
I. ADMINISTRATIVE ITEMS
Jessica Jones, Planning Board Administrator

1.
Commissioners’ Items – Resolution of Appreciation for Mary Tessier

2.
Draft Minutes of PGCPB Meeting – November 3, 2022

3A.
Legislative Work Session

3B.
Executive Session

- A G E N D A -

THE PRINCE GEORGE'S COUNTY PLANNING BOARD

Regular Session

Thursday, November 10, 2022

10:00 AM 
THE FOLLOWING ORDER OF AGENDA ITEMS IS FOR THE CONVENIENCE OF THE PLANNING BOARD
AND IN NO WAY INDICATES THE ORDER IN WHICH CASES WILL BE CALLED. ANYONE
WISHING TO SPEAK AND/OR BECOME A PARTY OF RECORD MUST SIGN UP AND SUBMIT
DOCUMENTATION BY 12:00 P.M. THE TUESDAY BEFORE THE MEETING BY VISITING OUR
WEBSITE AT  http://pgplanning.org/812. PLEASE BE ADVISED THAT PERSONS WISHING TO SPEAK
MAY BE SUBJECT TO TIME LIMITS AS DEEMED NECESSARY IN ORDER TO REASONABLY
ACCOMMODATE ALL WHO WISH TO SPEAK. INDIVIDUALS WITH SPECIAL NEEDS ARE ASKED TO
CONTACT THE PLANNING BOARD OFFICE AT 301/952-3560.

ATTENTION: In case of inclement weather, please call 301-952-5330 as to the status of the Planning Board
meeting.
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II. CONSENT AGENDA
All items listed under the Consent Agenda have been distributed to each member of the Planning
Board for review, are considered to be routine, and will be acted upon by one motion. There will be
no discussion of these items as it has been indicated that there is no opposition to the staff’s findings
or recommendation. If discussion is desired, or if there is opposition to the recommendation, that
item will be removed from the Consent Agenda and considered separately. NOTE: IT IS THE
RESPONSIBILITY OF THE APPLICANT AND OTHER PERSONS OF RECORD TO BE
PREPARED TO DISCUSS ON THIS SAME DATE ANY ITEM THAT IS REMOVED FROM
THE CONSENT AGENDA FOR SEPARATE CONSIDERATION.
 

THE FOLLOWING ITEMS WILL BEGIN AT 10:00 A.M.
4A.

DRAFT RESOLUTION – CASE HEARD ON OCTOBER 20, 2022

4B.
DRAFT RESOLUTIONS – NONE 

4C.
DRAFT RESOLUTIONS – NONE 

4D.
5-22102 SYCAMORE HILL, PARCEL 1

 

Council District: 05

1 Parcel (7.91 acres)

R-R Zone (Prior Zone RR) 4-12020 and DSP-21015

Fee-in-lieu: No

Located east side of Lottsford Vista Road, between Linda Vista Drive and Vista Grande Drive,
across from Cleary Lane. (PA 73)

Presidential Care, LLC, Applicant

NJR & Associates, LLC., Engineer

 

Action must be taken on or before 11/25/2022.

STAFF RECOMMENDATION:

APPROVAL

(KAUR)

4E. 5-21152 KONTERRA TOWN CENTER EAST, PLAT 2
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(VARIATION)
2 Lots (10.98 acres)
 
5-21153 KONTERRA TOWN CENTER EAST, PLAT 3
Right-of-way Dedication (4.22 acres)
 
5-21154 KONTERRA TOWN CENTER EAST, PLAT 4
Right-of-way Dedication (2.87 acres)
 
Council District: 01     
TAC-C Zone (Prior Zoning M-X-T), 4-07108 and DSP 08011
Fee-in-lieu: No
Located adjacent to the east side of I-95/I-495 (the Capital Beltway) and bounded by Konterra
Drive to the north and east and MD 200 (Intercounty Connector) to the south. (PA 60)
Konterra Core Ventures, LLC, Applicant
Soltesz, LLC, Engineer
Action must be taken on or before 11/19/2022.

STAFF RECOMMENDATION:

FINAL PLATS 5-21152 through 5-21154 APPROVAL

VARIATION 24-122(a) -APPROVAL
(VATANDOOST)

4F. 5-22104 LARGO CENTRE WEST, PARCEL 1  
 
Council District: 06
1 Parcel (3.67 acres)
RTO-H-C Zone (Prior Zone M-U-I) 4-21060 and DSP 21049
Fee-in-lieu: No
Located on the south side of Harry S Truman Drive, east of its intersection with Largo Drive
West (PA 73)
Gateway Properties Largo, LLC, Applicant 
Vika Maryland, LLC., Engineer
Action must be taken on or before 12/2/2022.

STAFF RECOMMENDATION:

APPROVAL

(CONNER)

4G. 5-21155 WESTPHALIA TOWN CENTER NORTH, PLAT 1 
1 Parcel (8.48 acres)
 
5-21156 WESTPHALIA TOWN CENTER NORTH, PLAT 2 
3 Parcels (14.80 acres)
 
5-21157 WESTPHALIA TOWN CENTER NORTH, PLAT 3 
22 Lots and 3 Parcels (2.28 acres)
 
5-21158 WESTPHALIA TOWN CENTER NORTH, PLAT 4 
40 Lots and 5 Parcels (5.78 acres)
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5-21159 WESTPHALIA TOWN CENTER NORTH, PLAT 5
3 Parcels (5.84 acres)
 
5-21160 WESTPHALIA TOWN CENTER NORTH, PLAT 6
30 Lots and 4 Parcels (2.09 acres)
 
5-21161 WESTPHALIA TOWN CENTER NORTH, PLAT 7
44 Lots and 3 Parcels (3.38 acres)
 
Council District: 06     
TAC-E/M-I-O Zones (Prior Zoning M-X-T/M-I-O), 4-08002 and DSP-19062
Fee-in-lieu: No
Located on the north side of MD 4 (Pennsylvania Avenue), approximately 2,350 feet north of its
intersection with Woodyard Road (PA78)
DR Horton, Inc., Applicant
Rodgers Consulting, Inc., Engineer
Action must be taken on or before 12/2/2022.

STAFF RECOMMENDATION:
APPROVAL
(VATANDOOST)

4H.
5-22062 210 MARYLAND PARK DRIVE, PLAT 1

 

Council District: 07

13 Lots and 2 Parcels (3.91 acres)

LTO-C Zone (Prior Zones M-U-I/T-D-O) 4-15029 and DSP-15045

Fee-in-lieu: No

Located in the southwest quadrant of the intersection of Southern Avenue and Maryland Park
Drive (PA 72)

Community First development Corp, LLC, Applicant

Soltesz, LLC., Engineer

 

Action must be taken on or before 12/7/2022.

STAFF RECOMMENDATION:

APPROVAL

(VATANDOOST)
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III.  REGULAR AGENDA
 

5.
MRF-2022-010 POPLAR HILL SOLAR, LLC 

Council District: 09     Municipality: None

Location: Woodyard Road

Planning Area: 81A          Zone: AR/MIO

Gross Acreage: 126.03     Date Accepted: 9/12/2022

Applicant: Trajectory Energy Partners

Request: Community Solar Facility.

 

Planning Board Action Limit:11/10/22

STAFF RECOMMENDATION:

Accept Staff Recommendation and Transmit to the Applicant

(WALKER/RAY)

6.
MR-2019F ENTERPRISE ROAD COMMUNITY SOLAR

Council District: 06     Municipality: None

Location: 3507 Enterprise Road, Bowie.

Planning Area: 74A           

Zoning Prior: R-S             Zoning: LCD

Gross Acreage: 47.37       Date Accepted: 9 /16/2022

Applicant: Alder Energy Development, LLC

Request: Proposed 6-acre community solar array.

 

Planning Board Action Limit: 11/14/2022

STAFF RECOMMENDATION:

Accept Staff Recommendations and Transmit to the Applicant

(HASAN)
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7.
DSP-19071 THE PROMISE (ETOD)

(TCP)(AC)

Council District: 07     Municipality: None

Location: On the south side of Southern Avenue, 2,100 feet north of its intersection with Wheeler
Road.

Planning Area: 76A           

Zoning Prior: M-X-T       Zoning: NAC

Gross Acreage: 15.10      Date Accepted: 9/13/2022

Applicant: A Determined Seed

Request: A mixed-use development containing 1,014 multi-family units, 37,810 square feet
of commercial space and a 

Departure from design standards for the required parking space size.

Planning Board Action Limit: 11/17/2022

STAFF RECOMMENDATION:
APPROVAL of Request for Continuance to November 17, 2022
(BURKE)

8.
DDS-685 THE PROMISE (ETOD)

Council District: 07     Municipality: None

Location: On the south side of Southern Avenue, 2,100 feet north of its intersection with Wheeler
Road.

Planning Area: 76A           

Zoning Prior: M-X-T       Zoning: NAC

Gross Acreage: 15.10      Date Accepted: 9/13/2022

Applicant: A Determined Seed

 

Request: Departure from design standards for parking space size and Section 4.10 of the
Landscape Manual.

STAFF RECOMMENDATION:

APPROVAL of Request for Continuance to November 17, 2022

(BURKE)
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IV. SUPPLEMENTAL AGENDA
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PGCPB No. 2022-108 File No. 4-21058 

R E S O L U T I O N 

WHEREAS, Timberlake Cedar Chase, LLC is the owner of a 22.29-acre parcel of land known as 
Parcel 5, recorded in Liber 15572 at folio 167; Parcel 118, recorded in Liber 15572 at folio 171; and 
Parcel 123, recorded in Liber 15594 at folio 275, said property being in the 7th Election District of Prince 
George’s County, Maryland, and being zoned Residential Estate Zone; and 

WHEREAS, on July 20, 2022, Timberlake Homes, BT filed an application for approval of a 
Preliminary Plan of Subdivision for 200 lots and 36 parcels; and 

WHEREAS, the application for approval of the aforesaid Preliminary Plan of Subdivision, also 
known as Preliminary Plan 4-21058 for Fairwood Square 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 October 20, 2022; and  

WHEREAS, new Regulations for the Subdivision of Land, Subtitle 24, Prince George’s County 
Code went into effect on April 1, 2022; and 

WHEREAS, pursuant to Section 24-1900 of the Subdivision Regulations, subdivision 
applications submitted before April 1, 2024, may be reviewed and decided in accordance with the prior 
Subdivision Regulations; and 

WHEREAS, therefore, the Prince George’s County Planning Board of The Maryland-National 
Capital Park and Planning Commission reviewed the application under the Regulations for the 
Subdivision of Land, Subtitle 24, Prince George’s County Code in existence prior to April 1, 2022; and 

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

WHEREAS, on October 20, 2022, 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 TCP1-014-2022, and APPROVED a Variance to Section 25-122(b)(1)(G), and further 
APPROVED Preliminary Plan of Subdivision 4-21058, including a Variation from Section 24-121(a)(4), 
for 200 lots and 36 parcels, with the following conditions: 

1. Prior to signature approval, the preliminary plan of subdivision shall be revised to provide the
following:

a. Adjust the lot lines for Parcel A to provide frontage on the private right-of-way
(Parcel C) and to fully encompass the proposed stormwater management facility.
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b. A note indicating that the southern vehicular access point along MD 450 (Annapolis 

Road) shall be limited to a right-in/right-out only access, unless modified by the 
operating agency with written correspondence.  

 
c. A note stating that the mandatory dedication of parkland requirement is being addressed 

by providing on-site facilities. 
 
d. Revise the commercial parcel to be indicated as Parcel 1 and provide consecutive 

lettering for all other parcels. 
 
e. Label all parcels, saving the commercial parcel, to be conveyed to a community 

association. 
 
2. Development of the site shall be in conformance with Stormwater Management Concept Plan 

45700-2021, and any subsequent revisions. 
 
3. Prior to approval, the final plat of subdivision shall include: 

 
a. Right-of-way dedication along all roadways, in accordance with the approved 

preliminary plan of subdivision. 
 
b. The dedication of 10-foot-wide public utility easements along all abutting public 

rights-of-way, and one side of private rights-of-way, as delineated on the approved 
preliminary plan of subdivision. 

 
c. A note indicating that the southern vehicular access point along MD 450 (Annapolis 

Road) shall be limited to a right-in/right-out only access, unless modified by the 
operating agency with written correspondence.  

 
4. Prior to signature approval of the preliminary plan of subdivision, the Type 1 tree conservation 

plan shall be revised as follows: 
 
a. Correct the preservation area table with the correct amount of area being preserved. 
 
b. Add the following note below the specimen tree table: “This plan is in accordance with 

the following variance from the strict requirements of Subtitle 25 approved by the 
Planning Board on [ADD DATE] for the removal of specimen trees ST-2, 4, 7 ,8 
and 17.”  

 
c. Have the plans signed and dated by the qualified professional who prepared them. 
 
d. Correct the WCO worksheet to provide for 15 percent threshold. 
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5. Prior to approval of a detailed site plan, the applicant and the applicant’s heirs, successors, and/or 
assignees shall provide the following: 
 
a. Signage and design features to facilitate a limited right-in/right-out only access driveway 

from the western access point along MD 450 (Annapolis Road), as well as the driveway 
design and exact details/profiles of the signage, unless modified by the State Highway 
Administration at the time of access permit. 

 
b. A noise study certified by a professional engineer with competency in acoustical analysis 

demonstrating the proposed lots are not impacted, or that interior noise levels for 
dwellings impacted by the 65 dBA Ldn noise contour will be reduced to 45 dBA or less, 
and exterior recreational spaces will be reduced to 65 dBA or less. 

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

Conservation Plan (TCP1-014-2022). The following note shall be placed on the final plat of 
subdivision: 

 
“This development is subject to restrictions shown on the approved Type 1 Tree 
Conservation Plan (TCP1-014-2022) [or most recent revision], 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 
and Wildlife Habitat 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.” 

 
7. Prior to the issuance of grading 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.” 

 
8. At the time of final plat of subdivision, a conservation easement shall be described by bearings 

and distances. The conservation easement shall contain the delineated wetland and associated 
buffer, 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.” 
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9. Prior to the issuance of any permits which impact wetlands, wetland buffers, or waters of the 
United States, the applicant shall submit copies of all federal and state wetland permits, evidence 
that approval conditions have been complied with, and associated mitigation plans. 

 
10. The applicant and the applicant’s heirs, successors, and/or assignees shall construct the following 

facilities as part of the development of the site, and show these facilities on a pedestrian and 
bikeway facilities plan, as part of the detailed site plan, prior to its acceptance: 
 
a. A minimum 10-foot-wide shared-use path along the property frontage of MD 450 

(Annapolis Road), unless modified by the operating agency with written correspondence. 
 
b. A minimum 10-foot-wide shared-use path along the property frontage of MD 193 

(Enterprise Road), unless modified by the operating agency with written correspondence. 
 
c. A minimum 5-foot-wide sidewalk along both sides of the internal roadways throughout 

the site, including Americans with Disabilities Act curb ramps and associated crosswalks.  
 
d. Provide Americans with Disabilities Act curb ramps and crosswalks crossing all 

vehicular access points. 
 
e. Bicycle parking near the commercial building entrance, in accordance with American 

Association of State Highway and Transportation Officials (AASHTO) guidelines. 
 
11. In accordance with Section 24-135 of the prior Prince George’s County Subdivision Regulations, 

the applicant and the applicant’s heirs, successors, and/or assignees shall allocate appropriate and 
developable areas for, and provide, adequate on-site recreational facilities. 

 
12. Prior to submission of the final plat of subdivision, the applicant and the applicant’s heirs, 

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

 
13. The on-site recreational facilities shall be reviewed by the Urban Design Section of the 

Development Review Division of the Prince George’s County Planning Department, for 
adequacy and proper siting, in accordance with the Parks and Recreation Facilities Guidelines, 
with the review of the site plan. Timing for construction shall also be determined at the time of 
detailed site plan. 

 
14. Prior to approval of a building permit, the applicant and the applicant’s heirs, successors, and/or 

assignees shall submit a performance bond, letter of credit, or other suitable financial guarantee 
for construction of recreational facilities. 
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BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince 
George’s County Planning Board are as follows: 
 
1. The subdivision, as modified 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 subject property is located in the southeast quadrant of the intersection of 

MD 450 (Annapolis Road) and MD 193 (Enterprise Road) and is 22.29 acres. The subject 
property is comprised of three parcels, recorded by deed in the Prince George’s County Land 
Records as Parcel 5, recorded in Liber 15572 at folio 167; Parcel 118, recorded in Liber 15572 at 
folio 171; and Parcel 123, recorded in Liber 15594 at folio 275. The property is within the 
Residential Estate Zone under both the current Prince George’s County Zoning Ordinance 
(known as the RE Zone) and the prior Zoning Ordinance (known as the R-E Zone). However, this 
PPS was reviewed in accordance with the prior Prince George’s County Zoning Ordinance and 
prior Prince George’s County Subdivision Regulations, pursuant to Section 24-1900 of the 
Subdivision Regulations. In accordance with Section 24-1904(c) of the Subdivision Regulations, 
this preliminary plan of subdivision (PPS) is supported by and subject to approved Certificate of 
Adequacy ADQ-2022-020. The site is subject to the 2022 Approved Bowie-Mitchellville and 
Vicinity Master Plan (master plan), Subtitles 24 and 27 of the prior Prince George’s County 
Code, and other applicable plans, as outlined herein. This PPS includes 200 lots and 36 parcels 
for development of 200 single-family attached dwellings and 5,000 square feet of commercial 
use. The site currently consists of agricultural development, which is to be removed. 

 
Section 24-121(a)(4) of the prior Subdivision Regulations requires that lots adjacent to planned 
arterial classification roadways have a minimum lot depth of at least 150 feet and provide 
adequate protection and screening from traffic nuisances by earthen berms, plant materials, 
fencing, and/or the establishment of a building restriction line, when appropriate. The subject 
property has frontage on MD 450 and MD 193, both of which are classified as arterial roadways. 
The applicant requested approval of a variation from this 150-foot lot depth requirement for 
44 lots along MD 450 and MD 193. This request is discussed further in this resolution. 

 
The applicant also filed a variance request to Section 25-122(b)(1)(G) of the 2010 Prince 
George’s County Woodland and Wildlife Habitat Conservation Ordinance (WCO), in order to 
allow removal of three specimen trees. This request is discussed further in the Environmental 
finding of this resolution. 

 
3. Setting—The property is located on Tax Map 45 in Grids E3, E4, and F3. The property is within 

Planning Area 71A. The properties abutting the subject site to the east consist of single-family 
detached dwellings within the Legacy Mixed-Use Community (formerly the Mixed Use 
Community) Zone. The properties abutting the site to the south consist of single-family detached 
dwellings within the RE Zone under the current and prior zoning. The properties to the west, 
beyond MD 193 and Glenn Dale Boulevard, consist of single-family detached dwellings and 
vacant land within the Residential, Rural Zone under the current and prior zoning. The properties 
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to the north, beyond MD 450, currently consist of vacant land and commercial development 
within the Commercial, General and Office (CGO) (formerly the Commercial Office) Zone. 

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

and the approved development. 
 
 EXISTING APPROVED 
Zone RE RE 
Use(s) Agricultural Residential/Commercial 
Acreage 22.29 22.29 
Lots 0 200 
Parcels 3 36 
Dwelling Units 0 200 
Gross Floor Area 0 5,000 sq. ft. 

 
There are 35 parcels proposed, which will provide open space and private roads that will serve 
the development, and 1 commercial parcel, along with the 200 residential lots. All parcels, saving 
the commercial parcel, should be conveyed to a single community association for proportional 
shared maintenance responsibility between the homeowners and the commercial development. 
Parcel A is designated as a homeowners association parcel on the proposed PPS, but is not 
accessible from the proposed private right-of-way. Parcel B, which is designated as a commercial 
parcel, separates Parcel A from the private right-of-way and the rest of the residential lots and 
parcels. A proposed stormwater management (SWM) facility is also located partially within both 
Parcels A and B. Prior to signature approval of the PPS, the lot lines for Parcel A shall be revised 
so that the SWM facility is entirely within Parcel A and to provide frontage on the private 
right-of-way, to ensure that the SWM facility is on a community association parcel and accessible 
for maintenance. 
 
