understanding of the 
history of human settlement in Prince George's County, including the possible existence of slave 
quarters and slave graves, as well as archeological evidence of the presence of Native American 
people. Archeological investigations were not recommended through the prior PPS because the 
archeological regulations were not approved until November 2006. 

 
16. Environmental—The subject PPS and TCP1 were accepted on November 14, 2019. Verbal and 

written comments were provided in an SDRC meeting on December 2, 2019. Revised PPS and 
TCP1 plans were received on February 26, 2020. The following applications and associated plans 
for the subject site, applicable to this case, were previously reviewed:  

 
Review Case # Associated Tree 

Conservation Plan # 
Authority Status Action Date Resolution 

Number 
CSP-96073 WCO Ex #E-118-96 Planning Board Approved 07/24/1997 97-224 

4-97107 TCPI-067-97 Planning Board Approved 10/28/1997 97-364 
DSP-02018 TCPII-053-02 Planning Board Approved 07/25/2002 02-185 

A-9991/A-9992 N/A District Council Approved 09/08/2008 N/A 
CSP-96073-01 TCP1-067-97-01 Planning Board Approved 02/28/2019 19-28 

4-19029 TCP1-067-97-02 Planning Board Pending Pending Pending 
 
Grandfathering 
This project is subject to the current regulations of Subtitles 24, 25, and 27 that came into effect 
on September 1, 2010 and February 1, 2012 because the development requires a new PPS. 
 
Master Plan Conformance 
 
Plan Prince George’s 2035 Approved General Plan 
The site is currently located within Environmental Strategy Area 2 (formerly the Developing 
Tier) of the Regulated Environmental Protection Areas Map, as designated by Plan 2035. 
 
Master Plan and Adopted Sectional Map Amendment for Largo-Lottsford, Planning Area 
73 (1990) 
In the Largo-Lottsford Master Plan and SMA, the Environmental Envelope section contains 
goals, objectives, and guidelines. The following guidelines have been determined to be applicable 
to the current project. The text in BOLD is the text from the master plan and the plain text 
provides comments on plan conformance.  

 
19. Tree save areas shall be established to act as noise or visual buffers along 

major transportation corridors and between conflicting land use zones, tree 
save areas (and the canopy dripline) shall be adequately protected during 
the grading and construction phase of the plan. This includes fencing, 
flagging or bonding if necessary. 
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The site is situated along Ritchie Marlboro Road, which is a major transportation 
corridor into the surrounding community. Although no woodland preservation or 
retention of existing woodlands are included with this application, this project 
will be subject to buffering and screening requirements, as referenced in the 
2010 Prince George’s County Landscape Manual (Landscape Manual), at the 
time of DSP review.  

 
20. Buffer areas without naturally occurring woody vegetation shall be 

afforested or reforested with native woody vegetation where practicable. 
 

The TCP1 approved with the CSP contained proposed natural regeneration areas. 
Several of these areas were proposed in areas not adjacent to existing woody 
areas or in areas where the proposed natural regeneration areas were too wide 
(greater than 100 feet). During SDRC comments, these natural regeneration areas 
in question were required to be changed to reforestation areas. The revised TCP1 
correctly shows the new reforestation planting areas. 

 
Conformance with the Countywide Green Infrastructure Plan 
This site contains areas within the designated network of the 2017 Countywide Green 
Infrastructure Plan of the Approved Prince George’s County Resource Conservation Plan: 
A Countywide Functional Master Plan, containing evaluation and regulated areas. The regulated 
areas are located along the mapped stream areas and the evaluation areas are located in existing 
woodland areas outside the regulated areas. The TCP1 focuses on preservation and protection 
within the regulated area, where woodland preservation is shown.  
 
Review of Previously Approved Conditions: 
On March 21, 2008, the Zoning Hearing Examiner approved Zoning Map Amendment A-9991, 
to rezone approximately 6 acres of the subject property from I-3-zoned land to the R-55 Zone. 
On that same date, the Zoning Hearing Examiner approved Zoning Map Amendment 
Case A-9992, to rezone approximately 10.7 acres of I-3-zoned land to the R-T Zone. Both cases 
were reaffirmed by the District Council on September 8, 2008, with conditions. 
 
The conditions of the Zoning Map Amendments A-9991 and A-9992, relevant to the 
environmental review, are described below in BOLD. The plain text provides responses to the 
conditions. 
 

1. A new Forest Stand Delineation, in accordance with the Prince George’s 
Woodland Conservation and Tree Preservation Technical Manual, shall be 
required at the time of subdivision. 
 
A forest stand delineation was provided with the review of Natural Resources 
Inventory NRI-058-2018, which was approved on June 25, 2018.  
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2. A new Tree Conservation Plan must be submitted to M–NCPPC prior to 
subdivision approval. 
 
A TCP1 was provided with this PPS application. 

 
CSP-96073-01 was approved by the Planning Board on February 28, 2019, with conditions of 
approval found in PGCPB Resolution No. 19-28. The conditions relevant to the environmental 
review are described below in BOLD. The plain text provides responses to the conditions. 

 
2. Prior to certification of the Type 1 Tree Conservation Plan TCP1-067-97-01, 

the following revisions shall be made: 
 
a. Add CSP-96073-01 and the reason for revision to the -01 row of the 

approval block. 
 
b. Correct the Woodland Conservation Summary Table to match the 

plan and the worksheet. 
 
c. Show the unmitigated 65 dBA ground-level and second-story noise 

contours, as required by Zoning Map Amendments A-9991-C and 
A-9992-C. 

 
d. Provide the standard TCP1 notes on the plan. 
 
e. Have the revised plan signed and dated by the qualified professional 

preparing the plan. 
 

All conditions were met prior to signature approval of the TCP1. 
 
Environmental Review 
 
Natural Resources Inventory Plan/Existing Features 
NRI-058-2018 was approved on June 25, 2018 and provided with this application. The TCP1 is in 
conformance with the approved NRI. 
 
Woodland Conservation 
This property is subject to the provisions of the Prince George’s County Woodland and Wildlife 
Habitat Conservation Ordinance because the property is greater than 40,000 square feet in size 
and it contains more than 10,000 square feet of existing woodland. TCP1-067-97-02 was initially 
submitted with the PPS application and was subsequently revised and resubmitted.  
 
The TCP1 shows the entire site and there are three woodland conservation worksheets 
representing the project area (Overall Site, Church Property, and the Venue Property). A large 
portion of the woodland requirement was previously approved as natural regeneration. This new 
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application proposed more natural regeneration, but was changed to reforestation, because of the 
long distance away from a seed source. 
 
Overall Site: The overall 54-acre site contains 12.11 acres of woodland in the net tract and has a 
woodland conservation threshold of 8.95 acres. The Woodland Conservation Worksheet shows 
the removal of 7.48 acres in the net tract area, for a woodland conservation requirement of 
14.05 acres. The overall site project’s requirement will be met with 4.58 acres of woodland 
preservation on-site, 4.64 acres of reforestation, and 4.83 acres of natural regeneration on-site. 
 
Church Property: The church property is 39.20 acres, contains 7.57 acres of woodland in the net 
tract, and has a woodland conservation threshold of 6.01 acres. The Woodland Conservation 
Worksheet shows the removal of 2.94 acres in the net tract area, for a woodland conservation 
requirement of 7.77 acres. This church site area will meet the requirement with 4.58 acres of 
woodland preservation on-site and 3.19 acres of reforestation. 
 