Pursuant to Section 24-119(d)(2) of the prior Subdivision Regulations, this case was heard at the 
Subdivision and Development Review Committee (SDRC) meeting on August 5, 2022, along 
with the requested variation from Section 24-121(a)(4), as required, in accordance with 
Section 24-113(b) of the prior Subdivision Regulations. 

 
5. Previous Approvals—No previous development approvals are associated with this property. 
 
6. Community Planning—The 2014 Plan Prince George’s 2035 Approved General Plan 

(Plan 2035) and conformance with the master plan are evaluated, as follows: 
 
Plan 2035 
The subject property is located in the Established Communities growth policy area. The vision for 
the Established Communities is to create the most appropriate context-sensitive infill and low- to 
medium-density development (page 20).  
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Master Plan Conformance 
Land Use strategy 17.1 of the master plan recommends the redevelopment of the former Frank’s 
Nursery property at 12205 and 12105 Annapolis Road and 5015 Enterprise Road into commercial 
land use (page 76). Map 16, Future Land Use, designates this property in the Commercial future 
land use category (page 50). 
 
Comprehensive Zoning strategy 11.1 of the master plan recommends the reclassification of the 
property to the CGO Zone to support the recommended commercial development (page 89). In 
accordance with Section 24-121(a)(5) of the prior Subdivision Regulations, a PPS must conform 
to the area master plan unless the Prince George’s County Planning Board finds that events have 
occurred to render the relevant recommendations within the comprehensive plan no longer 
appropriate, is no longer applicable, or the Prince George’s County District Council has not 
imposed the recommended zoning. 
 
The District Council passed Prince George’s County Council Bill CB-050-2021 in 2021, allowing 
townhouses and commercial uses that are generally permitted in the Mixed Use-Transportation 
Oriented (M-X-T) Zone, to be developed in the R-E Zone. The District Council has not imposed 
the recommended zoning. Therefore, this PPS satisfies the requirements of Section 24-121(a)(5). 

 
7. Stormwater Management—An application for a major subdivision must include an approved 

SWM concept plan, or an indication that an application for such approval has been filed with the 
appropriate agency or the municipality having approval authority. A SWM concept plan 
(45700-2021) approved by the Prince George’s County Department of Permitting, Inspections 
and Enforcement (DPIE) was submitted with this PPS. The SWM concept plan shows the use of 
31 micro-bioretention facilities, 1 submerged gravel wetland, and 1 pond. 
 
Development of the site, in conformance with SWM concept approval and any subsequent 
revisions to ensure that no on-site or downstream flooding occurs, will satisfy the requirements of 
Section 24-130 of the prior Subdivision Regulations. 

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

recommendations of Plan 2035, the 2017 Land Preservation, Parks and Recreation Plan for 
Prince George’s County, the 2013 Formula 2040: Functional Master Plan for Parks, Recreation 
and Open Space, and the prior Subdivision Regulations as they pertain to public parks and 
recreation and facilities. 
 
This PPS was reviewed for conformance to the master plan, per Sections 24-121(a)(5) and 
24-122(b) of the prior Subdivision Regulations. The proposed development aligns with the master 
plan goals (pages 175–187) to provide connections and improved access to high-quality parks, 
recreation, and open space for residents of communities along the MD 450 Corridor. 
 
Park and recreation amenities serving the subject property are within 0.45 miles of the site, which 
include the Fairwood Trail and the Fairwood Park, improved with a football and soccer field, a 
playground, pavilion, playfields, amphitheater, and walking loop trails. The Holehurst West Park, 
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developed with an outdoor tennis court, trails, playground, and a picnic shelter is located within 
0.99 miles of the subject property. 
 
Separate from the evaluation of adequacy, the mandatory dedication of parkland requirements is 
applicable. This PPS is being reviewed per the provisions of Section 24-134 of the prior 
Subdivision Regulations, which pertains to the mandatory dedication of parkland, and provides 
for the dedication of land, the payment of a fee-in-lieu, or on-site recreational facilities, to meet 
the requirement. Based on the proposed density of development, 15 percent of the net residential 
lot area should be required to be dedicated to the Maryland-National Capital Park and Planning 
Commission for public parks, which equates to 2.2 acres for public parklands. The current plan 
proposal calls for this requirement to be met with private on-site recreational facilities. The 
recreational guidelines for Prince George's County also set standards based on population. Based 
on the projected population for the development of 578 new residents, the typical recreational 
needs include picnic and sitting areas, playgrounds, open play areas, fitness trails, and basketball 
and tennis courts. In accordance with Section 24-135(b) of the prior Subdivision Regulations, the 
Planning Board may approve on-site recreational facilities in lieu of parkland dedication, 
provided the following are met: 

 
1. Such facilities will be superior, or equivalent, to those that would have been 

provided under and the provisions of mandatory dedication; 
 
2. The facilities will be properly developed and maintained to the benefit of 

future residents of the subdivision through covenants, a recreational 
agreement, or other appropriate means, that such instrument is legally 
binding upon the subdivider and his heirs, successors, and assignees, and 
that such instrument is enforceable, including enforcement by the Planning 
Board; and 

 
3. No permit for construction or occupancy of dwellings will be issued unless 

the Planning Board is satisfied that the facilities have been, or will be, 
provided at the appropriate state of development. 

 
At the August 5, 2002 SDRC meeting, staff recommended the creation of a larger and more 
centralized green space within the proposed development and suggested a revision of the site by 
combining proposed Parcels N, O, P, and Q (or alternative variation), to create a central open 
space tract accessible by all residents. During a virtual meeting on August 31, 2022, and in 
writing on September 13, 2002, (Point-By Point Response, page 3, Parks comments No.2) the 
applicant indicated that the design team developed two alternative layout options, both of which 
negatively impacted the development proposal due to either the loss of visitor parking or SWM 
impacts. As a result of the challenges presented, the lot layout as proposed is approved.  
 
On a conceptual basis, the applicant has proposed outdoor recreational amenities that include a tot 
lot, sitting area and pergola, a grilling area, and tables. The applicant’s proposal to provide on-site 
recreational facilities will meet the requirements of Section 24-135(b). These facilities will be 
reviewed in further detail at the time of detailed site plan (DSP). 
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9. Transportation (pedestrian, bicycle, and vehicular)—This PPS was reviewed for conformance 

with the 2009 Approved Countywide Master Plan of Transportation (MPOT) and the area master 
plan, to provide the appropriate transportation facilities. 
 
Master Plan Right of Way 
The subject site is served by the following master plan roads: 

 
• MD 450, a four to six-lane arterial road (A-23) within a 120 to 150-foot-wide 

right-of-way. Within the northwestern property boundary, the applicant is 
proposing 0.22 acre of additional right-of-way dedication. This additional 
right-of-way dedication is consistent with the recommendation in the master 
plans. 

 
• MD 193, a four-lane arterial road (A-27) within a 120 to 200-foot right-of-way. 

The portion of A-27 on which the property fronts is already built to its ultimate 
master plan cross-section. Consequently, no addition right-of-way is required. 

 
Master Plan Pedestrian and Bike Facilities  
This PPS is subject to the MPOT. The subject property fronts the recommended master-planned 
side path along MD 450, and the master-planned bicycle lane along the frontage of MD 193. 
 
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 2:  
All road frontage improvements and road capital improvement projects within the 
Developed and Developing Tiers shall be designed to accommodate all modes of 
transportation. Continuous sidewalks and on-road bicycle facilities should be 
included to the extent feasible and practical.  
 
Policy 4: 
Develop bicycle-friendly roadways in conformance with the latest standards and 
guidelines, including the 1999 AASHTO Guide for the Development of Bicycle 
Facilities. 

 
This development is also subject to the master plan, which recommends minimum 10-foot-wide 
shared-use paths along MD 450 and MD 193, along the property frontage. The following policies 
and strategies are provided for pedestrian and bicyclist facilities (page 113): 

 
Policy TM 3: 
Enhance active transportation infrastructure to create greater quality of life and 
attract businesses and employees.  
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Policy TM 7: 
Develop a comprehensive shared-use path network in Bowie-Mitchellville and 
Vicinity to provide additional connectivity and travel options.  
 
Policy TM 8: 
Support development of traffic calming interventions to create safer streets for all 
users.  
 
Policy TM 14: 
Support active transportation infrastructure.  

 
The above policies, strategies, and recommendations all support a multimodal community. The 
applicant shall construct the master plan facilities along the frontages of MD 450 and MD 193, 
unless modified by the operating agency. In addition, a minimum of a 5-foot-wide sidewalk, 
landscape strip and associated Americans with Disabilities Act curb ramps and crosswalks should 
be provided throughout the site for continuous connections.  
 
Transportation Planning Review 
The latest PPS proposed two vehicular access points to the site along MD 450 via one 
right-in/right-out (southern access) and one full access point (northern access). The existing site 
currently operates with two access points, to which the southern access point is gated, and the 
northern access point is the primary driveway with full access movement. The southern access 
provides an approximate 400-foot corner clearance from the right turn movement from 
northbound MD 193, to which the Maryland State Highway Administration (SHA) recommends a 
minimum of 200-foot clearance. The proposed access locations, designated as the private street 
entrances to the subdivision, are acceptable. However, the access approval will ultimately need to 
be deemed acceptable by the operating agency, SHA.  
 
The PPS includes 44-foot-wide private streets in addition to 22-foot-wide alleys. The 
right-of-way provided along the internal roadways is sufficient to accommodate a minimum 
5-foot-wide sidewalk and 5-foot-wide landscape strip throughout the site. 
 
Based on the preceding findings, the vehicular, pedestrian and bicycle transportation facilities 
will serve the proposed subdivision, meet the findings required of Subtitle 24 of the County Code, 
and conform to the master plan and MPOT. 

 
10. Public Facilities—This PPS was reviewed for conformance to the master plan, in accordance 

with Section 24-121(a)(5). The master plan provides goals and policies related to public facilities 
(pages 165–177), including the goal to ensure “all students have quality educational instruction in 
modern facilities,” and have “fire and emergency medical (EMS) respond areawide in established 
response times” as well as schools, libraries, and public safety, parks and recreation, and water 
and sewer service policies, and strategies. There are no police, fire and emergency medical 
service facilities, schools, parks, or libraries proposed on the subject property. This PPS is further 
supported by an approved certificate of adequacy (ADQ-2022-020), which ensures adequate 
public facilities to support the proposed land use. The 2008 Approved Public Safety Facilities 
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Master Plan also provides guidance on the location and timing of upgrades and renovations to 
existing facilities and construction of new facilities, none of which affect this site. 
 
Section 24-122.01(b)(1) of the prior Subdivision Regulations states that “the location of the 
property within the appropriate service area of the Ten-Year Water and Sewerage Plan is deemed 
sufficient evidence of the immediate or planned availability of public water and sewerage for 
preliminary or final plat approval.” The 2018 Water and Sewer Plan placed this property in the 
Water and Sewer Category 4, Adequate for Development Planning. Category 4 comprises 
properties inside the envelope eligible for public water and sewer for which the subdivision 
process is required. Category 3 must be obtained via the Administrative Amendment process 
before approval of a final plat, which will be required by DPIE prior to their signature on the final 
plat. 

 
11. Public Utility Easement—Section 24-122(a) of the prior Subdivision Regulations requires that 

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 public utility easements (PUEs) is 10 feet wide along both sides of 
all public rights-of-way. The subject site has frontage along the existing public rights-of-way 
MD 450 and MD 193. The PPS depicts the 10-foot-wide PUEs along both rights-of-way. 
Section 24-128(b)(12) of the prior Subdivision Regulations requires at least one 10-foot-wide 
PUE on either side of private rights-of-way. The PPS depicts 10-foot-wide PUEs along either side 
of all private rights-of-way. 

 
12. Historic—A search of current and historic photographs, topographic and historic maps, and 

locations of currently known archeological sites indicates the probability of archeological sites 
within the subject property is low. A Phase I archeology survey is not required. The subject 
property does not contain and is not adjacent to any designated Prince George’s County historic 
sites or resources. The master plan contains goals and policies related to historic preservation 
(pages 157–166). However, these are not specific to the subject site or applicable to the proposed 
development. This proposal will not impact any Prince George's County historic sites, historic 
resources, or known archeological sites. 

 
13. Environmental—PPS 4-21058, was accepted for review on July 20, 2022. Comments were 

provided in an SDRC meeting on August 5, 2022. Revised information was received on 
September 14, 2022. The following applications and associated plans have been reviewed for the 
subject site: 
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Review Case 

Number 
Associated Tree 

Conservation 
Plan Number 

Authority Status Action 
Date 

Resolution 
Number 

NRI-131-06 N/A Staff Approved 11/21/06 N/A 
NRI-131-06-01 N/A Staff Approved 7/5/19 N/A 
NRI-131-06-02 N/A Staff Approved 7/12/22 N/A 

4-21058 TCP1-014-2022 Planning Board Approved 10/20/22 Pending 
 
Grandfathering 
The project is subject to the environmental regulations contained in Subtitles 24, 25, and 27 
because this application is for a new PPS.  
 
Site Description 
The site was previously developed as a landscape nursery. A review of the available information 
indicates that regulated environmental features, such as a nontidal wetland with associated 
buffers, are present on-site. There are no streams or 100-year floodplain on-site. According to the 
Sensitive Species Project Review Area Map, received from the Maryland Department of Natural 
Resources Natural Heritage Program and used on PGAtlas, there are no rare, threatened, or 
endangered species found to occur on or near this property. The site has frontage on MD 450 and 
MD 193, which are both identified as master plan arterial roadways, and as historic roadways.  
 
Plan 2035 
The site is located within the Environmental Strategy Area 2 of the Regulated Environmental 
Protection Areas Map, as designated by Plan 2035. According to the2017 Green Infrastructure 
Plan of the Approved Prince George's County Resource Conservation Plan: A Countywide 
Functional Master Plan (Green Infrastructure Plan), the southern half of the project area is 
identified in the evaluation area. 
 
Master Plan Conformance 
The master plan includes applicable goals, policies, and strategies. The following policies are 
applicable to the current project regarding natural resources preservation, protection, and 
restoration. The text in BOLD is the text from the master plan, and the plain text provides 
comments on plan conformance. 
 
Natural Environment Section 
 
Green Infrastructure 

 
Policy NE 1: 
Ensure that areas of connectivity and ecological functions are maintained, restored, 
or established during development or redevelopment. 
 
Strategies: 
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NE 1.1  Use the green infrastructure network as a guide to decision-making, 
and as an amenity in the site design and development review 
processes. 

 
The PPS has been found in conformance with the Green Infrastructure Plan. Protection of green 
infrastructure elements and regulated environmental features of the site will be further evaluated 
with future development applications. 

 
Policy NE 2: 
Preserve, in perpetuity, Nontidal Wetlands of Special State Concern (NTWSSC) 
within Bowie-Mitchellville and Vicinity (see Map 41. Nontidal Wetlands of Special 
State Concern (NTWSSC)—2017). 
 
Strategies:  
 
NE 2.1 Continue to protect the NTWSSC and associated hydrologic drainage area 

located within the following areas: 
 
• The Belt Woods Special Conservation Area 
 
• Near the Huntington Crest subdivision south of MD 197, 

within the Horsepen Branch Watershed. 
 
• In the northern portion of Bowie Mitchellville and Vicinity 

adjacent to the Patuxent Research Refuge and along the 
Patuxent River north of Lemon Bridge Road. 

 
There are no NTWSCC within the vicinity of this property, as mapped on Map 41 of the master 
plan. 
 
Stormwater Management 

 
Policy NE 3: 
Proactively address stormwater management in areas where current facilities are 
inadequate. 

 
This project is subject to SWM review and approval by DPIE. An approved SWM concept plan 
(45700-2021) was submitted with this PPS, which shows 31 micro bioretention facilities, 
1 submerged gravel wetland, and 1 pond. A final SWM design plan in conformance with County 
and state laws will be required prior to issuance of any grading permits for this site.  
 
Forest Cover/Tree Canopy Coverage 
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Policy NE 4: 
Support street tree plantings along transportation corridors and streets, 
reforestation programs, and retention of large tracts of woodland to the fullest 
extent possible to create a pleasant environment for active transportation users 
including bicyclists and pedestrians. 
 
Strategies:  
 
NE 4.1  Use funding from the Prince George’s County Woodland 

Conservation Fund to reverse the decrease in tree canopy coverage 
in Folly Branch, Horsepen Branch, and Upper Patuxent River 
watersheds through reforestation programs. 

 
NE 4.2  Plant street trees to the maximum extent permitted along all roads 

and trail rights-of-way (see Transportation and Mobility). 
 
NE 4.3  Increase City of Bowie’s funding for the Emerald Ash Borer 

Abatement Program.  
 
Development of this site will be subject to the requirements of tree canopy coverage (TCC) and 
the Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance (WCO). 
Additional information regarding woodland preservation, reforestation, and TCC will be 
evaluated with future development applications.; however, the Type 1 tree conservation plan 
(TCP1) submitted with the PPS shows approximately 0.45-acre will remain in woodland. Street 
tree planting requirements will be reviewed by the Prince George’s County Department of Public 
Works and Transportation (DPW&T).  
 
Impervious Surfaces 

 
Policy NE 5: 
Reduce urban heat island effect, thermal heat impacts on receiving streams, and 
reduce stormwater runoff by increasing the percentage shade and tree canopy over 
impervious surfaces. 
 
Strategies:  
 
NE 5.1  Retrofit all surface parking lots using ESD and best stormwater 

management practices when redevelopment occurs. Plant trees 
wherever possible to increase tree canopy coverage to shade 
impervious surfaces, to reduce urban heat island effect, limit 
thermal heat impacts on receiving streams, and slow stormwater 
runoff (see TM 11.1). 
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NE 5.2  Retrofit streets pursuant to the 2017 DPW&T Urban Streets Design 
Standards as recommended in the Transportation and Mobility 
Element, which include increased tree canopy cover for active 
transportation comfort and stormwater management practices.  

 
Development of the site will be subject to the current SWM regulations, which require that 
environmental site design (ESD) be implemented to the maximum extent practicable. 
Development of this site will be subject to the current woodland conservation ordinance 
requirements, including the TCC requirement. Street tree planting requirements will be reviewed 
by DPW&T. 
 
Climate Change 

 
Policy 6: 
Support local actions that mitigate the impact of climate change. 
 
Strategies: 
 
NE 6.1  Support implementation of the City of Bowie Climate Action Plan 

2020-2025 and the Metropolitan Washington 2030 Climate and 
Energy Action Plan.  

 
NE 6.2  Continue to support and promote the Prince George’s Climate 

Action Commission as per Council Resolution CR-7-2020 to develop 
a Climate Action Plan for Prince George’s County to prepare for 
and build resilience to regional climate change impacts, and to set 
and achieve climate stabilization goals.  

 
Development of this site is subject to the current WCO and TCC requirements. The presence of 
woodland and tree canopy, particularly over asphalt and other developed surfaces, are proven 
elements to lessen climate impacts of development and the associated heat island effect, which 
are known contributors to climate change.  
 
Green Infrastructure Plan 
According to the Green Infrastructure Plan, the southern half of the site is in the evaluation area, 
with the remainder of the site outside of the green infrastructure. The conceptual design, as 
reflected on the PPS and the TCP1, meets the goals of the Green Infrastructure Plan, and focuses 
development outside of the most sensitive areas of the site. 
 
Environmental Review 
 
Natural Resources Inventory 
A natural resource inventory (NRI-131-06-02) was approved on July 12, 2022 and was provided 
with this PPS. The site contains a nontidal wetland with its associated buffer. There are 
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11 specimen trees scattered throughout the site. The TCP1 and the PPS show all the required 
information correctly, in conformance with the NRI.  
 
Woodland Conservation 
This site is subject to the provisions of the WCO because the application is for a new PPS, as well 
as the Environmental Technical Manual (ETM). TCP1-014-2022 has been submitted with the 
subject PPS and requires minor revisions to be found in conformance with the WCO.  
 
Based on the TCP1 submitted with this PPS, the site’s gross area is 22.29 acres, contains 
1.84 acres of woodland in the net tract, and has a woodland conservation threshold of 5.57 acres 
(25 percent). The woodland conservation worksheet proposes the removal of 0.92 acre in the net 
tract area, for a woodland conservation requirement of 6.30 acres. According to the worksheet, 
the requirement is proposed to be met with 0.45 acre of woodland preservation and 5.85 acres of 
reforestation off-site. The forest stand delineation has identified 11 specimen trees on-site. This 
PPS proposes the removal of five specimen trees. The site is zoned R-E, but conforms to 
Footnote 144 of Section 27-441, which allows the site to be reviewed under the M-X-T standards. 
The correct woodland conservation threshold for this development is 15 percent. A condition has 
been added that requires the TCP1 and associated worksheet be updated to provide the correct 
threshold. 
 
Technical revisions to the TCP1 are required and included in the conditions listed at the 
beginning of this resolution. 
 
Specimen, Champion, or Historic Trees 
Tree conservation plans are required to meet all the requirements of Subtitle 25, Division 2 of 
the County Code, which includes the preservation of specimen trees in accordance with 
Section 25-122(b)(1)(G). Every effort should be made to preserve the trees in place, considering 
the different species’ ability to withstand construction disturbance. (Refer to the Construction 
Tolerance Chart in the ETM for guidance on each species’ ability to tolerate root zone 
disturbances.) 
 
The authorizing legislation of the WCO is the Maryland Forest Conservation Act, which is 
codified under Title 5, Subtitle 16 of the Natural Resources Article of the Maryland Code. 
Section 5-1611 of the Natural Resources Article requires the local jurisdiction to provide 
procedures for granting variances to the local forest conservation program. The variance criteria 
in the WCO are set forth in Section 25-119(d). Section 25-119(d)(4) of the WCO clarifies that 
variances granted under Subtitle 25 are not considered zoning variances.  
 
If, after careful consideration has been given to the preservation of the specimen trees, there 
remains a need to remove any of the specimen trees, a variance from Section 25-122(b)(1)(G) is 
required. Applicants can request a variance from the provisions of Division 2 of Subtitle 25 (the 
WCO), provided all the required findings in Section 25-119(d)(1) can be met. An application for 
a variance must be accompanied by a statement of justification (SOJ) stating the reasons for the 
request and how the request meets each of the required findings. A Subtitle 25 variance 
application and a SOJ in support of a variance, dated August 11, 2022, were submitted.  
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The approved NRI identifies a total of 17 specimen trees; 6 trees are considered off-site, with 
11 on-site. The following analysis is the review of the request to remove five specimen trees 
located on-site.  
 
The SOJ requested the removal of 5 of the existing 11 specimen trees located on-site. 
Specifically, the applicant seeks to remove Specimen Trees 2, 4, 7, 8, and 17. The TCP1 shows 
the location of the trees proposed for removal. These specimen trees are proposed for removal for 
the development of the buildings and associated infrastructure.  
 

SPECIMEN TREE SCHEDULE SUMMARY  
FOR FIVE TREES PROPOSED FOR REMOVAL ON TCP1-014-2022 

 
Specimen Tree 

Number 
Common Name Dbh 

(Inches) 
Condition Applicant’s Proposed 

Disposition 
2 Red Maple 31 Good Remove 
4 American Sycamore 31 Poor Remove 
7 Pin Oak 35 Fair Remove 
8 Red Maple 31 Fair Remove 

17 Yellow Poplar 34 Poor Remove 
 
The required findings of Section 25-119(d)(1) are as follows: 
 
A. Special conditions peculiar to the property have caused the unwarranted hardship. 

 
In relation to other properties in the area, special conditions peculiar to the subject 
property would cause an unwarranted hardship if the applicant were required to retain 
Specimen Trees 2, 4, 7, 8, and 17. One of the trees is in good condition, two are in fair 
condition, and two are in poor condition. Those “special conditions” relate to the 
specimen trees themselves, such as their size, condition, species, and on-site location. 
Due to the topography of the site, placement of the SWM facility and entrance road is 
limited. The trees are located where necessary infrastructure must be placed; the health of 
the trees has a history of low survival tolerance to construction. 
 
The property is 22.29 acres and contains a non-tidal wetland and associated buffer, which 
limits the developable areas of the site. These existing conditions are peculiar to the 
property.  
 
The proposed use, single-family attached dwelling units and retail, is a significant and 
reasonable use for the subject site, and it cannot be accomplished elsewhere on the site 
without additional variances. Requiring the applicant to retain the five specimen trees on 
the site would further limit the area of the site available for development, to the extent 
that it would cause the applicant an unwarranted hardship.  
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B. Enforcement of these rules will deprive the applicant of rights commonly enjoyed by 
others in similar areas. 
 
Enforcement of the requirement that all specimen trees be preserved, along with an 
appropriate percentage of their critical root zone, would deprive the applicant of rights 
commonly enjoyed by others in similar areas. All variance applications for the removal of 
specimen trees are evaluated in accordance with the requirements of Subtitle 25 and the 
ETM for site specific conditions. Specimen trees grow to such a large size because they 
have been left undisturbed on a site for sufficient time to grow; however, the species, 
size, construction tolerance, and location on a site are all somewhat unique for each site. 
 
The specimen trees proposed for removal are located within areas of the property integral 
to the effective development of the site. Specimen Tree 17 is located along the site’s 
frontage on MD 450. Given the tree’s poor condition and location, retaining the tree 
would pose a hazard to the site and the adjoining roadway. Grading and SWM are 
proposed in the location of Specimen Trees 2, 4, 7, and 8. Retention of these trees would 
have a considerable impact on meeting the development potential of this site. Therefore, 
given the location and species of the specimen trees proposed for removal, retaining the 
trees, and avoiding disturbance to the critical root zone would have considerable impact 
on the development potential of the property, and deprive the applicant a right commonly 
enjoyed by others in similar areas. 

 
C. Granting the variance will not confer on the applicant a special privilege that would 

be denied to other applicants. 
 
Not granting the variance would prevent the project from being developed in a functional 
and efficient manner. This is not a special privilege that would be denied to other 
applicants. If other properties contained regulated environmental features and specimen 
trees in a similar condition and location on a site, the same considerations would be 
provided during the review of the required variance application. If similar trees were 
encountered on other sites, they would be evaluated under the same criteria. 

 
D. The request is not based on conditions or circumstances which are the result of 

actions by the applicant. 
 
The existing site conditions or circumstances, including the location of the specimen 
trees, are not the result of actions by the applicant. The removal of the five specimen trees 
would be the result of the grading required for the development to achieve optimal 
development for the single-family attached site. The request to remove the trees is solely 
based on the trees’ locations on the site, their species, and their condition. 

 
E. The request does not arise from a condition relating to land or building use, either 

permitted or nonconforming, on a neighboring property. 
 

DRAFT

25



PGCPB No. 2022-108 
File No. 4-21058 
Page 19 

There are no existing conditions on the neighboring properties or existing building uses 
that have any impact on the location or size of the specimen trees. The trees have grown 
to specimen tree size under natural conditions and have not been impacted by any 
neighboring land or building uses. 

 
F. Granting of the variance will not adversely affect water quality. 

 
Granting this variance request will not violate state water quality standards, nor cause 
measurable degradation in water quality. The project is subject to SWM regulations, as 
implemented locally by DPIE. The project is subject to ESD to the maximum extent 
practicable. Erosion and sediment control requirements are reviewed and approved by the 
Prince George’s Soil Conservation District. Stormwater management, erosion, and 
sediment control requirements are to be met in conformance with state and local laws to 
ensure that the quality of water leaving the site meets the state standards. State standards 
are set to ensure that no degradation occurs. The removal of five specimen trees will not 
directly affect water quality. 

 
The required findings of Section 25-119(d) have been adequately addressed for the removal of 
Specimen Trees 2, 4, 7, 8, and 17. 
 
Preservation of Regulated Environmental Features/Primary Management Area 
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 prior Subdivision 
Regulations. The on-site regulated environmental features include a nontidal wetland and its 
associated buffer.  
 
Section 24-130(b)(5) states:  

 
“Where a property is located outside the Chesapeake Bay Critical Areas Overlay 
Zones the preliminary plan and all plans associated with the subject application 
shall demonstrate the preservation and/or restoration of regulated environmental 
features in a natural state to the fullest extent possible consistent with the guidance 
provided by the Environmental Technical Manual established by Subtitle 25. Any 
lot with an impact shall demonstrate sufficient net lot area where a net lot area is 
required pursuant to Subtitle 27, for the reasonable development of the lot outside 
the regulated feature. All regulated environmental features shall be placed in a 
conservation easement and depicted on the final plat.” 

 
Impacts to the regulated environmental features should be limited to those that are necessary for 
the development of the property. Necessary impacts are those that are directly attributable to 
infrastructure required for the reasonable use, and orderly and efficient development of the 
subject property, or are those that are required by the County Code for reasons of health, safety, 
or welfare. Necessary impacts include, but are not limited to, adequate sanitary sewerage lines 
and water lines, road crossings for required street connections, and outfalls for SWM facilities. 
Road crossings of streams and/or wetlands may be appropriate if placed at the location of an 
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existing crossing or at the point of least impact to the regulated environmental features. SWM 
outfalls may also be considered necessary impacts if the site has been designed to place the 
outfall at a point of least impact. The types of impacts that can be avoided include those for site 
grading, building placement, parking, SWM facilities (not including outfalls), and road crossings 
where reasonable alternatives exist. The cumulative impacts for the development of a property 
should be the fewest necessary and sufficient to reasonably develop the site in conformance with 
the County Code. 
 
The revised TCP1 that was submitted September 14, 2022, shows part of a SWM pond outfall in 
the nontidal wetland buffer. Per Subtitle 32 of the County Code, DPIE is the approving agency 
for impacts to nontidal wetlands, when not associated with primary management area. DPIE has 
an approved SWM concept plan (45700-2021) showing this pond outfall in the nontidal wetland 
buffer. 
 
Soils 
The predominant soils found to occur on-site according to the United States Department 
of Agriculture, Natural Resources Conservation Service, Web Soil Survey are Adelphia-Holmdel 
complex, Collington-Wist complex, and Collington-Wist-Urban land complex. Neither Marlboro 
clay nor Christiana complexes have been identified on or within the immediate vicinity of this 
property. 

 
14. Urban Design—The subject application is evaluated for conformance with the applicable plans 

and requirements, as follows: 
 
Conformance with the Zoning Ordinance 
The District Council passed CB-050-2021 in 2021, allowing townhouses and commercial uses 
that are generally permitted in the M-X-T Zone to be developed in the R-E Zone, subject to 
Footnote 144, requiring conformance with three specific criteria including DSP approval. 
Conformance with these regulations and additional Zoning Ordinance regulations is required for 
the proposed development at the time of DSP review, including but not limited to the following: 
 
Footnote 144: Provided, and notwithstanding any other provision of this Subtitle, that:  

 
a. The uses are located on property or an assemblage of adjacent properties 

that: 
 
1. Prior to its subdivision to create any residential and commercial 

parcels or lots had a land area of at least twenty (20) acres;  
 
2. A portion of the boundary of the assemblage of adjacent properties 

is located at, and has frontage on, two intersecting roadways with a 
functional transportation classification of arterial or higher on the 
Master Plan of Transportation;  
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3. A portion of the boundary of the assemblage of adjacent properties 
is adjacent to property that is located in a mixed-use zone or planned 
community zone.  

 
The subject property meets the minimum acreage requirement with 22.29 acres 
and has frontage on intersecting arterial roadways MD 450 and MD 193, and is 
adjacent to a mixed-used zone property to the east.  

 
b. A Detailed Site Plan shall be approved in accordance with Part 3, Division 9 

of this Subtitle. Regulations concerning the net lot area, lot coverage, and 
green area, lot/width frontage, yards, building height, density, accessory 
buildings, minimum area for development, and any other requirements of 
the R-E Zone shall not apply. The maximum residential density shall not 
exceed 200 dwelling units. The applicable regulations for the M-X-T Zone as 
set forth in CB-50-2021 (DR-3) 4 Sections 27-544(a) and 27-548(h) shall 
apply. 
 
Conformance to Criteria B shall be reviewed at the time of DSP. 

 
c. Notwithstanding the Table of Uses for the M-X-T Zone in Section 27-547(b), 

a gas station shall be prohibited. All other uses must be consistent with uses 
in the M-X-C Zone. 
 
The applicant proposal conforms to Criteria C.  

 
Conformance with the 2010 Prince George’s County Landscape Manual  
The proposed development is subject to the 2010 Prince George’s County Landscape Manual 
(Landscape Manual), including Section 4.1, Residential Requirements; Section 4.3, Parking Lot 
Requirements; Section 4.4, Screening Requirements; Section 4.7, Buffering Incompatible Uses; 
Section 4.9, Sustainable Landscaping Requirements; and Section 4.10, Street Trees Along Private 
Streets. Conformance with the applicable landscape requirements will be evaluated and 
determined at the time of DSP review. 
 
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 projects that propose more than 
5,000 square feet of gross floor area or disturbance and require a grading permit. The property is 
in the R-E Zone, but conforms to Footnote 144 of Section 27-441, which allows the site to be 
reviewed under the M-X-T standards and will require 10 percent of the gross tract area to be 
covered in tree canopy. Compliance with the TCC requirements will be evaluated at the time of 
DSP review. 
 
Other Urban Design Issues 
The proposed development consists of both townhouses and commercial uses that are adjacent to 
existing single-family detached dwellings on both the east and south sides of the site. The 
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Landscape Manual requires bufferyards along the property lines of those two locations. Specific 
buffering requirements will be reviewed at time of the DSP and the required plantings should not 
be provided on the individual residential lots.  
 
Additional parking spaces, in combination with on-street parking for residents and visitors, 
should be evaluated. In the past, the Planning Board required up to 10 percent more parking than 
that normally required by the Zoning Ordinance, in compact townhouse developments like this 
one. The applicant should provide additional parking spaces for guests in strategic locations 
throughout the development, to the extent practical, which may result in the loss of some lots. 
Parking will be further reviewed with a future DSP. 

 
15. Noise Analysis—Section 24-121(a)(4) requires lots adjacent to planned arterial classification 

roadways have a minimum lot depth of at least 150 feet, and to provide adequate protection and 
screening from traffic nuisances by earthen berms, plant materials, fencing, and/or the 
establishment of a building restriction line, when appropriate. The subject property has frontage 
on MD 450 and MD 193, both of which are classified as arterial roadways. The applicant 
requested approval of a variation from this 150-foot lot depth requirement for 44 lots along 
MD 450 and MD 193, and proposes that any residential lots impacted by noise levels higher than 
65 decibels will receive architectural soundproofing. The applicant submitted a noise study dated 
March 16, 2022. The study provides estimates that identify the location of the unmitigated 
65 dBA Ldn noise contours for MD 450 and MD 193, based on expected 2027 traffic using the 
U.S. Federal Highway Administration noise projection procedure. The study estimates that none 
of the residential lots proposed with this PPS will be affected. However, the noise projections do 
not take into account topography or the collective noise of the intersecting roadways. The noise 
study should take into account existing traffic noise conditions to measure current and projected 
impacts. This study should be certified by a professional engineer with competency in acoustical 
analysis and provided at the time of DSP. If the updated study indicates that the 65 dBA Ldn 
noise contours affect any residential lots proposed with PPS or any parcels used for recreation, 
mitigation techniques shall be provided to reduce interior noise levels to 45 dBA or less, and 
65 dBA or less for exterior recreational spaces. 
 
The applicant requested a variation from the minimum 150-foot lot depth on 44 lots adjacent to 
MD450 and MD 193, in accordance with Section 24-121(a)(4), which sets forth the following 
required criteria for approval of a variation (in BOLD), followed by the findings in plain text: 
 
Section 24-113 Variations 
 
(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 intent of Section 24-121(a)(4) is to provide enough lot depth to protect 
residential lots from noise and other effects of traffic along arterial or higher 
classification roadways. The noise study submitted by the applicant estimates 
that none of the proposed residential lots will be affected. However, a more 
detailed noise study will be required at the time of DSP. If the proposed 
residential lots are impacted, mitigation such as architectural soundproofing, 
fencing, or berms can be used to reduce impacts. The granting of this variation 
would only impact the use proposed on the subject property. Therefore, the 
granting of the variation will not be detrimental to the public safety, health, or 
welfare, or injurious to other property. 

 
(2) The conditions on which the variation is based are unique to the property 

for which the variation is sought and are not applicable generally to other 
properties; 
 
The conditions on which the variation is based are unique to the subject site and 
not generally applicable to other properties. The District Council’s adoption of 
CB-050-2021 permitted M-X-T uses on property provided it has frontage on two 
intersecting roadways with a functional transportation classification of arterial or 
higher, which increased the likely hood of possible conflicts regarding noise 
impacts. This is not generally applicable to any other properties.  

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

ordinance, or regulation; and 
 
No other applicable law, ordinance, or regulation was found that would be 
violated by this request. The approval of a variation, in accordance with 
Section 24-113 of the prior Subdivision Regulations, is unique to the Subdivision 
Regulations and under the sole authority of the Planning Board. 

 
(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; 
 
There are multiple factors regarding the physical shape and conditions that affect 
the property. As stated above, a 150-foot lot depth would be required adjacent to 
an arterial road. This specific site abuts two master plan arterial roads, which 
significantly decreases the amount of area to build. Open space parcels for 
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recreation, SWM parcels, and a commercial parcel to meet the provisions of 
CB-050-2021 are also needed to serve the residents, further decreasing the area 
for residential lots. In addition, when taking into account the woodland 
preservation area in the southern portion of the site, and shape of the property 
which tapers inward, the area available for residential lots outside of the 150-foot 
boundary is limited. The particular physical surroundings of the property create a 
hardship in meeting the strict regulation. 

 
(5) In the R-30, R-30C, R-18, R-18C, R-10A, 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 property is not within any of the zones specified by this criterion. 
Therefore, this provision does not apply. 

 
Based on the proceeding findings, the variation from Section 24-121(a)(4) for the required lot 
depth, along arterial rights-of-way MD 450 and MD 193, is approved. 
 

16. Planning Board Hearing—The Planning Board held a public hearing on this application on 
October 20, 2022. At the hearing, and in rendering its decision, the Planning Board considered all 
written and oral testimony, along with all exhibits submitted according to the Planning Board’s 
procedures. The Planning Board heard testimony from the applicant in favor of the application, 
and testimony from citizens opposed to the application. 

 
At the hearing, citizens and a neighboring homeowners association represented by counsel, 
opposed the application. While the opponents raised important issues, much of the testimony and 
argument was not germane to considerations for approval of this PPS. 
 
Citizen opposition, as well as the homeowner association’s counsel, referenced concern for public 
facilities adequacy, such as transportation and schools. However, public facilities adequacy 
was not before the Planning Board, as it was addressed with the Certificate of Adequacy 
(ADQ-2022-020), which was approved by the Planning Director on October 4, 2022, prior to 
approval of the PPS, as required. 
 
Opposition to the applicant’s variation request from Section 24-121(a)(4) of the Subdivision 
Regulations was also voiced. The homeowner association’s counsel argued that the applicant’s 
request did not rise to the level of an extraordinary hardship, in accordance with 
Section 24-113(a) of the Subdivision Regulations. However, extraordinary hardship is just one of 
three justifications that can be used by an applicant. The other two being practical difficulties that 
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. The opposition’s counsel also provided a 
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written statement that references the required 150-foot lot depth required, in accordance with 
Section 24-121(a)(4), as a setback. However, the intent of this section of the Code is not to create 
a setback, but rather to provide lot depth that will allow the flexible location of dwellings and any 
necessary mitigation or buffering from a right-of-way, in case of noise impacts. As discussed in 
the Noise Analysis section of this resolution, it was not determined that the residential lots would 
be affected by noise impacts. 
 