Venue Property: The Venue site is 14.80 acres, contains 4.54 acres of woodland in the net tract, 
and has a woodland conservation threshold of 8.95 acres. The Woodland Conservation Worksheet 
shows the removal of 4.54 acres in the net tract area, for a woodland conservation requirement of 
6.28 acres. This Venue site will meet the requirement with 0 acres of woodland preservation 
on-site, 1.45 acres of reforestation, and 4.83 acres of natural regeneration on-site. 
 
Preservation of Regulated Environmental Features/Primary Management Areas (PMA) 
This site contains regulated environmental features that are required to be preserved and/or 
restored to the fullest extent possible under Section 24-130(b)(5) of the Subdivision Regulations. 
Primary management area impacts of stream buffer disturbance for the installation of a sewer line 
connection were reviewed and approved with CSP-96073-01. 
 
The regulated environmental features on the subject property have been preserved and/or restored 
in a natural state to the fullest extent possible based on the evaluation provided with the approved 
CSP-96073-01 and the limits of disturbance shown on the tree conservation plan submitted for 
review.  
 
Soils 
The predominant soils found to occur according to the United States Department of Agriculture, 
Natural Resources Conservation Service, Web Soil Survey are the Adelphia-Holmdel complex 
(0 to 2 percent slopes), Annapolis-Urban land complex (0 to 5 percent slopes), Collington-Wist 
complexes (2 to 40 percent slopes), and Marr-Dodon complex (15 to 25 percent slopes). Marlboro 
clay and Christiana complexes are not found on or near this property. 

 
17. Urban Design—The review of the subject application is evaluated for conformance to the 

Zoning Ordinance and prior approvals, as follows: 
 
The townhouse dwellings are permitted in the R-55 and R-T Zones, pursuant to Section 27-441 of 
the Zoning Ordinance. Certain footnotes (added by CB-118-2017 and CB-29-2019) specify the 
conditions under which townhouse dwellings are permitted in these zones, as follows: 
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Footnote 124 
 

Permitted use, provided: 
 
(A)  The R-55 is combined with R-T and I-3 zoned lots, parcels, or property 

totaling less than sixteen (16) gross acres in size and located less than 
2,000 feet from an interchange to the outer loop of the Capital Beltway 
(I-95/I-495); 

 
(B)  The property shall have access to a signalized intersection of a publicly 

maintained roadway with a functional transportation classification as an 
Arterial or higher within the 2009 Countywide Master Plan of 
Transportation; and 

 
(C)  Regulations of the R-55 Zone shall not apply; all requirements for 

development shall be established by and shown on a detailed site plan 
approved by the Planning Board and/or the District Council. 

 
Footnote 125 
 

Permitted use notwithstanding Section 27-223(i); however, if the R-T zoned 
property is combined with R-55 and I-3 zoned lots, parcels, or property totaling less 
than sixteen (16) gross acres in size and located less than 2,000 feet from an 
interchange to the outer loop of the Capital Beltway (I-95/I-495); a townhouse is 
only a permitted use provided. 
 
(A)  The property shall have access to a signalized intersection of a publicly 

maintained roadway with a functional transportation classification as 
Arterial or higher within the 2009 Countywide Master Plan of 
Transportation; and 

 
(C)  Regulations of the R-T Zone shall not apply; all requirements for 

development shall be established by and shown on a DSP approved by the 
Planning Board and/or the District Council. 

 
The site’s conformance with the requirements of Footnotes 124 and 125 will be reviewed at time 
of DSP. In addition, the proposed development will need to show conformance with other 
appliable requirements in the Zoning Ordinance, including but not limited to the following:  
 
• Parts 11 and 12 of the Zoning Ordinance regarding parking and signage, respectively. 
 
Conformance with Previous Approvals 
The subject property has a long approval history. However, there are only several recent 
approvals governing the review of this PPS, including Zoning Map Amendment Applications 
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A-9991, which rezoned 5.99 acres of the land in the I-3 Zone to the R-55 Zone, and A-9992, 
which rezoned 10.67 acres of the land in the I-3 Zone to the R-T Zone. In addition, the site also 
has a CSP-96073-01 for development in the I-3 Zone. 
 
A-9991 and A-9992: The District Council approved the two Zoning Map Amendment 
Applications through Zoning Ordinances No. 22-2008 and No. 23-2008, respectively. The two 
Zoning Ordinances became effective on December 5, 2008, with five identical conditions, as 
follows: 
 
1. A new Forest Stand Delineation, in accordance with the Prince George’s Woodland 

Conservation and Tree Preservation Technical Manual, shall be required at the 
time of subdivision.  

 
2. A new Tree Conservation Plan must be submitted to M-NCPPC prior to subdivision 

approval. 
 
3. The unmitigated 65 dBA (Ldn) ground level and second-story noise contours 

associated with the proposed arterial roads shall be shown on each preliminary plan 
and Type I Tree Conservation Plan. 

 
4. Since the site is located to the north of the planned northern gateway of the 

Westphalia Community and to the west of an existing residential development, a 
Detailed Site Plan shall be required for the single-family development as well as the 
Metropolitan Dwelling Units to insure that the design and site arrangement will be 
harmonious with the surrounding development. 

 
5. Applicant shall provide standard sidewalks on both sides of all internal roads and 

along the site’s entire frontage on Ritchie Marlboro Road, unless this requirement is 
modified by the Department of Public Works and Transportation.  

 
Conditions 1, 2, and 3 are pertinent to the review of this PPS and have been found satisfied by 
this application. The site’s conformance with Conditions 4 and 5 will be evaluated at time of DSP 
review. 
 
Conceptual Site Plan CSP-96073-01: The Planning Board approved this CSP on 
February 28, 2019 (PGCPB Resolution No. 19-28) with three conditions, of which Condition 3 is 
applicable to this review, as follows: 
 
3. Prior to acceptance of a preliminary plan of subdivision (PPS), the applicant shall 

delineate the 65 dBA Ldn unmitigated and mitigated noise contour line on the PPS 
and the Type 1 tree conservation plan and submit a Phase 1 noise analysis in 
support of the noise contours. 

 
This condition has been fulfilled by the subject PPS. Noise impacts on the subject site are 
evaluated further in the finding below. 
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Conformance with the 2010 Prince George’s County Landscape Manual  
The proposed development is subject to the requirements of the Landscape Manual. Specifically, 
Section 4.1, Residential Requirements; Section 4.3, Parking Lot Requirements; Section 4.4, 
Screening Requirements; Section 4.6, Buffering Development from Streets; Section 4.7, 
Buffering Incompatible Uses; and Section 4.9, Sustainable Landscaping Requirements are 
applicable to this development. Conformance with the requirements of the Landscape Manual 
will be evaluated at time of DSP.  
 
Conformance with the Tree Canopy Coverage Ordinance  
Subtitle 25, Division 3, the Tree Canopy Coverage Ordinance, requires a minimum percentage of 
the site to be covered by tree canopy for any development project that proposes more than 
5,000 square feet of gross floor area or disturbance and requires a grading permit. Properties 
zoned R-T and R-55 are required to provide a minimum of 15 percent and properties zoned I-3 
are required to provide 10 percent of the gross tract area to be covered by tree canopy. 
Compliance with tree canopy coverage requirements will be further evaluated at time of DSP.  
 
Other Urban Design Issues 
It is noted that exhibits provided by the applicant and the current configuration of the 90 lots 
proposed anticipate the future subdivision of the site for additional lots in the R-55 and 
R-T-zoned areas of this subdivision. The lots proposed with this PPS are consistent with the 
density approved with the underlying zoning approvals for the site. Further subdivision for 
additional lots would require the approval of an amendment to the underlying zoning or rezoning 
of the subject site. Therefore, development proposed at this time should stand on its own in regard 
to design. 
 