Citizen opposition, as well as the homeowner association’s counsel, were in opposition to the 
proposed density. However, as discussed in this resolution in the Urban Design section and by 
staff at the hearing, density was determined by Prince George’s County District Council Bill 
CB-050-2021, and the applicant has not exceeded the maximum allowance. 

 
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 Shapiro voting in favor of the motion at its regular meeting 
held on Thursday, October 20, 2022, in Upper Marlboro, Maryland. 
 

Adopted by the Prince George’s County Planning Board this 10th day of November 2022. 
 
 
 

Peter A. Shapiro 
Chairman 
 
 
 

By Jessica Jones 
Planning Board Administrator 

 
PAS:JJ:AH:jah 
 
APPROVED AS TO LEGAL SUFFICIENCY 

 
David S. Warner 
M-NCPPC Legal Department 
Date: November 1, 2022 
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FINAL PLATS OF SUBDIVISION 5-22102 

SYCAMORE HILL, PARCEL 1 

FINDING: IN CONFORMANCE WITH PRELIMINARY PLANS OF SUBDIVISION 4-12020 
AND DETAILED SITE PLAN DSP-21015 

STAFF RECOMMENDATION:  APPROVAL 

AGENDA ITEM:   4D 
AGENDA DATE:  11/10/2022
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The Planning Board encourages all interested persons to request to become a person of record for this 
application. Requests to become a person of record may be made online at 

http://www.mncppcapps.org/planning/Person_of_Record/. 
Please call 301-952-3530 for additional information. 

The Maryland-National Capital Park and Planning Commission 
Prince George’s County Planning Department 
Development Review Division 
301-952-3530
Note: Staff reports can be accessed at http://mncppc.iqm2.com/Citizens/Default.aspx

Final Plat of Subdivision 5-21152
Konterra Town Center East, Plat 2 

REQUEST STAFF RECOMMENDATION 

Final Plat of Subdivision With the conditions recommended herein: 

•APPROVAL of Final Plat 5-21152
•APPROVAL of a Variation from Section 24-122(a)

Location: Adjacent to the east side of I-95/495 
(Capital Beltway) and bounded by Konterra 
Drive to the north and east and MD 200 
(Intercounty Connector) to the south. 

Gross Acreage: 10.98 

Zone: TAC-C 

Prior Zone: M-X-T

Reviewed per prior 
Subdivision Regulations: Section 24-1704(a) 

Lots: 2 

Parcels: 0 

Planning Area: 60 

Council District: 01 

Municipality: N/A 

Applicant/Address: 
Hillary Colt 
Konterra Core Ventures, LLC 
14401 Sweitzer Lane, Suite 200 
Laurel, MD 20707 

Staff Reviewer: Mahsa Vatandoost 
Phone Number: 301-952-4487 
Email: Mahsa.Vatandoost@ppd.mncppc.org 

Planning Board Date: 11/10/2022 

Planning Board Action Limit: 11/19/2022 

Mandatory Action Timeframe 30 days 

Staff Report Date: 11/02/2022 

Date Accepted: 10/20/2022 

Informational Mailing: N/A 

Acceptance Mailing: N/A 

Sign Posting Deadline: N/A 

AGENDA ITEM;   4E 
AGENDA DATE:  11/10/2022
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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Final Plat of Subdivision 5-21152 

Variation from Section 24-122(a) 
Konterra Town Center East, Plat 2 

 
 
OVERVIEW 
 
The subject property is currently known as Parcel 169, as described in a deed recorded among the 
Prince George’s County Land Records in Liber 40138 at folio 232. The property is located on 
Tax Map 9 in Grids C-2, C-3, D-2, and D-3. The property is within the Town Activity Center-Core 
(TAC-C) Zone and was previously zoned Mixed Use-Transportation Oriented (M-X-T). This 
application was submitted for review under the prior Prince George’s County Zoning Ordinance and 
prior Prince George’s County Subdivision Regulations, pursuant to Section 24-1704(a) of the 
Subdivision Regulations because the preliminary plan of subdivision (PPS) approval was obtained 
under the prior regulations, which remains valid. 
 
The subject site is proposed to be platted in accordance with PPS 4-07108, for Konterra Town 
Center East, which was approved by the Prince George’s County Planning Board on July 24, 2008 
(PGCPB Resolution No. 08-116), for mixed-use development on 402.58 acres. The PPS approved 
980 lots and 67 parcels for development of 5.9 million square feet of commercial, office, hotel, and 
residential uses. The property is also subject to a Detailed Site Plan, DSP-08011, which was 
approved by the Planning Board on February 12, 2009 (PGCPB Resolution No. 09-33). 
 
The final plat contains two lots, Lots 1 and 2, Block I, and is in conformance with PPS 4-07108 and 
DSP-08011. However, the applicant is requesting the Planning Board’s approval of a variation from 
Section 24 122(a) of the prior Subdivision Regulations, to eliminate the standard 10-foot public 
utility easement (PUE) requirement on Lots 1 and 2, along the following proposed public streets; 
the south side of Broadway Boulevard, the east side of Mezzo Street, the north side of Fashion Place, 
and the west side of Konterra Boulevard East (only along Lot 1), as discussed further below. 
 
Staff recommends approval of the final plat and variation based on the findings contained in this 
technical staff report. 
 
 
SETTING 
 
The subject property is located adjacent to the east side of I-95/495 (Capital Beltway) and bounded 
by Konterra Drive to the north and east, and MD 200 (Intercounty Connector) to the south, in 
Planning Area 60. The downtown core area of the Konterra Town Center East is bounded on the 
east and west sides by Perimeter Drive East and Perimeter Drive West, and on the north and south 
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side by North End Road and South End Road. Further to the east of the overall Konterra site is the 
right-of-way to I-95/495; and to the west is Konterra Boulevard east and undeveloped properties 
in the TAC-C Zone. Further to the south of the site is green space allocated for a future public 
building in the TAC-C Zone and the right-of-way to MD 200; and to the north is Potomac Electric 
Power Company (PEPCO) and Baltimore Gas and Electric (BGE) utility easements and undeveloped 
properties in the TAC-C Zone.  
 
 
FINDINGS AND REASONS FOR STAFF RECOMMENDATION 
 
1. Development Data Summary—The following information relates to the subject final plat 

of subdivision application. 
 

 EXISTING PROPOSED 
Zone(s) TAC-C TAC-C 

(previously zoned M-X-T) 
Use(s) Vacant Mixed Use 

(Commercial and Residential) 
Acreage 10.98 10.98 
Lots 0 2 
Outlots 0 0 
Parcels 1 0 
Variance No No 
Variation No Yes, Section 24-122(a) 

 
The requested variation from Section 24-122(a) was received on February 16, 2022 and 
heard on March 4, 2022, at the Subdivision and Development Review Committee meeting, 
as required by Section 24-113(b) of the prior Subdivision Regulations, as a companion 
request to the subject final plat of subdivision.  

 
2. Variation—The applicant filed a variation request from Section 24 122(a) to eliminate the 

standard 10-foot PUE requirement on Lots 1 and 2along either side of the following 
proposed public streets: 

 
• Broadway Boulevard (No PUE along the south side) 
 
• Mezzo Street (No PUE along the east side) 
 
• Fashion Place (No PUE along the north side) 
 
• Konterra Boulevard East (No PUE along the west side on Lot 1) 

 
The variation is necessary to accommodate the development required by Conceptual Site 
Plan CSP-07003, which was analyzed and approved with the PPS and DSP for the site. 
The variation has now been filed to meet the technical submittal requirements, and the 
applicable findings for approval of the variation are outlined below. 
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Section 24-122 Public Facilities Requirements. 
 
(a) When utility easements are required by a public utility company, the 

subdivider shall include the following statement in the dedication documents: 
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 a 10-foot-wide easement along both sides of 
all public rights-of-way to ensure adequate and continuous utility access and 
provision for all development. For purposes of platting, pursuant to PPS 4-07108, 
the applicant seeks a variation from the above requirement. The applicant proposes 
to provide the required PUEs on Lot 2 along Konterra Boulevard East. However, the 
plat does not show the required PUEs along the other proposed public 
rights-of-way, and instead proposes utilities within the public rights-of-way. 

 
Section 24-113 sets forth the required findings for approval of a variation request. 
 
There are four criteria that must be met for this variation to be approved (a fifth criterion is 
not applicable to the prior M-X-T-zoning of the subject property), which are addressed by 
the applicant’s variation request, incorporated by reference herein. The criteria, with 
discussion, are noted below: 
 
Section 24-113. Variations. 
 
(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;  
 
Ten-foot-wide easements for public utilities along both sides of all public 
rights-of-way ensure utility access will be able to serve the subject site and 
surrounding development. The applicant, however, proposes to locate 
utilities on Lot 2 along Konterra Boulevard East, but not along the other 
proposed public rights-of-way on Lots 1 and 2. The utilities are to be located 
within the rights-of-way for the referenced public streets, in conformance 
with the approved DSP-08011, rather than along the streets. Staff finds that 
the location of the proposed PUEs still provides sufficient space to install the 
utility infrastructure necessary to serve the development and surrounding 
properties. Granting a variation to the PUE requirements will not be 
detrimental to public safety, health, or welfare, or injurious to other 
property, because the proposed utilities within the rights-of-way for the 
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referenced public streets are sufficient to serve the subdivision and 
surrounding 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; 
 
The condition of this property is unique, due to the design standard, as 
envisioned in the DSP and CSP, which defines the development guidelines of 
the proposed core area of Konterra Town Center East. The property is 
subject to CSP-07003, which approved the Konterra Town Center East 
design and architectural standards and street pattern. These development 
guidelines call for the unique design of the subject site, which may require 
nonstandard design of rights-of-ways where utilities are placed within them. 
The applicant’s request to eliminate the PUE requirement along either side 
of the referenced public streets is warranted, given the unique nature of the 
design guidelines imposed on the subject property. 

 
(3) The variation does not constitute a violation of any other applicable 

law, ordinance, or regulation; and  
 
The variation from Section 24-122(a) is unique to the Subdivision 
Regulations and under the sole authority of the Planning Board. The final 
plats and variation request for the location of PUEs was referred to the 
public utility companies. 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 the requirements and 
design standards, at time of permitting. Staff is not aware of any applicable 
law, ordinance, or regulation that will be violated if this variation is granted. 

 
(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; 
 
The overall Konterra Town Center is surrounded by public rights-of-way 
I-95/495 and MD 200 to the west and south. Also, the property is bounded 
to the north by 400-foot-wide PEPCO and BGE easements. The property’s 
particular physical surroundings, and the design guidelines envisioned by 
the CSP and DSP, restrict the location of the standard PUE’s, as required, and 
would result in a hardship on the owner. The requirements of the design 
guidelines imposed on this development are features that are arguably 
unique and, in this particular case, the standard PUE requirement would 
negatively impact the owner’s ability to meet the development approved in 
the CSP for the subject site and surrounding properties. As a result, 
implementing the standard 10-foot PUE requirement would impact the 
design of the approved DSP-08011. 
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By virtue of positive findings for each of the criteria for variation approval, staff finds that a 
variation from Section 24-122(a), for the elimination of the standard 10-foot PUE 
requirement on Lots 1 and 2 along the referenced rights-of-way, is supportable. Staff 
recommends that the elimination of the required PUE on the subject plat be approved. 

 
3. Referrals and Comments from other Entities—The requested variation was referred to 

the Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE), 
the Washington Suburban Sanitary Commission, PEPCO, Comcast, AT&T, and Verizon for 
review. DPIE responded and had no objections to the request. AT&T responded that they 
have no facilities in the area. No responses objecting to the approval of this application were 
provided by any of the other agencies. 

 
 
RECOMMENDATION 
 
• Approval of Final Plat of Subdivision 5-21152 
 
• Approval of a Variation from Section 24-122(a) 
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FINAL PLATS OF SUBDIVISION 5-21153 THROUGH 5-21154 

KONTERRA TOWN CENTER EAST, PLATS 3-4 

FINDING: IN CONFORMANCE WITH PRELIMINARY PLANS OF SUBDIVISION 4-07108 
AND DETAILED SITE PLAN DSP-08011. 

STAFF RECOMMENDATION:  APPROVAL 

AGENDA ITEM:   4E 
AGENDA DATE:  11/10/2022
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AGENDA ITEM:   4E 
AGENDA DATE:  11/10/2022

Variation from Section 24-122 
Non-Standard PUEs 

Konterra Town Center East 
Final Plat 5-21152 

Related Cases 
4-07108 

DSP-08011 

Applicant: 
Konterra Associates, LLC. 

14401 Sweitzer Lane 
Suite 200 

Laurel, Md 20707 

Attorney: 
Andre Gingles 
Gingles, LLC 

14401 Sweitzer Lane 
Suite 570 

Laurel.Md 20707 
240.280.1513 

Engineer/ Planner: 
Soltesz 

4300 Forbes Boulevard 
Suite 230 

Lanham, Maryland 20706 
301. 794. 7555 

Contact: David Bickel 
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Request for a Variation for Non-Standard PUEs along Public Roads 

Pursuant to Section 24-113 of the Prince George's Subdivision Ordinance, the Applicant submits this 
application for a Variation from the need for PUEs along public roads. Section 24-122(a) states that 
"When utility easements are required by a public utility company, the subdivider shall include the 
following statement in the dedication documents: Utility easements are granted pursuant to the 
declaration recorded among the County Land Records in Liber 3703 at Folio 748". The Planning Board 
shall find that extraordinary hardship and practical difficulties would result from strict compliance with 
this Subtitle and that an alternative proposal will not alter the purpose of the Subtitle. The Planning 
Board can approve such variations based upon the following findings: 

Background 
During the review and approval of the Detailed Site Plan for DSP-08011, there was a discussion 
regarding utilities in the Core Area. The result was that all utilities are to be provided in the right of way 
of the streets. The DSP was approved (by the Planning Board and District Council) as well as certified 
based upon two conditions from PGCPB No. 09-33, lf. and 1g(3). Those conditions are expressed below: 

1f Provide evidence from the utility companies which have jurisdiction over the subject site 
that all utilities, within the core area, will be provided within the right-of-way of streets. and 
1g(3) Revise the design standards book as follows: 

(3) Provide an infrastructure chapter to demonstrate how utilities serving the downtown core 
area will be provided and where the utility easements will be located. All utilities shall be 
underground. A utility exhibit to scale shall be provided. 

Both conditions were satisfied and the DSP has been certified. Notwithstanding the certification­
inclusive of no intent nor requirement for the standard incorporation of PUEs, a formal request has not 
been acted upon by the Planning Board to further verify its intent expressed in the DSP, hence the 
present application for a Variation to 24-113 at that time. Applicant's request, herein, is remove PUE 
requirements from (a) Fashion Place within the core, (b) East Street, and (c) North Main Street of Parcel 
26 and Parcel 27 of Plat Two of Konterra Town Center East. A 10ft PUE is proposed to remain along 
Konterra Boulevard East as shown on the Plat. 

Section 24-113. Variations 
(a) Required findings. 

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

Response: The development will not propose a PUE along each of the sides adjacent to the roads, 
except for Konterra Boulevard East. The utilities located in the public right of way will be 
installed in strategic location which meet or exceed the requirements of all of the utilities 
including but not limited to BG&E, WSSC, PG DPW& T, and Verizon. All the necessary utilities 
will be provided, the only distinction is that they will be located in the right of way and not 
on the parcel. Not providing PUEs will not be detrimental to the public safety, health, or 
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welfare, or injurious to other property because utilities will be provided in each public right 
of way. 

(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; 

Response: The DSP consists of site plans and design standards. The approved DSP divides the 
downtown core area into 16 developable blocks and one open space block and shows the 
building envelope of each block with the possible uses. The design standards have been 
prepared to codify the development as envisioned in the CSP. The standards are closely 
related to the specific physical layout of the downtown core and cover all aspects of a built 
town center environment. The design standards define the development character and 
quality of the proposed downtown core area. The subject DSP is similar in many ways to the 
Planning Board's previous approvals of detailed site plans for community character, special 
purpose detailed site plans for signage, and "umbrella" architectural approvals. However, 
this DSP differs greatly from previous approvals in its scale and complexity. The approval of 
this DSP has established parameters, design standards, and spatial relationships, which only 
pertain to the Downtown Core of the Konterra Town Center. The design standards cover all 
physical aspects of the future built downtown core area such as, but not limited to, 
streetscape, open space/plazas, architecture (height, elevations, setback, materials, 
fenestration and articulation), retail storefronts, street corner conditions, building and 
parking/loading relationships, green building technology, signage, lighting, structured 
parking, and accent paving. The approved design standards establish design and review 
parameters that serve as the basis for review of all subsequent plans. In short, the Downtown 
Core area was designed and approved to not include PUE's 

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

Response: No other applicable law, ordinance or regulation will be violated by the granting of 
this easement. 

(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; 

Response: The overall site is bound by Interstate 95 to the west, the ICC to the south, and a 400ft 
wide PEPCO easement for high power transmission lines to the north. Each one of these 
elements create a unique limitation to this site. Moreover, the DSP approval and 
incorporation of definitive design guidelines make the typical placement of PUEs in conflict 
with the flexibility inherent in the approved design guidelines. 

(5) In the R-30, R-30C, R-18, R-18C, R-10A, 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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Response: This section is not applicable because the site is zoned M-X-T 

Conclusion & Request: 
In conclusion, based upon the above findings, the approved DSP and Design Guidelines, and the physical 
limitations, PU Es cannot be provided without hardship to the development. All necessary utilities are or 
will be provided for within the right of ways. Applicant asserts the elimination of the PUE from 
proposed core streets-Fashion Place, East Street, and North Main Street of Parcel 26 and Parcel 27 of 
Plat Two of Konterra Town Center East-does and will continue to fulfill the intent of the approved DSP 
and the associated design guidelines. 

Director of Planning 

DATE: February 9, 2022 
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MEMORANDUM 
 

March 14, 2022 
 
 

TO:  Mahsa Vatandoost, Senior Planner 
Development Review Division, M-NCPPC 

     
FROM:   Mary C. Giles, P.E., Associate Director 
  Site/Road Plan Review Division, DPIE 
 
Re:    5-21152, Konterra Town Center East Plat 2, Parcels 26-27 
  Variation Request  
 
CR:  East Konterra Boulevard (Under Permit) 
CR:  Fashion Place (Under Permit) 
CR:  Konterra Drive (MDSHA) 
 

This is in response to referral number 5-21152.   The Department of Permitting, 
Inspections and Enforcement (DPIE) offers the following: 
 
- Konterra Town Center is located at East Konterra Boulevard, west of the intersection of 

Fashion Place and Konterra Drive.   
 

- The applicant requests a variation to Section 24-128(b)(12) to eliminate the PUE 
requirements from the proposed core streets (Fashion Place, East Street and North Main 
Street) located on Parcel 26 and Parcel 27 of Plat two of Konterra Town Center East. A 
10-ft PUE is to remain along Konterra Boulevard East.  

 
- DPIE has no objection to the proposed variation request 5-21152. 

 
If you have any questions or require additional information, please contact Mr. Steve 

Snyder, P.E, the District Engineer for the area, at 301.883.5710. 
 

MCG:SGS:AG 
 
cc: Steve Snyder, P.E., District Engineer, S/RPRD, DPIE 

Konterra Core Ventures, LLC, 14401 Sweitzer Lane, Suite 200, Laurel, MD 20707 
 Soltesz, 4300 Forbes Blvd., Suite 230, Lanham, MD, 20706 

tllc:,f,OR:e:s 8 
z C: 
2 z 
0.. . .... ~ 

(l,i4RYL>\~\) 

Angela D. Alsobrooks 
County Executive 

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

Site/ Road Plan Review Division 

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774 
Phone: 301.636.2060 • http://dpie.mypgc.us • FAX: 301. 925.8510 

DEPARTMENT OF PERMITTING, 
INSPECTIONS AND ENFORCEMENT 

Melinda Bolling 
Director 
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From: AZZAM, ABDULKADER
To: Vatandoost, Mahsa
Cc: HWARY, AHMED ED; IBRAHIM, WALID; HWARY, SARA; AZZAM, ABDULKADER
Subject: RE: 5-21152 KONTERRA TOWN CENTER PLATS 2- Variation Request
Date: Thursday, February 24, 2022 1:39:18 PM
Attachments: image002.png

image003.png
image004.png
image005.png
image006.png
image007.png
image008.png

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Mahsa,
 
AT&T Local does not have any facilities in the proposed area.
 