The subject site is located prominently at the intersection of Richie Marlboro Road and White 
House Road. The plan shows the proposed townhouses served by alleys that are oriented toward 
Richie Marlboro Road. The front of the proposed townhouses should be oriented toward Ritchie 
Marlboro Road and the proposed entrance road. On March 24, 2020, the applicant submitted an 
exhibit, incorporated by reference herein, demonstrating how a design with townhouses oriented 
toward Ritchie Marlboro Road might be achieved. The exhibit shows Lots 16 through 20 
relocated so that they are in between Lots 10–15 and the road. In this configuration, the rears of 
the two groups of townhomes face each other rather than the road. The placement of lots and 
dwellings shall ensure the rears of dwellings will not face Ritchie Marlboro Road.  

 
18. Noise—An April 23, 2019 Phase I Noise Analysis and addendum dated February 11, 2019, was 

prepared by Hush Acoustics, LLC and was submitted by the applicant with this PPS. The analysis 
accounted for noise measurements from Ritchie Marlboro Road, at the southeast area of the site 
where lots will be most impacted, and where Lots 4–7 are within the required 150-foot lot depth. 
 
The upper and lower delineation of the unmitigated 65 dBA DNL have been reflected on the PPS. 
Specifically, Lots 4–20 are within the limits of the ground level unmitigated 65 dBA DNL and 
Lot 4–24, 36–44, and 56–58 will be impacted by the upper level unmitigated 65 dBA DNL. 
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The site is proposed to be graded so that a berm will be located between Ritchie Marlboro Road 
and the proposed townhouse development. Given the conceptual building design and location of 
the berm, much of the ground level noise will be mitigated and the analysis demonstrates the 
remaining lots impacted to be Lots 4–7. In order to mitigate these lots further, a 6-foot-tall noise 
wall is included along the alley serving Lots 4–7, which will reduce the ground level noise at the 
rear of the lots to under 65 dBA DNL.  
 
The analysis shows that the dwelling units closest to Ritchie Marlboro Road will serve as 
building shielding to mitigate the upper level noise impacts on the remainder of the development. 
The analysis further recommends that no outdoor recreation areas be placed within the mitigated 
65 dBA DNL, and that the building materials of dwelling units be further evaluated at the time of 
DSP to address noise impacting the building façades. This analysis can only be conducted once 
architectural plans are further developed.  
 
A Phase II noise study shall be provided prior to acceptance of the DSP, which evaluates how 
noise impacts will be mitigated for the proposed buildings and the outdoor activity areas. Should 
the applicant relocate lots to be closer to Ritchie Marlboro Road, as shown on the exhibit 
described in the Urban Design finding of this technical staff report, the Phase II noise study will 
also need to evaluate how noise will be mitigated for the relocated lots. To ensure that the 
necessary interior noise levels are maintained, at the time of building permit, the buildings shall 
have acoustical certification that the building shell has been designed to reduce interior noise 
levels in the affected units to 45 dBA DNL or less. 
 
Section 24-121(a)(4) requires a minimum 150-feet lot depth for “adequate protection and 
screening from traffic nuisances [which] shall be provided by earthen berms, plant materials, 
fencing, and/or the establishment of a building restriction line, when appropriate.” The applicant 
is requesting a variation to this section to reduce the minimum 150-foot lot depth along Ritchie 
Marlboro Road, an arterial road, to minimum of 95 feet. As an alternative to the 150-foot lot 
depth, the applicant proposes to provide noise mitigation through the use of building materials 
and to position dwelling units to front on, or be located perpendicular to, Ritchie Marlboro Road, 
and to provide a landscape buffer and vinyl noise fence along Ritchie Marlboro Road, to create 
noise and visual barriers to the rear of units from Ritchie Marlboro Road. 
 
Variation 
Section 24-113 requires that the following criteria are met. The criteria are in BOLD text below, 
while findings for each criterion are in plain text. 
 
(a) Where the Planning Board finds that extraordinary hardship or practical 

difficulties may result from strict compliance with this Subtitle and/or that the 
purposes of this Subtitle may be served to a greater extent by an alternative 
proposal, it may approve variations from these Subdivision Regulations so that 
substantial justice may be done and the public interest secured, provided that such 
variation shall not have the effect of nullifying the intent and purpose of this 
Subtitle and Section 9-206 of the Environment Article; and further provided that 
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the Planning Board shall not approve variations unless it shall make findings based 
upon the evidence presented to it in each specific case that: 
 
(1) The granting of the variation will not be detrimental to the public safety, 

health, or welfare, or injurious to other property. 
 

The granting of this variation will not be detrimental to the public safety, health, 
or welfare, or injurious to other properties. The applicant provides that the project 
design is comparable to that of the Hall Station development, which locates 
dwelling units on lots less than 150-feet deep along MD 214 (Central Avenue), 
classified as a freeway in Bowie. Most outdoor pedestrian and vehicular activities 
will occur at the rear of the townhouses where driveways and yards are located. 
A noise study is provided with this plan submission that shows acceptable noise 
levels are achieved utilizing earthen berms and noise fences to mitigate noise at 
the rear of the townhouses. Thus, reducing the lot depth will not be detrimental to 
the public.  

 
(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 applicant justifies that the subject site is uniquely located across the northern 
gateway to the Westphalia planning area. Specifically, the development of 
Westphalia Row is located on the south side of Ritchie Marlboro Road, opposite 
the subject site. While the Westphalia Row development is in the M-X-T Zone, 
this site provides transition from the single-family detached development to the 
east to the M-X-T Zone and single-family attached development to the west. 
To maintain the look and feel of that northern gateway into Westphalia, the 
project includes design elements (described above), which provide a similar 
streetscape on both sides of Ritchie Marlboro Road so that those who commute 
along Ritchie Marlboro Road will have similar perspectives on both sides of the 
road at this location. These factors together provide an appropriate basis for 
seeking the variation, and they create conditions which are not generally 
applicable to other properties. 

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

ordinance, or regulation. 
 

The variation from Section 24-121(a)(4) is unique to, and under the sole 
authority of, the Planning Board. Therefore, approval of this variation request 
will not constitute a violation of any other applicable law, ordinance, or 
regulation. 

 
(4) Because of the particular physical surroundings, shape, or topographical 

conditions of the specific property involved, a particular hardship to the 
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owner would result, as distinguished from a mere inconvenience, if the strict 
letter of these regulations is carried out. 

 
The subject property is triple-zoned, such that the residential zones applicable to 
the site are oriented to Ritchie Marlboro Road. The site is located between two 
signalized intersections at Sansbury Road and White House Road. On the east 
side of the property, DPR benefits from an existing access easement that 
connects Ritchie Marlboro Road to the large M-NCPPC park located behind the 
existing Greater Morning Star Apostolic Church. To the west of the property, 
there is a large SWM facility that mitigates potential stormwater pollution, prior 
to reaching the wetlands and U.S. waters located at the stormwater outfall at the 
pond. To the south of the property is Ritchie Marlboro Road, and to the north of 
the property is the church parking lot, which serves members of the Greater 
Morning Star Apostolic Church. 
 
The property is surrounded by existing features, which cannot be disturbed or 
relocated, and by properties which enjoy a similar location for dwellings. 
Without this variation, the subject property would not be able to utilize the design 
elements necessary to create an overall streetscape that is important for the 
design and architectural harmony consistent with the surrounding developments. 
The property's physical surroundings give rise to a particular hardship that can be 
distinguished from a mere inconvenience if the strict letter of the regulations was 
carried out. 

 
(5) In the R-30, R-30C, R-18, R-18C, R-lOA, R-10, and R-H Zones, where 

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

 
The subject site is not located within the zones specified by this finding; 
therefore, this finding is not applicable. 