Regards,
 
Sam Azzam
Connect USA
Email – aa9168@att.com
Mob – 304-871-6146
 

From: Lee, Randar <Randar.Lee@ppd.mncppc.org> 
Sent: Monday, February 21, 2022 12:51 PM
To: Richards, Dorothy A. <DARichards@co.pg.md.us>; tgaskins@co.pg.md.us; rsdeguzman
<rsdeguzman@co.pg.md.us>; 'William Edelen.' <WKEdelen@co.pg.md.us>; Giles, Mary C.
<mcgiles@co.pg.md.us>; William Edelen. <WKEdelen@co.pg.md.us>; Giles, Mary C.
<mcgiles@co.pg.md.us>; '"Lord-Attivor, Rene <rlattivor@co.pg.md.us>' <"Lord-Attivor, Rene
<rlattivor@co.pg.md.us>>, " Snyder@pps.reinject>; "Steven G. <SGSnyder@co.pg.md.us>,
Abdullah"@pps.reinject; "Mariwan <MAbdullah@co.pg.md.us>, Formukong"@pps.reinject; "Nanji
W. <nwformukong@co.pg.md.us>, Tayyem"@pps.reinject; "Mahmoud <mtayyem@co.pg.md.us>,
Salles"@pps.reinject; "Cicero D. <cdsalles@co.pg.md.us>, Beckert"@pps.reinject; "Erv T.
<etbeckert@co.pg.md.us>, Salles"@pps.reinject; "Cicero D. <cdsalles@co.pg.md.us>,
Beckert"@pps.reinject; Erv T." <etbeckert@co.pg.md.us>, " SHElkabbani@co.pg.md.us "
<SHElkabbani@co.pg.md.us>, " sabranch@co.pg.md.us " <sabranch@co.pg.md.us>, "
#dsgintake@wsscwater.com " <#dsgintake@wsscwater.com>, " kenneth.l.barnhart@verizon.com "
<kenneth.l.barnhart@verizon.com>, " mark.g.larsen@verizon.com " <mark.g.larsen@verizon.com>,
" jkoroma@pepco.com " <jkoroma@pepco.com>, " wkynard@pepcoholdings.com "
<wkynard@pepcoholdings.com>, " Charles.curry@bge.com " <Charles.curry@bge.com>, "
Herb.Reigel@smeco.coop " <Herb.Reig; Keith.Ulrich@SMECO.coop; "\" kencrouse@comcast.net \""
<kencrouse@comcast.net>; "\" gw1349@att.com \"" <gw1349@att.com>; "\" bm2692@att.com \""
<bm2692@att.com>; "\" AZZAM\ <Keith" <Keith.Ulrich@SMECO.coop>; kencrouse@comcast.net;
gw1349@att.com; bm2692@att.com; AZZAM, ABDULKADER <aa9168@att.com>; "\"
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wi3400@att.com \"" <wi3400@att.com>; AZZAM, ABDULKADER <aa9168@att.com>;
wi3400@att.com; HWARY, SARA <sh3700@att.com>; HWARY, SARA <sh3700@att.com>;
pmartinez@washgas.com
Cc: Conner, Sherri <sherri.conner@ppd.mncppc.org>; Summerlin, Cheryl
<Cheryl.Summerlin@ppd.mncppc.org>; Vatandoost, Mahsa <Mahsa.Vatandoost@ppd.mncppc.org>
Subject: 5-21152 KONTERRA TOWN CENTER PLATS 2- Variation Request
Importance: High
 
Greetings,
This is referral request for a final plat of subdivision and accompanying variation request for the
location of public utility easements.  It has been scheduled for 3/4/22 SDRC
 
Final Referral Due Date - Comments due to assigned reviewer Mahsa Vatandoost by 3/14/2022

Dropbox– https://www.dropbox.com/sh/cdd4vlpaqpyuxeu/AACeh6xJvkvEzMkU7Pc9WW52a?dl=0
 
 
Respectfully,
 
Randa Lee
Development Review Division

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772
301-952-3867 | 240-573-2232 randar.lee@ppd.mncppc.org

            

"9'JI THE MAf.!VLJ\ND-NAillON.AL Ct.l='l'l"Al PAR!( AND Pl.ANNING COMMISSION 

.JI Prince ,George's county Planning. Department 
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"'"!"P sovud,~-x-h 
"I' "P°' p>dOl'"''P Sm,9 " 'I" ><4! 1'41 '"'""!''IS • 'l'"I'"' 01 "'"" l"""i "" '~">) p 

ns.J p,,.wJd, "II,;,~''"'""''" sosn 1~04 °'" "'.II◊ 'I'"" ["''"~'""' 
·,, O,O]'<W O _,, l''I '•"/); LlOl)pW 6 C JO '""'""''" '41 ),O[J.'' Oj O '10" "'''°'"" '"''°" O . ' . . 

·con10-as, 
,i,_.~ P·'"""" '·' ''I"'° ""'II"'' P"I""'" <,SL l"'LF' '" ''9 'l"" -,,,,,,a "'•"le ~ 

, l°'rrd,,,,-, "" so 

1' l'~"I poe •,,,,..,v 1~J, -'" a1n;on,i.os '4' o, ·a-" po,,c•, t l"'"JJ0l"d "4' ''''"'I 

''"'" '·l ""'' 
""' "" "" 1 "'" "l"I Sm M,,11,>J "f-"'" " "'" '" jC "'l <I " """''I'm "' J " '""" ,,, , " ,wa ,, o, ""· T 

, ""'"P'""' j "' " "l 'l "11 411 • s: ,,.,,tl UJ 0"" O>e,-, s,, 'l ,oJ ( i )(a J I C I ·t C p,m I) l -e • """"S "'°'J 
"'"''"" ., ;J"' L' "L "" ' I''] "l"' -, " "o I """'"''~ 'SD I c O· r """ " 1'9"' JO ""Id <ru,,, "" L' 'd aa-,o ll, 1,1 V 
m1µ0 I P"'' ·g Q l ." a-0 ., ON '" '"" LO .I S "'"''" a.\ (] J.\O )l,10 V pua ,, l(f-Sj> ., ).'!J J .L) '"IJ """"'"''""' ) 

'" r 1 '"' r '"' '" ,\Oll<lJS F''°U fwme1c .<1uoo-, '·''""'" """<l "ll ·,r"J 'l""" s,,B,v", 
"""0 t C '11 qns,c• , "" " ,o,d "LI , 'll """""i 1"11 'll7 ., 7 OS< a I I JU 'Tl!O JIT)EJ;-1 I ' •\\ 0 \. 

"°'""!I """ P'"'°'°'" "I' "o p10,., "ll '° J p,-1<wq "' '"""' " "'''"-''' 
p--, < umm 1"1 1'-"'q p.,ec~ "°" ""' Id ,<,u "" ~ '. ,o '"'D """C "11 ·s.-)OC e, < 1· r "'' ', , d<l'IJL \\ 

p " ,, '""'lll P"•" 'I ,,.~ """''I JJs 04> ,c • • 1 e ,\0,lJJY p,p,,owuw,,, 

"°"""""' ) 'i'"""' c L'°' i"J I'"''') I"-'""' -po,[C~['J ''! I !O -4811 in S\'TIETH" 

roe '""" "'"""-' "' '°''! ""' 'J ti 'I 1'19" > ""l J " "'" , ! pq "S 04 I '" ,,,0,,<p'.IO,l "~ pu, P '"'I "' h J •' 'I " l l''"''""" > 
'9 1 1 -, "0'1 "S '8: 'I" , \' 91 '" ,oo,e,,oo,e "' """"' "" , "'" , , , "' ,oJ ! 00( ·,c <1•• r u., "''""w"'o.) "" 
1 o _l]"lS "11 (9 u, ssnm"o, S, "'"' 10 ?"" i'"J I""'''~ I , "" " '-'-P'~l "''1" '"-I J' P ""H "" " "lcl '""'" J 
s,~s,o,"-' ""!'0 041 o, "'""" ,J ""' ", a "'" , .) -~o l , ""''°" n_i j n L L< •-t ,ru, d {,.,,, '"' L '"" " " ~ou,1 

0,1, "°""'""'' 10 ""Id ''"'""l''J p '''"'''-" '41 J' l"°'dde sq ""'""1'1,1, "II 'S, J"lJJII.\\ 

'"" "I'"'' "' P'"' (s~Q no, j,J ""' ''"' "'J f L • ""'"'' II'", """'·"P<l"SJ0 "''I,) '""""'1'"0 ", ,, 
I ' ,,.,,,.,, "'-' " "'"''! 1 dd, u, "' « d n ,,,,., ao,s e -" "' O ,c ( I '! 00/ . i I 11' " h ''° 's\-'" I H ,\\ 

I"" ·1-x !'i P""" '"''9 f"" pu,,erew '·"'""'' '-''"''"-' ""' 'J 
_," '"'" '"''"''" n "" '" i,,,,q '"''"'" P"'' '/·U P"C> m 6 de)\,~, co"'"'"'·, pss·o,, ''""'J " "·''" " i ""'' j0 L ,,, ,; ' • ;e-s ,' ;o, ,, 1° ""·''° '41 q ,117 ,,,,,, '" sy """' ' l > '" L S S d U&I.,\ 

sn1Lu-,~-,,,,cu-, ,,,,,, 

96L8 G96 [io81 ~ 
a lL□e pue,'J"'II "o.,oqi,ev. Jad;n 

"IOJl•l LOS OS 

0·1-sn •'N (lo,l'lO 

""C1"''"~u"CQ-<lwaMl8 C~LtC -

NOISSlll\ll/110:J 8NINNttld ONtt ~~ttd lttlldtt:J lttNOllttN·ONttlA~ttll\ll3Hl 

:::JIL:: 
c-1ci 
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PGCPIJNo.C·8- lo 
m, N,, ·1-·l' IOS.'\ P-0'1 CS 

P,,:c 2 

, R,,,c, rn, d" dopmco L cal, lo ,efi«. 1 Lh, s ,,nJ,,ds "Pl''""'J ,mi P"-'P"''·I. ,,ni s h ,1 

''"'"'·""' "' ,cq ,,,n,d. 

Ke,,,, """'"' "'"" 1,1 R• """' rl"t c,aodatt"} e.,d,oat,o, " """< tult1lled Oy the 
'°"''"'""' ot •I l "'°' ( 'X ,cqmred , " I ,, 0 '-"" ded kill mn 

,,, R<fi<ct fac Pia, " m~ Rrnn.' s foe, """ "'""'d In" , "' at,o·,s Lo SecL,on 1-'- L 2 l ,, l()) fo, 
.; ""' ,,-,·css cnto A -So ~,_, 24-1 21 l dJl 4) "''" ,, "'·'"" Lu .,, "" 

; D,.elc•pm"" ot tl ;, ""' ,hall be '" crnfonnan..c w,th s-, nrndk, Millugem,,,I Co,,cepl Pk, No, 

I O•)'{i-' 01' -C:O rnrl ~,y so bseq oeat ce> '"''"' 

AL"" Lim, ,r Lh, foS1 final pl'1, """ '"" nsh, of~,, fiH ,nfr~str,cLu"', Lhe ,ppl.wL>L. Lb, 
""P I ,cl nt s he lfl. ;uccc,10" '"'t, m ,. ",,nee, shdll """''<'' "' " t« M -NCP!'C 41 L >t 1,s cf ,,,,,. 
'I""' locaood oa the wesl sad, c•L J-Y' "' ,h, ;"""""" I' ""''" of,hc """"" on ot t,o r'-oroscd 
I """''""'' l c-nn,dc•, (IC C > ,,-, 11 Old (,<ll>powde, Read ( as sb ,w,, ,,a I JP K 's Cch,bll A) J he '""d 
to b, v_•a,e;,,J ,h,1 11 b, '"bJ<et to tho to llocs '"" crndl lluru, 

a ,\n """'""' 'P" ,al """"':' d0cd aim;, wltO , metes ru,d Lso,n<ls dcso, ,pnrn ,r Lhc 
prue" l )' Lo L,c cc,><cycrl to the M-~ l P f'<: { ,lsae<l b,· Lhe W SSL ,\s,e,cm,,, I S ,,,,_, ,co,) 

;ho 11 be "' hm lttcd L<' DP R foe U,e_, , " "" aa.0 ,,, pru•· a I ,,lo, , " LI , '1, , ,;,, • I vi '1 <>I d,c 

so bd " " "" o r .,_,. port,,,,, of the C 5 e -Ci()(lJ , ,o,lud '"• tt , '" '"'""' I ~ ,mp, ·nea . u """ 
,pp,c~,l b) _,p~, ,h, rleed sh,'1 he ,ceo,rlo,_i mens rn-, lan<l "'-""'' ,,r Pdnce (,<cea,·, 
c,,,,,,1, , ,: r pe,· ,, " lhe rn. \far,• land. 

The M-N('ee, s ha ;i l,c he Id hmn'.ess lo, the co,L of P" bJ;, ,mp~""""' I , '"'°' ,,,,e1I " ill, 
l1nd R• be ,om~,cd, ,adudine bcL n,•L 1,,,,lld Lo, "~" e,1,,,,;, ,,_ ;J;ac '" ,,,.,, 
<m o,c,,•c,neaL, de.Ins, ,,,,~ alb. '" d,, ,,,,a g""" 1. • "' fr , H -toot hc,,cfa , ha, ,cs p, ,,,, ro 

aad "'""'""' to f.naJ pl,c 
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P(WPR No CS- H, 
l ,1, No 4-• ) 71 us, Vl' -0' L ,;s 
e,,, :, 

I h, be'"""'"'" "'" '""'''"' of la "d k> l.,e """"' e<l lO <h , \l -NC"P< , 1-, II be ,,,; ,c,<erl c,1 
,II Je,elopmec<L pl,u~ ,u,<l r>e ""'tt , "'h "1, ""'""' ;ooh )''Of" , ~-

The I " d to he '°"' c:, od shall , oc Ce d, stmh<O v, r,ll,d m ill>}' '"} ~ ,thoot Lh, pno, 
,,·nttca "'"""' of lJ P ~ I C ll" ldnJ ;, le h< Jc,loa h<<l. D PR ,I <dll m "'" U ,,,, , 
'"''''"" ,.nee h,-ntl b, p, sled Lo " arr"" aestoc,11,,,n. aepa,, 01 imp,c,,,e,neata mod, 
""e""') o, "4' m,d b, :he .\1-NCP PC de , ;lo[""'°' opp,o, > I p, °'"' n1e ho'1rl ,,, otl,c, 
so,t,bk cia,nci,I f""' "''" 1',i,;b , l ,t_, ;,, be J "dgerl by the Grne,a I (" mm sci "s ( >ttke, I he 

\1 -NCPPC ;, cn.,11 b, '"b""" ,o to [)PR wi,h "' mo ~" cs P' ''" ro ·'Pl' 'Y" ~ ''" """"'' 
oemnL 

, St0L.n Jr,,r_ outml:S shall Oc c.cs ,nod m ""''" "'""" ,mpscb ,m l,mJ Lo be '"""'''" lo 
,ac m,s, e<i hy rl,c " -NCPPL If Lhe o oLfalls ,e.]Ule< ""'"""" ""P'°' <m< lllS OCl adJ OC<n< 
lanJ Lo b< """'"""'" loo, ,,w, e<I b; the M."'-iCPPC DPT< shall ,a, ,cw rnd 'Pl"°'' ci,o 
le'--" ,rn .aJ des,"" ul tl,e,e Caci i,ies fl PR may '"9"'" , po,tm "''"" bond and o,semeai 

''"'"'""'' P""' '" ,sq""" ot 1'"'"'-' pe<mm 

f All w,sto rnott<" of an,· lmU ,lwll be"""""" !rum lll< P"'P"'' I(, b,· "'"'''}'"l All wcl a 

,hal , be .711,J ac,0 u"J " "1 ""'(I su ""'" c, ih; II b; •c,no,·crl [)PR s> , II ,n spcecthe s,,c a; d 

>ed r,, Lhdl Lh, 1,,,, ,s lll ,,·cept, O 1, cood "''" m, "'"' "'"'"· "' , , " ,, '"'""' "" 

/!II '·"''"'g """"""' ,h,1' he "'"°''d frnm the pmporty '" h< '""''"''"• ,,,,J,,s ll,< 
i l'P I '"'" oh""" tho m,1toa ccnsca L c C DP R 

h, ·11,, "'''''"·"' s mil ~ITmn.L, ,my 1e,,,,l,u]O """""' 0,1 p,opc,1; tv o, ''"'")'d to the \1-
NCPP( 

No ,Lonaw;,e, "''"" @""'"' "'" I "'" ~,__, ccnsc,vst"rn ,c ,,i, ,i y "'-'-""''"" , ,.,11 l,e 
I" or, ,sod oo ,.,,c owaetl b, "' Lo h< ""'"'') e,I "' II·• M- " f' f'(' w ,tho " the I'" " w,mrn 
,ooscnl vi UPR D PR ,I "11 "'"'"' 0,1d , pp,ove the locot, o, a,d 'oc dos, ~' of '°'" 
[eolme,, II ;ooh ?'•'I'°"'"" •wo0,od 0:, UPR, o pc,/,mmm" txmJ ~,o '""""""'' 
"·"'"" '1 m,y be ,cq" hod pm,; '" '-" '""'"'" o r ,, ,,J "' ! f•'"'"" 
TI,, 4J ,,c,c; "to he ""'")od ".s ;, 'b i~ P'°''"" oO<ltl, ,c'O, e.cep1 ll~11h< ,,W,, 
') ,onrl wa,u, mal<ec ,md "'""" le , , r "' \ .;,,,j ; ,1rl ,.,.tc "' ls sh , II b, '""''"' as pc, 
lrni,t,0"-' ff., ~ of,he CSP-07<:m I he M-~LPPC ,t,,11 gcml" ""'P"''-"' '''""""' lo, 

"" '"" '"'""" """ 'l r "' ""'"'" "'1d "" U,e ded "'"d pru .{lalld wO"h '"' """"" the 
dcd,utcd psckl,ntl Lo "' ex1'1 m ! Wtc, Jl la,,t oo the , pol , c, ot. , prnp,rry The ""''"' "''' 
«somoacsh,11 ·,cmm,L, a, ""h t""' >< " N( ere ,s l'"I""' ro eoostroct<"'"'""""' 
facHi1io, o.. the pillCIJ.md o, """' '"h_s,,c ,so of""' a,o, ,,ft,_, pmpcrt, I he 
\1-SCl'PC ,hall P"-" ,Jc oil rl')' """" ofth,,, mtom to u,c tho p.op."1y t<• the .ippl"""' 
"' ¼ Inch ,;,,,, lll< ''"" l "' ,,. sh• II rl,scontmu, USO ,,f :f ' "'ill .ad .OITTl'>O Lh, ru,,I ,,,cfacc 
mdled ,I, ,mi "" _, ll.'1: rnls , ,1ocia1cd w Lh cl , bsL. h o l,ml 
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P(,CPB~o l'S-1 (, 
r,i.,;, ,o,1ossr,J71(,s 
r,s, o 

l Tl~ app.ica,u. the ;ppl ,coot. s l""'• suc,,esso,s rnd '" '"' £"'" s hcJ I"°' , rle oo s,te p '""' 
"' , cat,00,1 I t;c , I ,t"' a, rlc,cnn , " CO 'PP' •'I"'"' ac the nm, ct , c; , "' otth, d,ta, led s,tc plans ( to, 
tl,c port,o,, ot ci,c p,DI'< ,,_,, "" I ,d ms , es, J,,,1;,1 corr poaeot,_ I ho c,,c,«,clooal fac.1,t,es .shall h< 

con,rnclod m "'""""""" w,lt, "" ,w,O.aO, "" LI """ m U,e I ,,, ,\ and 1',, """"" [ ,,,,,,, "" 
(i-,.;J,·io;es 

r, ,o, to "1•'"""' 'Pl"""' ,,t t,o p,cl,rnm~,· pla,, C< suhd""'°" "'' rnadv,,, scmons thac "" 
oo, '°"''"'" ••,th c±,, Couoty ~v&d o,J,rumce sh"II ha,, »ppe<»dl or !JP\\•&/ e, b, •PP"-''''" foe 
pdvotc ,.rnlntonon" 

Pnoc rn -,,, ,,·r, o,·, l of hu Id ms f"TITI"' ,n, "PO lie ,m, the seplac,nl' , h,fr, '"'''"""" ,,,d, o, 

a~sq,:,,ccs ,h,ll "'""' eo Lh, ,pplK ,He lwm,o<> "'"' ,,._,oc;, Loa < 1. (J \ > , " p, l pe,1, 
""""''m=,menl •»c ""' "'" ""'" spo« 1,,,J ,,; opp ,c,,.,J o.c the ''"" ,,; , "' p ''" l , url t,, he 
voa,e;e-.1 to tb, lll)A Q,o] be '" hJe" the t vfl "'' '" E 

; r oo ''"'""' shall rnk r lac, pd o, t,, th, . ,su,nco ofhullJm _e penn,ts foe <l "' II '"" " m1, 

''"'~" '"' '"' '"" 
A cor,· u I Lh, """''°'Jed specc.l w ,,mmt; deed 10, 1.ce pcO[.~a<)' ,o t, coo .,,y,rl sh, ;1 l·c 

sobm,r,d "' ch, s,,0,1,v~'"'- Se""'" ,r,h, De,e 'P'"'"' ""'"" nn ,, "" (DR[}J, lJppc, 
M•dbcro ,·Ion, ""I, eh, r ,,,1 r'" 

•\II """ ,,,me, ofrny k,crl shal[ he ,c ,,,wed !Tom "" p«op,rt>·, '''°' t,, wa·,e:,,nco aad 
a II d ,stmh<d a;e<sshall h•ve a foll ,Lo,,tl of gc""' occ,thec ""''°""" ""''" comclel.on ul 
""; r , ""'· ""'"' u, U,e enlSo! pl'.'J ect 

I ho com ,,,d WRd sh, L. aol "' r, ec ,i,. i ,, !"" ,1 '◊" ,,,- ,.,,, " "'''' '"" ""' " "1, ,o, I S 11 ;,, ,, 

J.scmbl pl,1, l ""'"" I< ,eh,,., "' s, M '" ~•,sto rn •=. 
, An_,, disw,bance or lrnJ Lo b, '"""'"' <o, ho,neoww< ""'""''"" sha[l he ;,, 

accenla. ,, ",,h o, •'rL"'"'" deem led s,t, ,,Ian I Im shall m,lud,. bot OC'L be l,m,tocl 1,, 

the """""" <>t """"'"' emit vi measuces, Lee, ceaw,dl, temooc.u, oc P'"""'"'" 
~mmw»Le; m"" """"'"' r. ,,l,Lce,, , t<l<L; pl,,rn,""' ,mJ , c ,,.., d ,a " o.,1fo 11, lf 1,,,1, 

on•r<""'' ac< ;,ec,, <J , o ~ r,;t<o" 'i'' ccm",t ao d fi ""'"·' I p.,m,,toc s > , II bo e<eq """' '" 
½illCc,,nl , es l '" ""' "P' , ' " ,rn1novo,nc,,ts ,cqu;e<ec. h, ·ho "l·rrnv•I P"''-"' 

f Stonn d,o,o v"rt>lls shall he dd_m<>.J to "''"d .Jvccs, ,mp,.~°" l,ml to ',, '"'"'''J 1c, 
, 1,,.,,,,,,, '"' ; '"""'"°' I he l,~a!,cs, oa<l Jes'""" o r J,-m,,o~ u,t/.lb 11,.,, .d, e,;e]y 
'"' _,act pmpc,t,, tn be '°""' ed sh,11 b, '" "~ eJ "" opp~, . cl b) DRD rs '"' I " , h, 
'" ·'" occ o! """''"'< oc t,,,,JU, "" P" -""' 
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PGCP~ Nv c,,_ IO 
fd,'io 4 :,,1os,vr 07108 

r,s, ' 

3 [ ""!"'"~' °' "" ,n~,cnt ,sc ot l,nd c, be"'"'"''° to a homcowncc. assoc""°" to, 
stonn,saE, m.,,ag,mca· ,h,11 be app,o;,d ,s pacl ,£·ho ,pp,o;,,J DSP 

1 h, /' laan;, g DwuO ,,, '" J"''"" ,h, II be ,,1,cr;,o 1ha, II "" "' ,,O,s "''' '°'"' , "' , , lu 

·'""" """-' on ' "" '"'"'' '"" """"" of ,he "'° '"'" ,, he """"')'Orl 

The 'l'P l,oa a, the apel '""' L" s Oc, c-, suc..<~--<m ,n<li,,c &sl '""'' ,hcl. '" bm It Lt, "" "'" mdl 
,ocrr,t, oru,I t,c, I ,t,es ""'"""''"b i !ti ,\) lo l)(U) lv, cc,,,, 1n,c 1 "'" o[ "''""•'· ,,_.,,, I '" ,I ,, ,es o·, 
hoa,eo"TI'" krnl, foe app,,,, ,I ;,no, ,o t,e sob"'"''◊" ,,t t;,,,1 ~,,~ vthe,• -;,,, "tht ot way fo, 
mfr oslrncl<""· U)'O" .1pp , o,, I 0)' UR ll, the R f A sS ,II ho "~" <led amo" /; the Cou"t} I ~,d 

R"'""' 
I O Tho 'l)]J l,ca oc, the •rrl '"""", he,,-.._ '""'-"~'"" .ad' ac &>l ""'"" sh";_ '" '"" ll , pec[o, "'""" bo,,J. 

lec-c, ot eccdlt oe othcc , u,t,_h le /1n,acial ,u,r"'' te, foe l,e ",,,,t,oct,o" ,,r "''""" ""I facilS,;es oa 
ho"'°"'""' lo,d, pno, t, th, '"'""''" of bocl.1 "-0 "'"'"" fo, J " , II "'g '""" sh"" " oo the n< !' 
whch '"' lu<lcd : . .e "Pl'l,'"bl, """"' "'"' I b, , l ,C ,e, 

11 [',-,,,, to he ''"""•'' ot; ,ict"lcrl s,t, r'"' o, fio,l plat whlCh ,,,ILdcs lru,d ,cccc,'11) cncomb<ce,J 
1,, 'W l S<:" wacc, I , oo eascm, "1 by ccnde.unadon to b< abandrn,J '"'" """" rnc1,J •· , •e fo, "'" 
l,,c,1,,,_ m the aew ,II"""""'· th, ,,pphc.ml ,I~ II 0'"" ,0, "' ,J'"" o/11,c , ,co,, ll• "" 0" , ,., """ "' 

'" WSSl '""""' 

I!.. e, ,o, m cl-, "Pl"°'"'' et the fast d.'td,led sllo o.,n, Lh, ,pplK,mL ,bm,k ,l,mrn,1'ale lhe ~,i,,,;,_,,,,, 
ot to , He, Ith Lloe=cat ,es,rr<lm, .ss " e, vf ""'"o"""" 1,,1 "'' "'"' ,., e "' "'"' ta<t"'1, «I "'"'1. ro 
tho «nd dnd gru,·,I upen•t,"n th.ll e.<S1'J 0" (],,, ''" 

U ln COl>fumaall.< " ,11, Lh, ><loptcd , , d '" plDVCd '"""'"'°" I Mascc, Pl "" ,nd cons i,tenl w, Lh th, 
2007 plrnntn g woekshoo, fo, s, h" -'"" L th, •rrll,,ull 1he app I " '" L ·, J,,,, ~ ,o , '""-'" an.I, u 
,s,;1~"' <hall p,o,,,io the foll,m mec 

,, e,ov,d, "' ~sphalt s<,c,rr_ ,·,Lc-y Loul ,Loe,, th, ea,len '""' ,r K,mkm 1"~ , ('""'Ee;, 
a, show, ,,a the coa.<pl"l lrn.l pl,,,, 

W he,: tl,c """" ""'' tr,11 ;, w ,c,m homcc•wncc,, ''"'"'"""on pcop,rt ,, , ll ,1,,,11 l~ w ll " " 
, ,mbl " u so tcm I '-""'"'"' 

w "" , the ,110,m '" 11,, tr" I " w,t.m , """ cl ,;t, H, r-½ a,, ll ,hall 1.., , """'"" "' ,r " ,i ,1 
feet"''"' "'-""""'' rr,,m th, ,urt, by , l,u_j,-._4--.,,J stnp. "'" '""'" ,t1'd ,n 110<, of, 
""'""d s,<l,~·,tc fo, lh,L ""'""" uf11,e '"'"" ',.' "' ,,, ' o,h, -w;" "'°' ;tkd h) nrw ~ T 

Podcsin,n ,.,fr I) [e"' "" , ~die ca Im "'~- "'" ped ,stnan a nonmcs " ,IL be ,~ ,l,,,tcJ ,>l 

ti" ,;m, orn,r 
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rnceR No ,,,_ · "' 
I ;,, ~'- 4-ll'l o,:, P-ucw, 

r,'"' 6 

r ·o " (le • ""' se,•t,o" to, th, ,osd, , "'"'"'1, to , t,"' "> °''" "" ts as I"~ ,,f ,h, ,1 "" lerl 

"" I' ,~, '" "" '"'' I h s '"'" "'"'" ,hall "e ILde sra"d~ d s,d,__ --v,alk, '''"' • both ,;des 

"'""'"'d bke '""" ,hdll be sh,p<<l dOJ m.u'.,<l co co,.foan,ace '"'h Lh, 999 
4ASJ I l O G,d,· ii,, ,a, D~,dvpeem oU!,,w', Fo, ,i,i,,,, 

l i,, csb I ,c "'' '"'"'""(' J sf.all include the ~, ce~cav tor I o,(lw,;, ,1,oc " c 10 '""'"' 
P"Ol,cl; acc,ss,bk- ['" FslHh"; 

h ~ddi<ion,L oowssc'} pubhc "" ,,.,m,nb (c, Lhe pobl,, 1ml, I md,-,te,I m ,e<l on Ll,e 
,onc,,ptoill ""' I pl,n) ~ , II l_,; ,Je,n lie<l " , he , , "" o I Je,a [e<l ; ,,e p 1,,, 

H Ac loast ,; o,,, 0"°' ID , Plan,,;,, 8,o,C<l he•dnJ <"'the DSP, the 'RI .md Lhe L U'I -""'"°''" 
WHh LheCSP ,ncl >e JLe. '"''-'"''" w,t:, U,e '"'""''"")' pion ,1,,11 be"'""' ,nJ ,;,., .. d n,.,. 
,h,n ,h,,w ,1,, "''' ,,,,. o r ,h, s, b Jee< p,o _,Cit; and a ,1,,, d ,1 incai io,, ot to , 5 f-l A " ! "-o --~,, 
\,o,e(I o, '" l,,,,,,,.rl rloc, """''"'"" "f the "' "" pe Tim l,od w , 11 ls, show" as '"''"''' ''""'' 
ded,ca,d ,,,,,- ,,,d the rlars shall be"-'"'" ,t Jc, sL ,, J,,,-, ono, 1o, .0baa.ag l.loa,d '""'""" of 
tho l}SP 

15. l'n,~ Lo .,c-.,pl.mce ,,r,h, DIP, '"' T,r-c I "" ''"""'""'"" pis., ;hall he '""'' as ,,,,,,ws ,,,a 
"'" >< c, tn'1 •" C > pp, O>S l 

a Sen, Lhe I CPl a, "'"'"")' ,e <.,at be1h the NRJ and Lh< TCP! ,efiec<tbe letol 
bo,atlrnes of Lh, s, , 

R,u, 1he ploos to show """epTias.1 £''""'! ot the soto tbc the foaruccs s>.,w,,_ nvl Ivel\, 
" "' i·i<l '% ot the skc I "e lu<lc the ,,mpcsod S',di,c fo, all ,, "'.ut,oa , -'""'"" 

Re; ,c the ~<>clshe,L Lo bed ,pl.L-,rn,U w, ,!~heel ~,LI, wlu""" Lu ,,fl,.L 1b plc,,,c (LI" 

\\ -;\ - L pcn,o " Ll rh,sc T "' ; ''" R -R '""'"" " '"'-SC [I J 

f ""' so tho"°'"'""'°"'"' 1h, pl,,,, ,,,,J ;,, ,1,, 1,g, .. d ,,, """" ,h, ·os dR\ [ ,.,, 

""""""""" ""'"' '""'"" " 
g '""-" 1he S)'>Sb0ll ,orl Imo wc,sh,s on the elans '" d,>L toe; "' "''"'"""hie "' oldcl­

,ml "'h,te 

Res'" ,.,, i>'·'"' ,s ""derl to addce» othcc '°'"" conL-,ncd m Lhe Le.ha,wl ,c,rl cepcrt 

""' < '" , "" It, 01, "'° lut,oa 
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rG("CH~o OS-1 <, 

hie '" "-In I <>S,\'S-ct'1DS 

Re, " Lhc rlun, d, n,>d,U "> illliee,s o.l """""' '"""" ,; , con'.om . .ace ~;u, the 
""°''i,,,, Coccsec>al<o, ,,,,d frce f',e.,•";t,00 Oc{lm,,,c, 

Ha,c the ,ov, sod ploo s ;"ood rud ddkd b, Lhc q 1,sl,l1etl pm bs,c m,I " he• P"P"'J ih, 

" .. 
I 6 L'nc, Lo 11,, '" , '"" ,! "') ,~, """ wh ,oh ""O"t I"' "" '" '""'' ½ctl,,,,1, , "' otl, " d h,,tk «, ~,c,m, 

OL' W,ter, o! t,c IJ S , the appl,c.a" shall suh;,,t ""''" of,11 lodc·,.1 """ '""' ""''""" p,nn,c, 
c. ,a,,,cc tl,ac ,rpm,·, l ,, ,ad,tmm h;; , heea compli,0 ~ ,It,, ""d "" da1,0 "' "'"" en p '""" 

l ' f'nc~ Lo """'""" ,ppn» ,I vl 1he pee I "'"°' ')' p lo, >a>d T )'['." I "" ''""' ""' '"" I'''" '.> , 
D,p.u<m,-,,t ;[ Pobl ,, W o,<, ""' T ""'I'""""°' rr.,st ""'""" the stccct des,_,,,_ A "Y s ;,,, ;nosa· 
, . " "S' <o t,o ,t,cot rlos,ga th& ,cso lcs ;,, add ;t;rnaJ ,mp,, t, lo Lhc e.,p,ncl,J b, Lien, w, II "G" "" , 
°'" p,cl,m""') plrn. 

l S A L least , S J,,-s pno, LO ,o _>' heru 1,ig en the OSP, the t,a , l ,I , g" mc"1 , hs 11 Oc ,; '" I ""rl t,, onsucc 

1hat " JO<> "0' " eot• ao "" r,cc to tl,c ,op" l.,tcrl b"ftors ln o,;c, t,, """"~·, th,s """' "m'" L lots 
m,,. be lost 

19, eo,w co "C""""' , prmval of the peel ,muw,, pl"-' lhe T CPI slldll b, "'' ,seJ k• ,,,Jb. '. ' he 
pmposcd ,, ad,os ""d r,oad , ,tfoll ,Ile, ,,t,en, .s slK""" on Lh, ,ppm'<i , 10m ,;,c, ,,,,,,,g; "'"" 

'-"""" pl'"· u, P"''' ,cl , ., '" i><i "'" m » •1' ""'"'ft '01"°' a I th,t docs ""' sh,,-; , m'"'" 

"l P,·,,w mt>, ,,rpmv,l ot, hu,ldme r,<rrm. fo, Lh, h,•L<,I, certmw,;m, by , prucess,0,"11 engin,er 
v. ,th compct."nc y ,n "-"" ,Llwl '"" ly,1, ,h,1 II be '"b"" ""' ,o \1 -Nf'PPC as pa~ ot the h" , ldm 1 
p,cm,1 p,,-k,g, Th, "" 1;c,·, ih, 11 "' jj; that oo,-., """-""'"" method, hvc bee" m,ocpornled 
"' ,h, ,,,a;,,_""'' ,,,a.,a to ,COuoc "'"'"' "'-''" le;d, lv 4' JBA LIL"' ,,., r~,"' J-'5 

21 P, ,o, "' c>., ;ss,an., of '"' ,,,,JJi,,g P""'"' ~ " h , " tl,c lU bJcct l''°E" '')-. the tollow;,, < mod 

'"'P"'""'"''' J ,,,11 , " I '" , 0 ,,,, " I • ta) ha>·c -,_J; ,; ""'"'' assc ""'"'• (b) '-'" boeo pern, hteO ''" 

""""'""O" "' '°""h the ''"" d'.h" '"""' 'c """ "'""'' """"· ,,,,J (' \ I '•"'' '" '"""'"" "'" 
t,moL>h 1, (<,, '"'"'"'""' " ,·,Iii <It< orp,o[)"'" "''"""'S •acne,•; m Or7oo 2 ,he rnprnv,meat 
,h,dl t,, folh· r,m<lerl fo, '°"stmctlo, ,o the aepln,hlc· C [ P ,,c CIP 

, lJ, l ,ad Cunle< Ro,0 \dd '"' ,,irl,·,,,ual ''""'1/> laoe ~ostho,,,d , ons Co""' Road 
M,•d , r, , ,,,,,,1,. ,;, ,,_,, and '"'"mc,,t m,rl,.;ng, as noeded 

<. S I ,od Mmck,ck Mea<lo«, Dm<, c\dd ""ooJ lc~-tum l,o,alo"3 "'""""" Mu1ee,ck 

"'"'" ,,,., Dd " \tc<l,f; "'-'"b, ' ,gnag, ' ,nJ P'''"" "' "'"' '" " " '"'' ~, 

, l SL aatlK,1, WO) '<lrl tv,~arlrl,t,rnsl lctc-1',m la,,csal<>osncrthh, ,n<l l S l '1otl,c) 

""""·'· "'"'" ie, " a P'"'""" "mkmg, ss ""'"'° 
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PCCPB.\o O>l-1,0 
r,1,J<, 4.o,.os;vr.01108 
Paa, S 

,l \ un llu,ea R,'dd ,ad Conle< Road ~OJ• ,,e.ool l,IL-1.m I,,,, ,lv"f ¼<stb,amJ c,,,>t.,., 
K,od Add'" ,,c1,,,",' left t""' la,,e alo"l ""'thh,,""" \ia,t Tl·,;rn R,'Od M,,rl,f)· "1.""" 
"5'"!·'· sod pa>·cmcnt ma,'"''' ., needed 

c. U Id C,uapo~ de, /rnJ ,aJ G,eenco>Lle Ro.,J .\J d o Hl -l"m i,,,,, olon, "oclhl>.,,,ul O IJ 
GuaoowJe, Road lasl<I I , ,g,,,,J,,,L,un U ~"""""I. ~ ,a, " "''"'' <o b, <i<Lcnma<O b; lh, 
,,,brn,n,l d ,, b,t/fi, "I-"'' ~,,,,, , ,,,,J,. p•;o, t,, the '"·"'"''' ot the "'""' d,,a;l,d s,cc 

pio,i !01 1nt10," ""'"' 

f I -"' '"'' Cc ate, " oad ( °'""'"' the l -95,Co ,t~, eosd m <-,,ch~, sc w, te the '"""' 
deiit-" ''"""" "' -., <th the S H ~ __,ppm, od ,Ltca, ,1;_, an d wath Ian, '"' ,., ns ,sknL w, Lh Lhe 
Ian, USO shown rn >xhibeL , ,., ,,f,h, JdROdC}' 2-JOS Ln,m, slo,h 