 
The Planning Board finds that the variation request is supported by the required findings. 
Approval of the variation will not have the effect of nullifying the intent and purpose of the 
Subdivision Regulations which, in part, encourage creative residential subdivision design that 
accomplishes these purposes in a more efficient manner. Therefore, a variation from 
Section 24-121(a)(4) is approved to allow a reduction to the required lot depth along Ritchie 
Marlboro Road to 95 feet.  
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BE IT FURTHER RESOLVED, that an appeal of the Planning Board’s action must be filed with 
Circuit Court for Prince George’s County, Maryland within thirty (30) days following the date of notice 
of the adoption of this Resolution. 
 

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

This is to certify that the foregoing is a true and correct copy of the action taken by the Prince 
George’s County Planning Board of The Maryland-National Capital Park and Planning Commission on 
the motion of Commissioner Washington, seconded by Commissioner Bailey, with Commissioners 
Washington, Bailey, Doerner, Geraldo and Hewlett voting in favor of the motion at its regular meeting 
held on April 9, 2020, in Upper Marlboro, Maryland. 
 

Adopted by the Prince George’s County Planning Board this 30th day of April 2020. 
 
 
 

Elizabeth M. Hewlett 
Chairman 
 
 
 

By Jessica Jones 
Planning Board Administrator 

 
EMH:JJ:EDC:nz 
 
 
APPROVED AS TO LEGAL SUFFICIENCY 
 
     David S. Warner /s/        
     M-NCPPC Legal Department 
 
Date: April 16, 2020 
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           SHIPLEY & HORNE, P.A. 
 
 1101 Mercantile Lane, Suite 240 
Russell W. Shipley Largo, Maryland 20774             Bradley S. Farrar 
Arthur J. Horne, Jr.* Telephone: (301) 925-1800              L. Paul Jackson, II* 
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Robert J. Antonetti, Jr. www.shpa.com   
   
 

August 19, 2020 
Revised: September 23, 2020 

 
 

VIA EMAIL & HAND DELIVERY 
Ms. Jill S. Kosack 
Prince George’s County Planning Department 
Development Review Division 
14701 Governor Oden Bowie Drive   
Upper Marlboro, MD 20772 
 

RE: The Venue ~ Detailed Site Plan (DSP-20038)  
 

Dear Ms. Kosack: 
 

On behalf of our client, Greenwood Park, LLC (“Applicant”), Shipley and Horne, P.A., hereby 
submits this Statement of Justification in support of a proposed Detailed Site Plan for the subject 
property for a 90 dwelling unit Townhouse development is permitted on the subject property consistent 
with the standards established pursuant to the Zoning Ordinance text amendment by the adoption of 
District Council Bill CB-29-2019, where all requirements for development shall be established by and 
shown on a Detailed Site Plan approved by the Planning Board and/or the District Council.   

 
The Detailed Site Plan arranges 90 townhouses on fee simple lots on 15.14 acres arranged in a 

compact, urban layout with private streets and an extensive pedestrian sidewalk network.  The overall 
proposed project unit density is 5.94 welling units/acre (90 du/15.14 acres), which is less than one-half 
the townhouse density range found in nearby developments such as Westphalia Row (13.3 du/ac) located 
directly across Ritchie Marlboro Road from the subject site. 

 
The Detailed Site Plan DSP-20038 and companion Alternative Compliance AC-20014 application 

is submitted in compliance with the recent Preliminary Plan of Subdivision 4-19029 by the Planning 
Board (PGCPB No. 2020-58) adopted on April 30, 2020, and the Conceptual Site Plan approval of CSP-
96073-01 by the Planning Board (PGCPB No. 19-28) adopted on March 21, 2019.  The proposed 
development plan is designed in compliance with the requirements for approval of a preliminary plan 
of subdivision found in Subtitle 24 of the Prince George’s County Code, the Subdivision Regulations, 
and in accordance with the Zoning Ordinance of Prince George’s County, Maryland, Subtitle 27 of the 
Prince George’s County Code. 
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I. Site Location and Description:  
 

The subject property is located on the north side of Richie Marlboro Road, approximately 750 feet 
east of the Capital Beltway (1-95/495) intersection, identified as 1700 Ritchie Marlboro Road, Upper 
Marlboro, Maryland, in Planning Area 73, and Council District 6.    
 

 
 
II. Surrounding Uses:  
 

The following uses surround the property: 
 

North — To the north and northwest of the subject property is Maryland-National 
Capital Park and Planning Commission (M-NCPPC) parkland. 
 

East — To the east comprise an existing single-family residential community in the 
One-Family Detached Residential (R-80) Zone. 

 
South — Across Ritchie Marlboro Road to the south are Mixed Use-Transportation 

Oriented zoned properties that are developed with townhouses and a food or 
beverage store/gas station. 

 
West — To the west of the site is Maryland State Highway Administration (SHA) 

property, which contains an entrance ramp leading from Ritchie Marlboro 
Road to the outer loop of the Capital Beltway (I-95/495). 

DSP-20038_Backup   102 of 117

POLICE & FIRE VICINITY MAP 
SCALE: I" = 5,000' 



August 19, 2020 
Revised: September 23, 2020 
DSP-20038 
Page 3 

 
III. Nature of Request:  

This Application proposes the subdivision of  Lot 1, an existing 54.0-acre lot on which the Greater 
Morning Star Apostolic Church building currently is constructed.  The proposed development will 
subdivide 90 fee simple townhouses lots and 1 outlot (i.e., Outlot 1 will be owned by the Church) on 
15.14 acres and the remaining acreage will be retained by the church.  The second phase of townhouse 
development is planned for Outlot 1 to be developed under the future RSF-A zone.  The townhouses are 
arranged in a compact, urban layout with private streets and an extensive pedestrian sidewalk network.  
The “overall” proposed project unit density is 5.94 dwelling units/acre (90 du/15.14 acres) and is based 
on densities per Zoning Map Amendments A-9991-C and A9992-C.  These amendments allow up to 94 
units on the 15.14 acres of R-T (6.0 DU/AC) and R-55 (6.7 DU/AC) zoned land as summarized in the 
Site Development Calculations below.  This Detailed Site Plan proposes only 90 townhouse lots which 
is roughly one-half the townhouse density range found in nearby developments such as Westphalia Row 
(13.3 du/ac) located directly across Ritchie Marlboro Road from the subject site.   

IV. Development Data Summary:  
 

Site Area Summary 
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EXISTING PROPERJX 
SITE AREA - EX. LOT I ............. ........................................ 54.00 AG 
ZONING: 

1-3 ........................................................... 31.09 AG 
R-T ......................................................... 10.11 AG 
R-55 ....................................................... 6.2 AG 
NO. OF LOTS ..................................... I (EX. LOT I) 

PROPOSED GHURGH PROPERTY 
SITE AREA-PROP. PARCEL 111 . ...................................... 3B.86 AG 
ZONING: 

1-3 ........................................................... 36.10 AG 
R-T ......................................................... 2.16 AG 
R-55 (OUTLOT 1) ................................... 0 AG 
NO. OF PARCELS ............................. 1 (PROPOSED PARCEL I) 

PROPOSED JOHNHOUSE PROPERTY 
SITE AREA- PROP. LOTS 4-93 ......................................... 15.14 AG 
ZONING, 

1-3 ........................................................... 0.3CJ AG 
R-T ......................................................... 8.55 AG 
R-55 ....................................................... 6.2 AG 
NO. OF LOTS ..................................... CJO (PROPOSED LOTS 4-CJ3) 
NO OF PARCELS ............................... 11 (PROP.PARCELS B-H,J-N, P-T) 
NO. OF OUTLOTS .................................. I (PROPOSED OUTLOT I) 
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Development Standards 
 