Co·,tee R,'dd [xte,,JoU ( dlcu o,fend le ,,, Krn,h oHI, A>! ""' \\' c'1) C 0'1\ h<'1 ,h, 
'""" ,c•a o r (.,.,,,,, Roc.d ti 01ll 1h, 1-95, Cont<c RC(l; '""" h,o ,, -c, Old Chm oov,rloc 
Rood P,", ,,le " 1"' I "·"'"" rnd laao usap;c ""'" stc,,t w,th '.t c tr,.tt;, s1 "'-Y, "' <Lh fi,el 
,I,~"""" ,,t to, Co ,tc,c Ko,d hccadod,Ultl {,c,npc•wdec R,s<l ,ak,secl<vn lo be 
dctoern ocd l'} l}S'i\• & J ,t ti- , L,m, of 1he mili, I det.,b.l sale pla" foe ,,,fr,,s 1rnd " o, 

Ke, L ~orth A ""'" [xLenJe,.I '[a, I" ,1,.11 k ec ,,,s1rnc 1,J b,g "' " "' g a1 tl'C 1'@ "'"' 0t th , 

C"'""' ,ntecchoe,,, '"" ""' m t '1 11,c '"'""' p, o jco, """ "" "'° K oot, " , Town C '"'"' 
[ost (Pei Jme-e, D 1;,,, East J Th,s o·rn fom, a co,.dway rnnnc,i, oa of \ ac_,·m '" '1 '"'" "ooU 
to 11,e l S < 'l" °""' R o,rl , ,to,ol,aa "° "' h< '"" strnclod ,m-,<Le a, , p,rt , ,f Ph = I w , I, 
arr '""' """' d"' sn "' th cs I '"' to b, m,-,, t, LlPW « J ,L 11,e 1 ,m, c{ ,h, '"' " o I J '" ,,,,, 
s,tc pfao foe int\astt,"'"'' 'fin, "-"''"''; ,h,11 b, """'"""" " , II, "' the <Cerl '""' ''1 >1 -
0/-,,·,, ro, ,1" A-50 '""' ,.,, , ,,me; i,ie, 

P, ,c,, ,o 11« '""•'"" ot "" l»Hldms poarnts :'cc"'°' ,ooe,at;n" moce hdn ),314 ,,M ,m<l ;,:,; I 
PM peak J,o,, ~;,,, w,;,,, ''" "·''"' ernpecl}. U,ri,,,c w;U,m Ins w,,J,u,,, "Pl,a,e Il. m 
..oas idec,,,,on of LI " , PC''~' ,; 1'il> """ a,,,J 11,c appm,·cd ~cthO<lol,,g,cs tm comp"""" r = ,, 
,orl '"" '"' I ~, p '"""' " Cdtc~ Lhc I,, "" w ;,c, "'"" '"'"""'"''"" shall (') ha" r, II fat.1J.C,O I 
"'"'"'"', ,x ( b J hm , oe,n pec,mlle,(I ro, '"""' """"' ''""'8" the o P" " '" 8 , ("") < acec.ss 
pmml pcoce.s, ,nJ ( c) I, a , , ,,,, • 9sed , poo rnnm.h le ,,,, constroct<rn w th tltc •l'P" ma•c 

'"'"''"" ''"""' 
, ,.u J98 ,mJ Uo,1d M,11 R,o,d:Old nu,,powdc, Road ~osn,pc Lhc "''"hbc•,md UoaJ Mdl 

R"·'' ,, _.,p , o,eh ro omv,do excl "' we I, fl -ium. Lhru,gh, oa<l ngh -L"m lone> M,J:I; 

sig.u Is, "i,,,,,o, ,,,,, ""'""'" "'"'"" ,, "' """'" 
1, \1[) l 'JS""" Swell«c Ll ,,. R,st, ,p, the ,tcrrhhem,d S"'""' r aoc appmoch :o """""" 

"cl"''" l,H-l"m and , ,ghc mm '"'"· sod as med t,mu,h lctt-km J,ac• MoJ,r,, 

s,;,,noh """""' ,mJ p.i, "" "" ,na,k "' E' as acodcd 
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ec;cpa~"-"'·116 
1°,1; t,, 4-ll' 1(,8'VT' 0710& 

"'-"" 

ma, klll/,3 ,s " cO<led Th is m, ,-,,;c.,-,, c-nc " , L m•L " ,e4u""1 , C , ~,skna[ < "' ~, 
dc,;1'"", " ap1no;,,d be K,-ntem, '""" '-""'°', b Lhe Subre,ma, I """'" P.a11 

V,n Lh """ R,mi ,ehi Co"'" R0oJ, P,u, ,d< C;" e;,1,,,,, left-011, l,o, sod , ;ha"d 
thrnu_ch/lc fl -Lum l,m, olon, ~ eclb0,,,,1 C,"i·ee R oo,1 , ; dd , "'°' ,iid "o; """' kft -TI1m 

km, dlrng ,.o<lb bo"nd V '" D""" R 0,1' , \1 od 11; ·" £-'" Is "5'"/,o_ "'' P"""'""' m" k11,,;s 
., ,,,,.led TIHI "" >'°'' "" '" " , II ""t " rnq,, 11crl It , R o_e,ooal C oo-c, d~sc~rntlo" Is 

appJ ow<I !oL Ko""''"' fo" " Cc, "' "" Lhe s, ""-''"' [ M "''" P J,a_ 

,. cm 191 a,O \'rn ll~,co Rooc. Add a second kfi-tom '""' dlrng weslbo,ml '1D L ,l8, 
~ 1th I"°' mon th "''' """ mg Jm,es ,,kn" '°" 11.lmml V ,m D" "" Rvid ,\dd , ,ernod 
""rthbrnnJ Lh,u,gh l,ae ,lo"g v,,, Dose" Road \1o,1'f; '"'"'' <l/,°'1e, sod p,v,mc,,t 
mMkm,,"" , .. xl«I. 

f Van Duse, R oad a,,; Co ,~_,, Ldn , Aci a ,o..owJ let1 -L11m Ion, ,,Ions ,o,,,h00111hl V '" 

D11«, R oad "J , '"'-""" oc,tl, brnn<I Ll11 ""~' lw.e ; loog V '" Duse" Rol>(l, " Ith 

pH~ "'"· '" L ·'" """ ,,,g ''"" a 10"1- ,orth hm· "" Va " """' R oarl ''°"' "' the 
m Le,soc L,o,, \fol ,r, "'°' I> , s,g,,,g,, rnd paveme"1 rn achag, as '"''"' 

L he OV<'l"'> ccnnec 1 '"" C,(I 1-0 ' hoc ~coo K ootcrra C asc ,,,d K,o,itcm, \I• est , rnll be 
sd,d,,1,J lo, Oo,,O,ng ,, 1(1 ult11na,o ernst,oct,rn h) IW\I & I ,t tho tlrr., oft..e mll1ol 

d<t.11led s,:,; [) lo , to, ""'"""'""-' w,ta a Pi, '-" I:. L h,s "" pc"""""" " ,,,,1 , "I"'"" , 111 ,I 
aft«, p,c;,mm,e, plrn ot sahtll»sioa " ,ppm,·,O fo, Ko11L"'" Tcwfi Gei,,ei· West Thl5 

"" I"•"~"" •t m,y he cl ,m,asktl [mm kOlltem, l'v" " C <nlec f,sl ,f "'' "" ,c,O w,,h '" 
" pdatcd tr,ff·, st,<l ,. ll., ""'"'""" n(lll-Vf-wo:, ' ho"'"'"' "' I he .ied ,caocd wuh IO the 
Koaterr, '/ own C'"'" J:o,; p1ope,1; 

., The '" ''"" '°""""°" O>OC '-" I Ll "" wee" K,_,,,, "'., [;;t .,-, " '" vp,~," t,, the ,m11h, 
"'Ith aa c,e,H,ol """"'"'""' lo MD 212 a1 A1111n,,,,1,i, R,,,.1, ih,11 he -<tcd , ~i b, 
0-mcm , "'" ulllmo<e co,i;u uotlO" by DPW &T at the time oi Lhe ,a IL1dl de kn led ,, le sL,,, 

fv, "' '""" "" " , " Ith , , Phase :I ! h ,, ,rr rru·, eme,ll ""') b, , I ""'""'' [rom Kon·,., o 
T '"" ( cntoc e.~st ,f wm,akJ w, I, ,1, ,,,'(lo,ed ,,_ffi, ,mdy Th,- " """" e, , ", '1-ot -·.ay. 
; "''"'''- " , II b, <l,J ,c,11,0 w "h "' <Ii< K oote, ,, Tov, o C e"1c, >.,st pmrert,· 

Tb, '°"""";°' ot M I) ,< , ; bkad,J ,drng ', ""'"·' ~l.,nv, Ro,,d ·'" ,1 '°" '""'" o to the 
I -OS, ( .c"1ce Rood ate, "h,mce ,h,,11 b, ,o,~" ,,ct;J oo -s,tc a, , fo,,, -la,,o d "' 1rlo,.i '"" , ,~ ,a 

a 1;,art <>f l'h," 11, with appo.n ,I efl he de,, S" ct ,h " I 11,k to bo made I'} ll ev. & I .od'vc 

S H A \ ~ h,che, " """'" JS o,spons,01 , ) at the ti me ,,t to, mm, I dee,,, 1,a , I ~ r ldn L1•c 

mtras "'""" " ~ ' Lh "' Phase fl A ' that ''""· the rlCSl(TI ot """ mg l.rn~, lnll' "" j ""' " r u., 
,,Le foe ,,,cl, "" """ ,hall he mnplc,,d cad spprnvod 
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PC;CPH ~o. DS-116 
L·,Lehc 4-U:J(,8.-'\•J'-Oi103 
P,g,10 

'1 I ot,I rl,; olopm,,,t " .Lh m Lh, s,b 1<cl prnpc,<, sh,11 be l,,,,at,<I <0 ,ic, "'h "'' gc "'"" " ., mo,, 
thaa S 'JO' SM untl S,% S SM ,~&< I.'"' ,el,,cle I,,,~ m '-""'"I"''""' ol ti,c aap,o•·cd 11 '[) <at;s 
and cha 'Pl'""" meth<>J, •lu""' [oc com _J,,tLI>g :,ass-by and 1m<L ool U IP <ar,u, ,· ""' A "'' 
de,•ekpmenl "'""''' "'" ,m , " poc, !"' "" """ rl,at ,dcm '11 ,d I"""' ,hove aha 11 ""'" oo , a ow 
p,el "'""" )' p ho 0 ° "' h,,, """" w ,d, a "ew det,c,mmat,,,,, d the adcs,ac y o L L;ampocC,1ns, 

"'' '"'"' 
'1 S tr,ftk phaslns ru,al,s,; w ,I I be ,,,bm,u«I ,,,,J °'" , wc.1 J,,, '" ! ,h, p, ""'""'1, ,,; ,ho dcta, led s,,c 

p ldn r"' ,,,.i, pl,a,e 11,i, tc,n;, :,ho, "' , "" lys,s w , 11 d "''" ,he "" I"°' ,mo,,t,; c,qu, c,,d fo, Phase 
t.,. LIJ, 11\, ,oj HI\ The,, ,ho;e mea ""''" ,,,ff., coatllLI,,,, wdl be moJ_J;,J Lu .t<l_i">L Ll,e 
''"" " 1 "' £1?' ,,,; e<tc,,t ot 11,cse ,n pn,; emeab [ oc ,.._1, ph=. l'h ,s pl '"""! a,i,J,,, ~ w 111 <lOl 
,,ce,J ,h, S %S AM peak Oou; rr,p c,p ,ncl Lhe <,,<,, P.'1 pe,,k -'""' <np cop. ,,-des; • ft,t,,a' 
,-,v, lio " to the prnll m""''>' ,,Ian of ,,,1,J,,,,,,,, ,, pruce,se,I 

7 < r he trn" spoccalion , mpn» ,m," L> "'""'"" ],c" '" shall "'°' "' ; " tu II to,,;c ""' ott0ct oo less 
othccw,se m,-J, n,tl o "'""' L t,, ''""" '""' ,nit,ot"l O , tllc T ,i ,,s po,W, o , Pl, , " , op Sect, m ,,f 
\1-~ ( pe,:;, Lhe SI IA, LI" DP \\' & T osd co ""'"'' 0)' the , pol tc ,m, and ''"""'"- ,ny ,u,h 
,c.,,hn,«d o, "'""'"" mg < h,,, g, ~ , "'" "" the lovol , ot arloqoaE """' 0'"'"'"" [ ,, II Illes "PP""d 
1,,,.,,, . \m .0,,,1 ,f ""'"' o< IT,osport,t,oa rnprnv,meats ""' ,.,1 be m, "'~"""' " , , h '"' 
PJ,uo,ing l\o,<(1 tl , ,d '"1<' ..,,. d co; d ltioas 

26 The t,, 11 ow "' s , ,sh~-,f-wa,· sh ,II be J,J,-,tto.l .-L Lb, I '"" ol 11" 1 Pf" opc"tc tl '"-' p la, '"'""" rt 
,,,;,h d,o n,t, ts-of-~"' ,h,, wn "" L,e cc,bJ "1 pl.,, 

a [he nghl-of-wa,· fo, ,\-) ""' r 10,, sh,,·aa '" th;s ,,1ao"' P,mmctoc lln,·e \\•est, w,tbm ,, 
I 0'1--foo L ( o, toeo e, J " 1ht et-w.,y 

Th, neht-ot-wa,· to, C-1 Ul sho~a oa ,_,_, pl.m ,,s f,»l.iou Plo<e, ~,th,o , , llO-toot n1J,t­

ot-wa, "" oH,nme(e, De,« 6,t,nd " tli," , Ii-toot oght-ct-,;a) """"""" ''""''""' 
Dm, E,,,1 "" e,, ""'t'" r,, "" w~,, 

[ he nghL-,,f-Wd) fo, ·'-'"· showo '" th;, ,,1,' ·" Ke,,,l¼Drth ''''""' Lx,eatld, w,thm ,, 
J>0-fw1, ,,,,, of-way 

a. DeJ,c,1t,e" p·o"d'"1, to, tom trO''C tunes ,lvn, prnpoce<l SLceel n ,,,,Je,, .oe;,n,; b\', 
,,,b,>q," "' Mastc , Pfao. 

T,,•e "-"'""'" (on, "'""' o." r «sl.aon Place ,nd one SOLlth ot the '"'"'J ,ccs·ms 1 "" 41-
4' of Rl,,ck N and Lots J-0 of Dlock S, ,,,ot,d P""'"""" Scot,rn 21- ,20,:t-l('J J L<, 

,0,,e x• cs.oh Loe a,o"p "-' f .c,h,o" PJ,c, '"d ' · .'6 
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POCPB'<c oi-11r, 
F,l,~·o <-0'10&'\'P-<>'lU. 
e,,, LJ 

21 Pm, le """''"" ,pprc»,,l ol 1he p,ol""'"'') r''" ot ,,.>,,i,;,s '" '")' ,0"'1w,y "'"'"' <lcscnboO 
'" ,1,,, pl.a ,1~1 ''" nOl "'"' '""' wuh tho Cm,,,c; R,-,o O,d'"'°" shall '"" appcov,I ct 

DPW& 1 o, l,c •PL·'""; to, pmato '"'"'°'"'°" 
,o r, ''" " th ' 'l'P' "'·' I ot ""' 1d '"' pe,rn " Lh, eopl lWUL LI ' ""' I k,m L •• '""' ' ""'""" ""~'"' 

, "' 1""'' , >,.II dcmoos hale thlli , ""'""°" "'" ""'"''"''"" has be,n esW bbs!«J ,,,d 11.al 1he 
com ~"" "''-'-' ; "'' bcca con ,.,,,<l lo Lhe homeow,,e,s a»c~ ,a1 '"" 

,, ) •
0 u,su,nl La the ,pprus .,I of ; 1' (,) l O I 11,c fol '"' '" ! m '" "" "" lot s ""' "" "•l" ""° to, """' > m, so 

-"'' 
A "'"' """"' of SS ["'"--""' ,t the 1,,, "'°' shall Cc bctwcca l l)(SJ sntl l 7'1'! '"""'' feel 

I he A rpl lWUL ""' '" bm ,,. " llh rui, DSP ,hat P' opo,c, ,cw" house, ' "'' " ow '·" '"'' '"''' ,,abl, 
le J,.,,n s"1n<loctl$, ;,,.,,,,;,"1,, ocw v,m,cc toe lot '''" 

UE 1T r,.RTHf.R RC.SOI VhD th>L Lh, (imlm<!S,md ce,,sc,asfo, Lh, Oec.s,o, 0111,e e,,, c, 

G "''0' 'i Con"!) I' '"""'S Hoa,d "'" "' f o llc•~a 

L h, ,ub<le> "'""·"' muilli,O "'"" ·ho lcg,I '"''"""'"" ot Su '1ltlos :; """ '7 of tho f'nnce 
,,.,,-,,\ Loo"t-' Gd< and ot Arnclc ;1, Aoootatcd Corle <>f'1,c;l,;d 

Ue,•dopm,nl Dais Snmm;,y Th, tollow,n1. "'"''""'''° "'""'' ro the sob1c<'1 pcchmm,c, pl,a 
oppilcd!,va ,mJ Lh, prnpos" Oe,elop"""' 
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"''Id ,mmm10,d ·'"' l o -~" ·'" c 41 "' "'' , ti ,p,J '"'""''"'°' p "'""4" "·"-' "'' JV ,,,,r ' 18 SI ,-,,.-.j 
,wss ·'41 ""'4' ,'-'c " '"'l tl " , 1 s,4<la;,,c,, a<[! uoq1 uq j '"'"'"''"'P po ""'" ""'" " " '1"4" 

.,,,, 0 ·'"'" '"·'I "" '4L ,tu, "'·" p ,, fllleJl!]llW l"""P"" <re ~ V ""' V V ,, " '"" '·"' •I' roo co-"' 

""'P" 1''-'F '1"-"tl '4' °"'" o,,;,o( '"'"' "'l II'-~ P"' 
-~" 3 '!1"'" "'" ~" ,~ '"·"'' pu , or1q od II' J•" "P'" ,~04 "° P'P'"""l "' o,s, w~ 'P'"""' ,,., 

soo4s1 a>ic, I -X -'" "I i "'l ,f '"' P'L ie!>P '111 JO "'" > ''11 P P'"'-'tlU, "4 Pl ""4' ""''1' l'<l"'P'"'' 
I "'""" """J "I' JO "'"'-'" "°'' >'11 "S]"'I" ' ""'"'"' P '""' 041 '""''" "'°"' 01 'i'' '9 

e,1,04 s P"' P', C1 lret]l r; """"" '9 10" Pl 0011s Sl''-'1' a, I , P"J I' ,moo '"' '"" ~'" 11 '">' P"l'"1'1' 
"11 m <I " <)< ~""d "11 J " '""'"''l """' , 4, Sa, pnf,cu pop .,0,J ;q Pl "0'1' "mww,oJ "! 1,u,nnpp, 

',o ,,,_~OH s{,-,p,ao, P°'"'" ,.1 o, l j•' <"-'" • ,o J '"''"""' «'<0<' "P! <, uJ u,1tl ,U,u, u, L a,(I "ll 

"'" ""'""'"" pm, 'ooo/ J ·X ">4> I'' ~"""'-''"""' "" l""'I •~• 'I"·" l"""'"°' "' "'IJ """"" '"" "ll 
~,"" ; "' LL,~ p L c, ' "'P' ,,_, e,01 041 JO ,u, ,,,, OC u,~, , ,om "l '"" "" ~"' " "°"'l ""°' _10 "9"""" 
"" pu,, <><O l"-'"'-'O[tlu,o;ool!JO P"' I """"'"" I '"'" '0 s;S,'I"''-"" ,,suoc "! o!,,, '"'-''"'I ,,; a. 