 
 

V. Previous Approvals: 
 

The subject property was rezoned from R-80 to I-3 in the adoption of the 1990 Approved Master 
Plan Amendment and Adopted Sectional Map Amendment for Largo-Lottsford, Planning Area 73 
(Largo-Lottsford Master Plan and SMA).  The Prince George's County Planning Board approved 
Conceptual Site Plan CSP-96073 for Greenwood Manor on July 24, 1997 (PGCPB Resolution No. 97-
224).  The Planning Board approved the Preliminary Plan of Subdivision (PPS) 4-97107 and Type I 
Tree Conservation Plan TCPI-067-97 for Greater Morning Star Apostolic Church on October 28, 1997.  
This PPS created Lot 1, which contains the church, and Lots 2 and 3, which were intended for uses in 
conformance with the 1-3 Zone.  Subsequently, Lots 2 and 3, comprising approximately 7.66 acres, 
were conveyed to SHA, resulting in the current land area of 54 acres.  On September 5, 2002, the 
Planning Board approved the Detailed Site Plan DSP-02018 and Type II Tree Conservation Plan TCPII-
053-02 for the development of the existing church on the property.  The Prince George's County District 
Council adopted Zoning Map Amendments A-9991-C and A-9992-C on September 8, 2008, to rezone 
approximately 5.99 acres of the property to the One-Family Detached Residential (R-55) Zone (A-9991-
C), and approximately 10.67 acres to the Townhouse (R-T) Zone (A-9992-C).   
 

On March 21, 2019, the approved CSP-96073-01 (PGCPB No. 1928) subject to three conditions, 
and Type 1 Tree Conservation Plan TCP 1-067-97-01 subject to five conditions.   
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REAR-LOADED JOtiNHQUSES (EEE SIMPLE) 

MINIMUM LOT SIZE REQUIRED ............................................................. NO REQUIREMENT 

MINIMUM LOT SIZE PROPOSED ................................................................................. 1200 SF. 

MINIMUM LOT Y'IIDTH REQUIRED ................................................................................ 20 FT. 

MINIMUM LOT Y'IIDTH SHOV'IN ..................................................................................... 20 FT. 

MINIMUM SETBACKS REQUIRED/SHOY'IN: 

FRONT Y ARD ............................................................................................................... 15 FT. 

SIDE YARD .................................................................................................................... 4 FT. 

REAR YARD .................................................................................................................. 8 FT. 

MINIMUM DISTANCE BETY'IEEN BUILDINGS ALLOWED ........................................ 15 FT. 

MINIMUM DISTANCE BETY'IEEN BUILDINGS SHOY'IN ............................................ 15 FT. 

MAXIMUM BUILDING HEIGHT ....................................................................................... 45 FT. 

MAX. SITE AREA FOR RESIDENTIAL DEVELOPMENT ALLOY'IED .......... .16.0 AC* 

SITE AREA FOR RESIDENTIAL DEVELOPMENT PROPOSED .................... 15.14 AC 

*PER COUNCIL BILL GB-IB-2O11, THE R-55 15 GOMBINED HITH THE R-T AND 1-3 ZONED LOTS, PARGELS 
OR PROPERTY, THE R-T 15 GOMBINED i"IITH THE R-55 AND 1-3 ZONED LOTS, PARGELS OR PROPERTY, 
THE 1-3 15 GOMBINED l"llTH THE R-55 AND R-T ZONED LOTS, PARGELS OR PROPERTY TOTALING LESS 
THAN SIXTEEN (lb) GROSS AGRES IN SIZE AND LOCATED L£55 THAN 2,000 FEET FROM AN 
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On September 17, 2019, District Council Bill CB-29-2019 was adopted permitting Townhouse 

development on the subject mixed R-T, R-55, and I-3 zoned property consistent with the standards 
established by and shown on a Detailed Site Plan approved by the Planning Board and/or the District 
Council.   
 

On April 30, 2020, the Planning Board adopted Preliminary Plan of Subdivision 4-19029 (PGCPB 
No. 2020-58) subject to 23 conditions.   
 
VI. Relationship to County Plans and Policies: 

 
General Plan 2035:  The redevelopment proposed for the subject property is entirely consistent with 
the vision, policies, and strategies contained within the 2002 Prince George’s County Approved General 
Plan, and the Plan Prince George’s 2035 Approved General Plan (Plan Prince George’s 2035).  The 
subject property in this application is in the Developing Tier of the 2002 General Plan.  The vision for 
the Developing Tier was to maintain a pattern of low-to moderate-density suburban residential 
communities, distinct commercial centers, and employment areas that are increasingly transit 
serviceable.  Much of the developing tier did not meet the goals for growth envisioned by the 2002 plan, 
and the Plan Prince George’s 2035 Plan established a growth boundary within which growth would be 
encouraged.  The Plan Prince George’s 2035 designates the property within an established community 
within the Growth Boundary.  The plan describes established communities as most appropriate for 
context-sensitive infill and low-to medium-density development.    

 
1990 Approved Largo-Lottsford Master Plan Amendment and Adopted SMA:  classified the property 
in the I-3 Zone and recommended office and commercial uses on this development site.  The Master 
Plan placed the subject property in Planning Area 73, Largo Community, Neighborhood B.  The Master 
Plan (Pages 84, 85, and 90) also designated land in the northeast quadrant of the proposed Ritchie-
Marlboro Road interchange, including the subject property as Employment Area 4.  The Master Plan 
(Page 67) recommended that Neighborhood B south of the PEPCO transmission line be maintained as 
an area of suburban single-family residences except for a limited employment area adjacent to the 
proposed interchange at the Capital Beltway and Ritchie-Marlboro Road.     
 

In both decisions associated with the A-9991 and A-9992 cases, the Zoning Hearing Examiner 
acknowledged that Zoning changes have occurred in the neighborhood with the adoption of the 
Westphalia Plan, which seeks to implement the policy recommendations of the General Plan to locate 
industrial/employment centers within centers and corridors and to locate a higher percentage of 
residential development in the developing tier of the County. Other industrially zoned lands near the 
subject property have been rezoned to mixed-use or residential zones.  Therefore, it is impractical to 
assume that quality industrial uses would locate on the applicant’s property.  Furthermore, with this 
development located immediately adjacent and to the north of the planned northern gateway (i.e., largest 
of ten gateways) of the Westphalia Community, providing more residential development within the 
neighborhood, is more in keeping with the establishing development patterns for the neighboring subject 
community.     
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2007 Westphalia Sector Plan and Sectional Map Amendment (SMA):  Although the subject site is not 
located within the boundary of the 2007 Approved Westphalia Sector Plan and Sectional Map 
Amendment, dovetailing upon the findings in the Zoning Hearing Examiner’s decisions for A-9991 and 
A-9992, The Venue project is proposed immediately north/across Ritchie Marlboro Road bordering one 
of the ten “gateway” entrances identified in the Westphalia Sector Plan.  Comparable to The Venue, the 
three-phase M-X-T Zoned Westphalia Row townhouse “gateway” development is located directly south 
of the subject site in a designated mixed-use activity center at the northern gateway to the sector plan 
along a local street (Sansbury Road) and Ritchie Marlboro Road, an arterial highway, east of the 
interchange for the I-95, a freeway facility.     

 
2017 Countywide Green Infrastructure Plan:     The subject property is not within the boundaries of 
the 2005 Approved Countywide Green Infrastructure Plan and does not contain any regulated 
environmental features.  Therefore, this standard does not apply.  The proposed development impacts 
no on-site wetlands or areas within the 100-year floodplain.  
 
County's Ten-Year Water and Sewerage Plan:     The 2010 Water Resources Functional Master Plan 
amends the 2002 General Plan, and provides growth guidance expressed as goals, policies, and strategies 
to address water quality impacts associated with land use in the county.  The Plan references the Ten-
year Water and Sewer Plan and addresses explicitly: Drinking Water Supply, Water Treatment, and 
Stormwater Management.  The subject property is within water and sewer categories W-3 and S-3 and 
is served by the public water and sewer system operated by WSSC. 

2009 Master Plan of Transportation:     The Greater Morning Star Apostolic Church is currently served 
by two parallel access roads, which intersect with Ritchie Marlboro Road at signalized intersections.  
The application is proposing the upgrading of the eastern access drive to a public street (McCarthy 
Drive), terminating as a cul-de-sac.  From this public street, two private roads are being proposed and 
will serve as access for all of the proposed townhouses.  Outlot 1 will be developed at a future time with 
a connection to the existing access road (Marcus Drive) to the west that is opposite the signalized 
intersection opposite Sansbury Road. 

According to the 2009 Master Plan of Transportation, the subject property fronts on Ritchie 
Marlboro Road, a County-owned master-planned arterial road (A-36).  Along the property's frontage, 
A-36 is currently built to its ultimate master plan cross-section.  Adequate right-of-way consistent with 
master plan recommendations is presently in place along this roadway section.  However, as a 
consequence of discussions and requests from the staff of both DPIE and M-NCPPC, the Applicant has 
agreed to incorporate within the bounds of the Detailed Site Plan DSP 20038) a proposed right-of-way 
(ROW) dedication labeled McCarthy Drive and shown with gray shading.   

An existing Master Planned shared-use trail parallels the property frontage along the south side of 
Ritchie Marlboro Road, and a 5-feet wide sidewalk exists on the north side. 
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VII. Relationship to Requirements of the Zoning Ordinance:  

 
Section 27-281 Purpose of Detailed Site Plan 
 

(c) Specific purposes. 
 

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

(A) To show the specific location and delineation of buildings and structures, 
parking facilities, streets, green areas, and other physical features and land 
uses proposed for the site;  

 
RESPONSE: Submitted in conjunction with the Detailed Site Plan application is a companion 
Alternative Compliance (AC-20014) application.  The AC-20014 application is submitted in support of 
the subject development that proposes a compact, urban subdivision with relatively small front and rear 
yards and landscaped sitting/recreation areas interconnected by sidewalks and trails.  The Alternative 
Compliance request is for an Alternative Compliance to the Landscape Manual Section 4.7 Buffering 
Incompatible Uses which requires the use of plants, walls, fences and berms to adequately form a visual 
and physical barrier between incompatible uses; and Alternative Compliance to Section 4.10c.(1) which 
includes multiple requirements for street trees along private streets.  These requirements include the 
following: street trees should be planted in a continuous space not less than five feet wide between the 
curb and sidewalk, be spaced between 25 and 50 feet apart, in a minimum soil surface area of 150 square 
feet for isolated trees, located a minimum 35 feet from the point of curvature of an intersection and 
located a minimum 10 feet from the point of curvature of a residential driveway..    

 
(B) To show specific grading, planting, sediment control, woodland conservation 

areas, regulated environmental features and storm water management 
features proposed for the site;  

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

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

 
RESPONSE: The exhibits and illustrative views submitted by the Applicant, in conjunction with this 
application reflect a high standard of architecture including well-detailed facades that address the 
streetscape recommendations promoted by the Sector Plan. Thus, the proposed development is 
compatible with the proposed development in the vicinity as envisioned by the Sector Plan.  The Venue’s 
proposed townhouses include variations in exterior architectural materials, articulations, and 
fenestrations in compliance with the above standards. Conceptual elevations, as well as dimensioned 
architectural elevation plan sets are contained within this instant Detailed Site Plan application package. 
The Applicant will make every attempt that that is practicable to incorporate green building techniques 
and the use of environmentally sensitive building techniques to reduce overall energy consumption.   
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(D) To describe any maintenance agreements, covenants, or construction 

contract documents that are necessary to assure that the Plan is implemented 
in accordance with the requirements of this Subtitle. 

 
RESPONSE: The Detailed Site Plan application documents show the above information that detail the 
architecture and location of buildings, parking spaces, vehicular traffic flow direction; handicapped 
parking, access aisle and sign details; landscaping and lighting details; fencing details; curb, gutter, 
parking lot access and circulation, paving and sidewalk details; and public common area amenity details.   

 
Section 27-285 Planning Board Procedures (Detailed Site Plans) 
 

(b) Required findings for Detailed Site Plans 
 

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

 
RESPONSE: The proposed development will not require unreasonable costs or substantially detract 
from the utility of the proposed site redevelopment for its intended use.   

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

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

RESPONSE: On March 21, 2019, the approved CSP-96073-01 (PGCPB No. 1928) subject to the 
following three conditions:  
 

1. Prior to certification of this conceptual site plan (CSP), the following 
revisions shall be made, or information shall be provided: 

 
a. Add the bearings and distances for each lot. 

  
Response:     In compliance with this condition, the above information was added to the CSP plans 
before certification. 
 

b. Delineate the existing 50-foot-wide ingress/egress easement that 
extends to Parcel A, which is owned by the Maryland-National Capital 
Park and Planning Commission.  Delineate a potential trail 
connection, within the easement, from the end of the access road to 
the parkland. 

  
Response:     In compliance with this condition, the above information was added to the CSP plans 
before certification.  The potential trail connection extending to the M-NCPPC parkland is also reflected 
in the PPS 4-19029 Site Plan. 
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c. Delineate the 65 dBA Ldn unmitigated noise contour line from Ritchie 

Marlboro Road and the Capital Beltway (1-95/495). 
  

Response:     In compliance with this condition, both the 65 dBA Unmitigated Ground-Level and 65 
dBA Unmitigated Upper-Level noise contour lines are shown on this 4-19029 Preliminary Plan of 
Subdivision plan. 
 

d. Delineate the 150-foot lot depth along the western and southern 
property lines abutting the arterial roadway. 

  
Response:     In compliance with this condition, the 150-foot lot depth along the western and southern 
property lines abutting the arterial roadway line extending from Ritchie Marlboro Road is presented on 
the site plan. 
 

2. Prior to certification of the Type 1 Tree Conservation Plan TCP 1-067-97-
01, the following revisions shall be made: 

 
a. Add CSP-96073-01 and the reason for revision to the -01 row of the 

approval block. 
  

Response:     In compliance with this condition, the above information was added to the TCP plan set 
prior to certification. 
 

b. Correct the Woodland Conservation Summary Table to match the plan 
and the worksheet. 

  
Response:     In compliance with this condition, the above information was added to the TCP plans prior 
to certification (see below). 

 

 
 

c. Show the unmitigated 65 dBA ground-level and second-story noise 
contours, as required by Zoning Map Amendments A-9991-C and A-
9992-C. 

  
Response:     In compliance with this condition, both the 65 dBA Unmitigated Ground Level and 65 
dBA Unmitigated Upper-Level noise contour lines are shown on the site plan. 

 
d. Provide the standard TCP 1 notes on the plan. 

  
Response:     In compliance with this condition, Sheet 1 of 3 of the TCP1-067-97-02 provides an 
extensive list of 12 Standard Notes. 
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e. Have the revised plan signed and dated by the qualified professional 
preparing the plan. 

  
Response:     In compliance with this condition, the TCP plan is shown as being prepared by Kevin 
Foster, who is identified as being a qualified professional with Gutschick, Little & Weber, P.A. 
 

3. Prior to acceptance of a preliminary plan of subdivision (PPS), the 
applicant shall delineate the 65 dBA Ldn unmitigated and mitigated noise 
contour line on the PPS and the Type 1 tree conservation plan and submit 
a Phase 1 noise analysis in support of the noise contours. 

 
Response:     In compliance with this condition, both the 65 dBA Unmitigated Ground Level, the 65 
dBA Unmitigated Upper-Level and the mitigated lower-level noise contour lines are shown on the 4-
19029 Preliminary Plan of Subdivision. 

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

that the plan satisfies the site design guidelines as contained in Section 27-274, 
prevents offsite property damage, and prevents environmental degradation to 
safeguard the public's health, safety, welfare, and economic well-being for 
grading, reforestation, woodland conservation, drainage, erosion, and pollution 
discharge. 

 
RESPONSE: A Detailed Site Plan prepared following the provisions of Part 3 Division 9 is submitted 
with this application.  A Detailed Site Plan for Infrastructure is not required.  Therefore, this standard 
does not apply.  

 
(4) The Planning Board may approve a Detailed Site Plan if it finds that the regulated 

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

 
RESPONSE: Based on Natural Resource Inventory prepared for this application, there are no regulated 
environmental features on the subject site.  Therefore, this standard does not apply. 

  
VIII. Preliminary Plan of Subdivision File No. 4-19029:   
 

On April 30, 2020, the Planning Board approved 4-19029 (PGCPB No. 2020-58) subject to subject 
to 23 conditions highlighted below in italic bold:    
 

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

 
a. Provide a note stating the gross floor area of the existing institutional 

development. 
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b. Redesignate Parcel A as Parcel 1. 
  

c. Show the proposed property lines adjacent to Lots 74–80 and 81–93 
separating the townhouse development from Parcel 1. These property lines 
are labeled on the plan, but not shown. 

  
d. Show the existing access easement on the subject property and adjacent Lot 

2 as to remain. 
  

e. Show a public utility easement (PUE) along one side of the private road on 
Parcel E. The PUE is missing in the vicinity of Parcel L. 

  
Response:     The Preliminary Plan of Subdivision certified on May 18, 2020 complies with conditions 
1. a – e defined above. 
 

2. Prior to signature approval of the preliminary plan of subdivision, the plans shall 
be revised so that Lots 10–20 and their associated alley are reoriented so that 
dwellings will either face on Ritchie Marlboro Road or are located to the rear of 
lots facing Ritchie Marlboro Road. All lots shall be located with a depth of no less 
than 95 feet from Ritchie Marlboro Road, in accordance with the approved 
variation. 

 
Response:     The Preliminary Plan of Subdivision certified on May 18, 2020 complies with the above 
condition 2. defined above.  
 

3. The detailed site plan submitted for review shall demonstrate rears of dwelling 
units within the development are adequately screened from Ritchie Marlboro 
Road by the units fronting on Ritchie Marlboro Road and/or by landscape 
screening. 

 
Response:     Units 16-20 are oriented toward Ritchie Marlboro Road.  A 4-feet to 8-feet high earthen 
berm and extensive landscaping will screen the rear of those units from viewers on Ritchie Marlboro 
Road.  Units 4-9 are not oriented toward Ritchie Marlboro Road but their rear yards can be seen by 
motorists and pedestrians.  A berm and landscaping is also provided to screen the view in this location.  
In addition, a 6-foot high solid board fence at the end of Private Alley 'A' that is required to block road 
noise but also serves as an excellent screen to block views from Ritchie Marlboro Road.  
 

4. If there is a substantial revision to the mix of uses on the subject property that 
affects Subtitle 24 adequacy findings, as set forth in this resolution of approval, 
a new preliminary plan of subdivision shall be required, prior to approval of any 
building permits. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
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5. Development of this site shall be in conformance with the approved Stormwater 

Management Concept Plan (20636-2018-00) and any subsequent revisions. 
 
Response:     The Applicant understands and agrees to comply with this condition.  
 

6. Prior to approval of a final plat, in accordance with the approved preliminary 
plan of subdivision, the final plat shall include: 

 
a. A note indicating the Prince George’s County Planning Board approval of 

a variation from Section 24-121(a)(4) of the Subdivision Regulations, for 
lot depth and Section 24-122(a) of the Subdivision Regulations, for public 
utility easements. 

 
b. The dedication of public utility easements. 

  
c. The dedication of McCarthy Drive. 

  
d. The dedication of 0.01 acre to the right-of-way of Ritchie Marlboro 

Road/White House Road. 
  

e. Retention of the existing access easement allowing access to neighboring 
Lots 2 and 3. 

 

f. The labeling of parcels to be conveyed to the homeowners association. 
  

Response:     The Final Plat designed per the Preliminary Plan of Subdivision certified on May 18, 2020 
complies with conditions 6. a – f defined above.  
 

7. Prior to acceptance of a detailed site plan, a Phase II noise analysis shall be 
provided and demonstrate that any outdoor activity areas are located outside of 
the mitigated 65 dBA Ldn and that the building structures proposed mitigate 
interior noise levels to 45 dBA Ldn or less. If the DSP shows lots closer to Ritchie 
Marlboro Road than the PPS does, the analysis shall determine whether any 
additional noise mitigation measures are needed. 

 
Response:     A Noise Analysis by Hush Acoustics, dated April 23, 2020 is provided with this DSP-
20038 submission.  A follow-up addendum to this analysis by Hush Acoustics, dated July 30, 2020 is 
also included with this submission.  Based on these reports a 65 dbA ground level line and 65 dbA top 
level line are shown on DSP-20038 and the TCP2.  Mitigation of vehicle noise levels is achieved by 
Noise blocking measures such as earthen berms, landscaping and a 6-feet high solid wood fence are 
shown to have reduced noise levels below 65 dbA in outdoor activity areas.  Also stated in the Noise 
Analysis is that once architectural drawings are available, interior noise levels can be determined and 
appropriate architectural materials can be recommended to mitigate top level noise levels to mitigate 
noise levels to 45 dbA or less.  
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8. Prior to approval of a building permit, a certification by a professional engineer 

with competency in acoustical analysis shall be placed on the building permit 
stating that the building shell or structure has been designed to reduce interior 
noise levels to 45 dBA Ldn or less in residential units exposed to noise above 65 
dBA Ldn. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

9. Prior to approval of the 54th building permit, the applicant and the applicant’s 
heirs, successors, and/or assignees shall construct an 8-foot-wide asphalt 
hiker/biker trail within the 50-foot-wide ingress and egress easement, connecting 
the sidewalk along proposed McCarthy Drive with the parking lot within the 
existing Heritage Glen Community Park to the north, as shown on Prince 
George’s County Department of Parks and Recreation Exhibit A or as determined 
at the time of Detailed Site Plan. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

10. Prior to approval of a final plat, the applicant and the applicant’s heirs, 
successors, and/or assignees shall modify the existing 50-foot-wide ingress and 
egress easement, and/or provide parkland dedication in this area, in order to 
provide for a more direct trail connection between the proposed townhouse 
development and the existing developed area of Heritage Glen Community Park, 
as shown on Prince George’s County Department of Parks and Recreation 
Exhibit A or as determined at the time of Detailed Site Plan. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

11. Prior to approval of the final plat of subdivision, the applicant and the applicant’s 
heirs, successors, and/or assignees shall enter into a public Recreational 
Facilities Agreement with the Prince George’s County Department of Parks and 
Recreation, for construction of the 8-foot-wide connector trail within the 
easement area connecting to the parking lot within existing Heritage Glen 
Community Park. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

12. Prior to approval of a detailed site plan, the applicant and the applicant’s heirs, 
successors, and/or assignees shall submit to Prince George’s County Department 
of Parks and Recreation (DPR), for review and approval, construction drawings 
for the connector trail, as shown on DPR Exhibit A. 

 
Response:     A Parks and Recreation asphalt trail detail has been added to Sheet 11 of Detailed Site Plan 
200038.  
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13. In conformance with the 2009 Approved Countywide Master Plan of 

Transportation, and conditions of approval for Conceptual Site Plan CSP-96073-
01, the applicant and the applicant’s heirs, successors, and/or assignees shall 
provide the following: 

 
a. Sidewalks along both sides of all internal roadways, excluding alleys and 

the proposed McCarthy Drive. 
 

b. A crosswalk crossing the west leg of Ritchie Marlboro Road, at the 
intersection of Ritchie Marlboro Road and McCarthy Drive, unless 
modified by the Maryland State Highway Administration, with written 
correspondence. 

  
c. A minimum 8-foot-wide trail connecting the sidewalk on McCarthy Drive 

with the Maryland-National Capital Park and Planning Commission 
parkland to the north of the subject site, unless modified by the Prince 
George’s County Department of Parks and Recreation. 

  
Response:     The Applicant understands and agrees to comply with this condition.  
 

14. Prior to approval of a detailed site plan, which proposes development for Parcel 
1, a Phase I (Identification) archeological investigations, according to the Prince 
George’s County Planning Board's Guidelines for Archeological Review (May 
2005), shall be required to determine if any cultural resources are present. The 
areas within the developing property on Parcel 1 that have not been extensively 
disturbed shall be surveyed for archeological sites. The future applicant for a 
Detailed Site Plan for Parcel 1 shall submit a Phase I Research Plan, for approval 
by the staff archeologist, prior to commencing Phase I work. Evidence of 
Maryland-National Capital Park and Planning Commission concurrence with 
the final Phase I report and recommendations is required prior to approval. 

 
15. Upon receipt of the Phase I archeological report for Parcel 1by the Prince 

George’s county Planning Department, if it is determined that potentially 
significant archeological resources exist in the project area, prior to any ground 
disturbance or the approval of any grading permits for Parcel 1, the applicant 
shall provide a plan for: 

 
a. Evaluating the resource at the Phase II level, or 

 
b. Avoiding and preserving the resource in place. 

 
16. If a Phase II and/or Phase III archeological evaluation or mitigation is necessary 

for Parcel 1, the applicant shall provide a final report detailing the Phase II 
and/or Phase III investigations and ensure that all artifacts are curated in a 
proper manner, prior to any ground disturbance or the approval of any grading 
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permits for Parcel 1. Depending upon the significance of findings (at Phase I, II, 
or III level), the future applicant shall provide interpretive signage. The location 
and wording shall be subject to approval by the staff archeologist prior to 
issuance of any building permits for Parcel 1. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

17. Development of this subdivision shall be in conformance with an approved Type 
1 Tree Conservation Plan (TCP1-067-97-02). The following note shall be placed 
on the final plat of subdivision: 

 
“Development is subject to restrictions shown on the approved Type 1 Tree 
Conservation Plan (TCP1-0067-97-02), or as modified by the Type 2 Tree 
Conservation Plan and precludes any disturbance or installation of any 
structure within specific areas. Failure to comply will mean a violation of 
an approved Tree Conservation Plan and will make the owner subject to 
mitigation under the Woodland Conservation Ordinance. This property is 
subject to the notification provisions of CB-60-2005. Copies of all approved 
Tree Conservation Plans for the subject property are available in the 
offices of The Maryland-National Capital Park and Planning Commission, 
Prince George’s County Planning Department.” 

 
Response:     Acknowledged.  The note will be added to the final plat of subdivision.  
 

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

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

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

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

 
“This plat is subject to the recordation of a Woodland Conservation 
Easement pursuant to Section 25-122(d)(1)(B) with the Liber and folio 
reflected on the Type 2 Tree Conservation Plan, when approved.” 
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Response:     The Applicant understands and agrees to comply with this condition.  
 

20. Prior to signature approval of the preliminary plan of subdivision (PPS), the Type 
1 tree conservation plan Woodland Conservation Ordinance worksheet shall be 
revised so the acreage totals for each zone given for the church property and the 
Venue property match the totals given on the PPS. 

 
Response:     The Preliminary Plan of Subdivision 4-19029 certified on May 18, 2020 complies with 
condition 20 defined above. 
 

21. Total development within the subject property shall be limited, in accordance with 
the overall Greenwood Park development approved with Preliminary Plan of 
Subdivision (PPS) 4-97107. Any development generating an impact greater than 
that identified therein shall require a new PPS with a new determination of the 
adequacy of transportation facilities. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

22. Prior to approval of a final plat, the applicant and the applicant’s heir, 
successors, and/or assignees shall demonstrate that a homeowners association 
has been established for the subdivision, excluding Parcel 1. The draft covenants 
shall be submitted to the Subdivision and Zoning Section of the Development 
Review Division to ensure that the rights of the Maryland-National Capital Park 
and Planning Commission are included. The Liber/folio of the declaration of 
covenants shall be noted on the final plat, prior to recordation. 

 
Response:     The Applicant understands and agrees to comply with this condition.  
 

23. Prior to approval of building permits, the applicant and the applicant’s heirs, 
successors, and/or assignees shall convey to the homeowners association land, as 
identified on the approved preliminary plan of subdivision. Land to be conveyed 
shall be subject to the following: 

 
a. A copy of the recorded deed for the property to be conveyed shall be 

submitted to the Subdivision and Zoning Section of the Development Review 
Division. 

 
b. All waste matter of any kind shall be removed from the property, 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 

or soil filling, other than the placement of fill material associated with 
permitted grading operation that are consistent with the permit and 
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minimum soil class requirements, discarded plant materials, refuse, or 
similar waste matter. 

d. Any disturbance of land to be conveyed to the association shall be in 
accordance with an approved site plan and tree conservation plan. This 
shall include, but not be limited to, the location of sediment control 
measures, tree removal, temporary or permanent stormwater management 
facilities, utility placement, and stormdrain outfalls. 

e. Stormdrain outfalls shllll be designed to llvoid lldverse impacts on land to 
be conveyed to the llssociation. The location and design of drainage outfalls 
that adversely impact property to be conveyed shall be reviewed and 
approved by the Development Review Division. 

f. The Prince George's County Planning Board, or its designee, shall be 
satisfied that there are adequate provisions to ensure retention and fi1ture 
maintenance of the property to be conveyed. 

Response: The Applicant understands and agrees to comply with this condition. 

IX. Conclusion: 

The Applicant submits that this Detailed Site Plan DSP-20038 and companion Alternative 
Compliance AC-20014 application requests for the development of the proposed 90-unit townhouse 
development are submitted in compliance with the recently certified Preliminary Plan of Subdivision 
( 4-19029), and Conceptual Site Plan approval of CSP-96073-01 by the Planning Board. This request 
complies with the required findings for Detailed Site Plans, the General Plan 2035, the Approved 1990 
Approved Largo-Lottsford Master Plan Amendment and Adopted Sectional Map Amendment, and the 
applicable County plans and policies. 

In light of the above, we request this Detailed Site Plan be approved. Please call me if additional 
information is required. 

cc: 

AJH/fms 

Sevag Balian 
Michael Clay 
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