'"" I I -X -<\ "J. -~ ,~ 01 V•'"'"''" se .,,,.,,d,,,,J <• 1)0'11''" "'""d.'f '·'·'P I' """" "II '"'II " 1J ''l­
uo ""' P'" ,; ''"'' Pl no~, -""' [cl do ,,~ P"ll"" I"'"'!. ao '"' Su, '°'""" '" '~""I " "1 "" ""'l i -X · K "ll "' '" ""'"I " 'P ·, ''"'"'l'-'0 S '""·' 7 '"' J " ,~, "~ >S(I ''"I~ ·o T µoJ 01 am I'-""''" 

, '"''""'l'l'"'r'l"l'PJ • 
·9 II"" '1'!4" 10,;,c;-1 ,J,,,.,,1c,,,1 '"' 1,, '"""""'"),'" " ,, ' • 

0 
·"''l '41" pu!u,·,i,p 

' ,i "'"""'·''-' '"'""'""°''' "'II•' p" , ',<u,n d o {' ll"lq "" °' "'"4
1 
J'l"''"Jo1"'P 

'41 l' ><.UC!"' JS~ "''""Jde a,
11 •~•• "' ' "'"

110
1 pu, 1''-'1' '"""!'' """"l ,,,,,;t · -''"'UDJU0° m ~ ""Id -'-"''""'''' ,J '"' -,~ .. ,u ,.q,_1 [ 

'" C·•t r 
09C 

1""1 oo;" 

" oss 

('"' 18 ">[->[) 

l"""Lf LOI• l·X·I\) 
,, ,u, 

'=tl l"""P'"ll P'" "19'·J 
;"'10[ l ·"'W0.·l"l'1f 

JO 10'.J c ,ca bs ""!I I ! u, (, C 

u-u,1-x·Vi 
(USOdO>!J 

0 

' s 

"""'·' 
'ti ·1JiL -X -w 
'>NIISIX'< 

ooa ,c"'''"lS ,<4<e5 O[JqllJ 

'l "'"!'11 ')'{ 
P"l"'llV 

:wonsm11,~G 

'l"-''d 

"" J 

'""'Y 

{<)><,l 

,,oz 

"'''" SflL,<hl,\iS•) CO·> '"'I'd 
') I ·8,J o, UJ.)W 
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PC>rPRlw OS-11(, 
rn,N,, 1-<>'l"&•VP-mrn, 

""'"' 11 

sa'7· ccoomme,,Jod ""'" "'"' le• Lh, pl"" k, ""'"" 1h, J,,,J "" "'°' '""' " ;, h 1f,e to~ "h '"'"' , 
a oHk" Le ,ru.,e.,e I., ,Odil}' Lo p~• ,de odd,"0"' pa,k "g -,,d "'""" oo «1' eS,oulat,o, 

,peu r,.dl ly """-'"'"I ,ng 11" ml" ,~ I ,i, ccti , ,,,, '" ''"" """"'°' I " ocdo, m ""'""" mod,to ,m 1' , 
,ppl,,dnl has "'' ~e<l LI« e«l ,m ""'I' p la,, a,,<l ,a lo~,tcd tt e '"" ltlfum , I} dwell '°S mHts show" 
,long the so , ch,rn alignment ,t "' ocatOO K '"' lwom, A""'""· "' the "'" I ll il,m H, pscc, , I he 

,e,•i,c °'" """" l to '""'" " the m" It, """ ly ho, Id""'' ,c,t '"II} I C """"-'-} , """ tw.. lncce~sel 
11" land ,re, assoc, ated "' ,th the tow.ho,sc lo~ J h "doe,, Lhe J,atl b,>''' ,,,,,,culetl w ,1h 

e,s,<le,,1 c, I d<>< ](,pm "" '"" noc ''""'l"d oa I} che la,d ,cc, , "'~ ,a ,<l ~ ,ti, Lh, L;p<> oC O w,lim" 
, "'" 11,,, m,~1 ,r; ,;t,,,,, Ii ,ot ""''"' lstoo, " ,th ti" ,,,p, .n c<l CSP. 

L-00 D<pth V nrlotlo" to S«<Loa "-121 (, )( 4)---1 h, s, hdl><s i, ,, ~'"" laL,o·,s «q "'" Lh.,t 

'""'"'"' l lot<. ad J """' to """"" o, "'"""'" """'""' , of ,cLec,al cl""""" "'" shall be plo«°'I 
"'"h , m '" , rr., m ;e1>1h ot °"" h """"" "'" : , r, ,. r,« A.!«1 '" " ''"""'"" ,1" <I '""' "'" g ''"' 
,,aftk " " '~"'"" a,o ,oq ,, cc<l lo be P'" ,d,J by e,u<l,;n """"· """" """"' ls , '""'" g ,ad ·o, d,c 
c,cah I ,sh"""' ,,f a hmldlng '""" 1 ,oa Im,, " h,n ,,c,p,c"µn,1>, 

1 he '"""'"""' ,11,0 , ''"'"''"" "" J""' _ o, IOOZ, ro, , '"'·"""" '"the '"'"'"' lot o,,,,, m, 
-, v,nho,se kl- al,-n" ue w,tliern piopcrl; i,oc ad ,ic,;ni to ,he ICC. "h,d, ""''"'""'° cs ,n 
"''""' L,,c<l<l} 1.\ -44) ;,, ;he ISSO V:•mN,i """"' P,.0o r.>,d , ,·,,,.,acn ,! •Hap <,ne, "'"""' 0,, 

i,,,b,egw, J ,"!"""'"' A,,,,,. ,,, ,; ' w,d 02 Statt "" "'''""" Lh, lots LV "'""' '"'""'''' 
J""""' '"" t,~m the dv,cllmp omts to th, ~.,,e] idnes A "·'"""'"" bl ,lep1h ;I I SQ t,et ,s 
-, q,,, "' O)· the S, bd ,,, s,oo Res" loLmas '" llns case 

R.,,oc. rn ttc 1<'11 ,~Ing fi,,J,,,,,. Ll,e PJ,,,,_;,,g B,x, ti ;pp,•""" , ''"'""'"' tD Scctlco ,4-1 '1 (,1(4 J 

ot the Schdl'·islo" ~,g,,]at,c,,s 

SecLio.. 2 4-113 i,,) o! "" Soorl " mon Rc1ul '"°"' s.,'ts t<sth lh, n,q ""'d I ml ,,,_. le, ,,ppru,, o I o f 
u,,otloo "'"""- >ecL,v" c, l U(ol " ,s tollov,a ,:;n hola} 

" ""' "" Pi,, " " ; "~ Ro"d find, that o-.trnonlrn,ry ba> a,,; p o, P'•"'" ,, I O ,m, u 1 , ;,_, 
may re'10lt from st,"'1 "'mpL;.n«· ~;ob ,;;, SubLiHe ""J'"' 11,;0 Ol,; ""''"°'" ""°'' 
S"hntl, ru,, he "'"etl Oo n ireo1er txt<Jlt t,y an alt,rn>t~·• o•·ol"),al. ,t ma,· ,ppn"'' 
v,rishon, f,-,,m 11,,,. '"'"'""'"' Regnlatioo, so th,t sub,tant"I Ju,hce mn, b< 
Jo.,, oud the puM;, '""'""' ""' , n·J, p,o> «I e<i OMO '"'' , ,.;.,,.,u , looll ,ot ''"' the 
'""' ofnuJJ,fy;n, tb, lnknl ;,d P"P"" of"" Suhtatle, and furth" pnmd,d "" 
th, PJ•nnio" B'"ml ,1,,11 not 'l'l""''' ,,.,,;,1;00, ""''"' at ,h,ll make fia<lin[l' WOml 

, pon "l<ien« l"'"'""d to ,t m '"'" ,pce,n, "" lha ,, 

The opp,o>a I ot ,he """'''""' s "'""" 1 """ nOl [,a, , <l>e cttcc, et '"' II '" '"' i,o mtoac aaC 
p "ro~· efthe Sllhd,·,,-i, n R,g,,]OllO,'.l la fact, '11i'1 ocmrl,ancc v,,th the """'"mcots ,,r '"'-'" a 
, 4- l 21 ,,.,, Id ,cs·,lt m p,,cL,wl J ,IT,c "'"" ,o <IP opp l ""'' tt,,t eo" Id ""' It m I he ,.ooL,c,nL "'"' 
be,o g , h k to de>< l,'P th" prnpe") »'i<h th< ,ie,,s ,t,c, e"' moned h,· the l '!'tO Ap, ,,._,,, Ma"" 
P'"" ,,ad s, •. ,;,ma/ Map ''""",Im,""}"·'"''' '8'"" I P,cawo,: h,a, 6/i, fl ad 62 
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PUCPB N,, OS-11, 
J,l,No 4-0'10&·V/'-0.'.08 
r,,,. 14 

(I) l ,,, g,..nt;nt ot th< ,,.,;,1;0, w,11 not be ddnme,tal to th< ruhl;, ,afe<,·, 

l,,alrl,. or;"'"' ;ou< to othcc property. 

I he f'"'P'"' I,~, Lb, ,xLcdOdmill•· """'t,on ofOO,denng not ,,,1, o" Lh< !CC ,,,lncil h;; a,, 

"'L""L n.'dd , 1,,-,,r""'""· b,,1 ., ls,• ,-, """ ,;,»r ,. "''' · l· "1 ,,,,J,, , ; 

11 ,c "" pocraot t◊ '"" ''" "" ,q "' °'''""""" ot the , ,,"1~·,,· ,, ,th " th, IC ,: "gh, .,,t WS)' ~ ,th 
c:spcc, to the ,,,,.ic,nal a,cas "'""'" ! 5u kcc ot'the "fht-ctCv.a, 11,c,o a<o "" locs pmp,,sod 
,,.,,,,,,, I SO tee, of the """" tca,~I laae [ Ms '2-50, Hlock \I• (') Lot,, do not"'"' the mln,mmn 
lot d.oo·h ,,t 1 <c, "" 1c,,m the ul<amal, d,hL-c[-way or th, JCC. E lowe,ec 1h, J,,,c bet""" th, 

'""L '""~' .mU '" sobj"-t prup,rt; a,e to p,o;;.Je fo,, sirigle lalle """ <imp flom Vi,sin~ 
.\trnur Kw.I Lee "'"'' "'" p '"' lf ,ioe< "°' po; ;rl, ,h, , o '" "" ot "" ffic "''"'""d ~ ,th "" 
,,cLe,;,1 e A1d " a y ""' {he,,,,,,,, the ,rn """" as<oc,,tcC ,_,, ,th , '""" "") w "" an ·"''""' 
.],,,,,Ji, 01 ,00 , , h , she, do " oc ctfoct c> cs, nmo lots 

Add ,t,o,,slly, • ''°"'°" of " , I l c, n,;>.L -c•t'"•> " ldbe l,<l 'l<•e< l h,e,tened o, En<l,no~n,J Speues 
A,,,., I S L> lli<a) ,,,d " aol '"""c,J I ,c Je,•elopm,nl 0/ Coe l CC ,c'd<l"' , ; lwU,ec. LI"'""' " 
um,itlen,J a Pdodt, (),,, w>e ace,. con1a,nietg "'~tlands, ,rre~ns. h}(kic w.ls alld J,ob1rat !or, 

""' ''""'" o, '"d'""' ,e(I ''" ' " Th " "" ""' hem ;",· lurl,,d "' rlh' ,; tN -ct' "''Y " " M '" OS IT' 

"""" pco<e'1 ,,,, ood p '""'''" "" ,,t tlm "nportso, hahrt,t I '""''""• oo ' " ,tt;c ,rnasar.c-c.s' a, 
""""'""'' ,o '"'"" O 1 121 f')fS) '"I'"" the ccsldc"11al lots with " l ;<, fCct ,'·hat''"'"'" cf 
,;,;.,t ol wa, 

ln ,h~ ,ase. rrn!fic llO'lC " oot, ~'""'" I he """'" oflhe """' ,mi\'"' tlen,cn,Lc•~ "'"' n., 
'-"""h''"'"' lot "w""'" the ,,, dHA L dn " ' " ,mp,ct Imo"'""'" hy "' pm_ieeled Lcdf!k ,·oL,m"" 
◊- ''" ICC "'" the "'°'""' aucss ram;, Ladhea ben» p.»at '""kn,I, ,nO ooss,bly feocmg 
~•) st,11 ho cmplo}cd to ,educe the , ,,u,I ,mp,,L of Lcd[r, •. wh,ch w,II CS, Jel,mun,O ,,t Lh, """ 

◊- dcta,lod "" ,,1a' 

\l , I I, , (' "" ,u1'o "' on " hkh "" "" ;anoo " h,scd " , u , m u, 10 th, prope,"1} 
fo, wh,eh th,'"''"""" ;, ,ouobt ,nd "" no< •pehrnbk """''"li} lo olhe, 
pm1oeeLk,, 

Th,s ,1.,, ,s m occo,dan,< walt, 1t,e /'c•n,c G,•, ,g,• •, C wol, Ar, ,u,•c,] Gce,•c,,I ,"<,,,, Kemme 

I own Ce,.Lec E-,1 w,11 s<'"< a, ,l,e Rc1,,0,,,I ( "'" """' "' , , the (,coc,al Pl~, l hes- lots '" 
""'"'" "' 11"'1 <h<)' '" located ~,thm 15D kct of ,n artcci,I rnad~,, b," ""' nol ,mp,cL,J b, <he 
0 5 dIJ,4 [_ <I " "'"' 11)' assoo,atcd wlh d rn,,<l Wd' c•C ,1,,, cl,oc<Li-"l.Cn Se<, 1 ,rn 2 4- 121 (c )(') ;; 
,st.1N , ihcd '""" II} to p, ot,,ct 00 ~,d, ,, L, >al• ""''" lie< ace no,m,,11) unpa< kd e, Le 65 cl) A 
I d o '"" " "'""'"' ½ ;u,,,, I so Leet of an " '" ,,, l , uc<I J,, ""' r• , , ''" I;, c, ;, , ,s ,, , " ""t "" '""'° 
""' "' ±<, nmp lo,dt,rn assoc"red wit) tl,c lC(", w>;,h butte, l the lots nom .i,e<ec· """'"t le<>m 
tecm,m tt,,el I"""' 

(]) '!'ho .,,i,,O '"" d<><~ "''' '""";," t, , , Loi, don of '"l' otl,., >p p!k, h 1, l,w. 

o,d;n,nc-., o, "'''"';""' 

5-21152_Backup   21 of 103 62



(Page 15  of  55)

rc-,eR Ne, os- H, 
f , le No 4-<)' l O ~·VP -0 '1 ()S 

E he oppov, ,,f•us lut d,pLh ,educl,on lo, '"'-' lots ½,II no1 , ,vlate ,m} oChe, ,ppl,c,,;,_, l,lw, 

o,dln,aco v, ,,,,.1,uoo '"-""" U,e« ,,,., no o1hcc ,p pl.cit.bk la~ 0, o, O " '""' 11,,,, d,,, h " ;11, <h ,, 

'""' 
(4) """'" of "" pa ,1;,,.,,. p '"'"" l su rmnnrlin,,, ,h, .,, o, toro,.-. ph io,I 

'°"'lmon, ofthe >pe<,fi< propert,• in,olv«J, a P"'""'" h,cd>filp fo th< 

""'"" n·ould '"'""• ""<l~ti,ouh,h,<l frum • m,.,, in,uo,·eakm·,. ll >L,icL 
l,lt<, o! "'"' "'"lotion, i, ,.,ri,tl o,t; 

Th, ICC O,J,,,; ,rn I ,,,s , "" ltc,l "' , I" Ol"< rt,- '°"fa;u"""" "" ,quc "' cl" , sm tomding proportles 
Th, ICC c 1.gnmcn, "'" ltt m , rl, ff '" le 1'od hay n · achie.c h I ehesl ,-, d °'" u ,e I l,e,e.1•oe, Lh, 
loss ofl a ,,; d u, to , S H A tsk m~ ccu[d ·cs" It i, , ha,dship b, Lhe , ·~ , " O} ,edu. Ing LI" " ,m bee ,,( 
lots ,c, la,:<I ,h,- " 'PP'01" ate lm the devcl,,pmco< ol towohoosc "n," 

V,o,ian<e (YI' -0' 1 08) to 8«1'on ,, -2"l!-Hy lectc, dctod I uly ,, O<lllS { Lluo , S, Che II»), Lh, 
opp l,c,ml _,,.,, , "' ,,e,i ,d , va, """ ,, Sectmo c,7. 2 s; of th, / rnioc Ocdman .,. Spec,f ,call, , 

S'"'"" 2). S , &(hJ '"I'" cc, " at tmrnh '""" lots u>o knn "' Lh, Coll,wm g ""ul,L,m" "" app 1,-,,bl, 
1(, the ,., '"' ot the p,ci,mma")' elao of-oedivl,ioo 

:h ) I o"" nh''"'" <le>eloood P"'"''°''' t,, ; Qe,a, I ,d Sice Pl "" lo, wh " 0 ao ,ppl ,cac,oo ,a filed 

arloc IJoccm bee J G, l 9%, ,1,,,1] V< en '"" • I ''"" On< 1 hooso •d "g hi """" "" ( I .SO<>) 
,qna,, f,.t ,o "" i, the'""' ul, M,x.,J-U.,,, Plac,oecl Cocnm"°'"• Lb,c, Q,;11 be "o 

"""' tloan "'•"' (S\ tow,h,m," pee huildin" srnop. <><<pl ~h,o LIO< ,pplirnnl 
d,omn,"""" h, lh, ,.,,.r,,Hon oflbe Pl.,ni•~ B<:,nnJ or D1strlct Coondl a, 
•ppJ,eable, (h,t mon lhi<o <igh1 (l') Ow,ll'"g units (hot not°'"" th,a t" ( I 0) 

<lwdlin" uni"-) wo"IO ¢<~11' , mo,, ,macttvc '"''"B '°"m"'"''t m wo,ld he mm,· 

'" ,,; oomootall, sen»l ,,,_ lo no '''" I $ 1, , II tl,e "'""""' ol '"" Id '"11 '""I" ,oocam I, s 
mm,, than o'<ht (81 <l~ollm" ""' S '"'"I lw"'> P""" (20%) ,-,- i,o s-,t,I mrnhc, o·' 

b,dJm, """"' "' 11,c toral devclopmcmc, a;d tl,o end umt, on ,u,h buildme "'"""' 
sholl b< , mlnlmnm ofm,n<,-fou, ,H) l«t m w,<llh. L h, mlmm,m buU<llo" nidlh 

;., ""' '"""""°"'- anaehed •rnup sh•II ho tnent,-lwo (l2) (eel. 

·I n, rrm,mum "'" lee s,mpl, lcl " 6)0 ,,,,.,., l«C 

l I h,t """' 15 oa,L rn '""· (a,,apprn><d '"-"" csr 1,,,,,,, P'OJ,'<t) "'''be""''' '",. ,,,,up 
; 1 ""' ,m ", '" ,Ila" 00 co V< , ,u ,nun, 11n or I e "' ,; ; 

I haL Lh, '" ,,_, ,,.,,., of , <t "gk " 0 tc '" ,. he ! , ono 'I"'"' loc·, ' 

1" part '" P"' lim ln"'Y p ,an ,s lhe " afo'1 ,o,, , ,, ,h,· "'°''. "">" of the ca l""'c' "ceded to so r,,od th , 
rlc;oh,,m,m based oo '-" Je,,s,1y Th, lot"'" Sa , "'°'"°" ,,';,, p, olim,,,ar,· plan vi ,,,w,,,,,,, 
Thc"LOte wl<h lh > P" '""'"'> plrn, ti«"" lance as fr celatos Lo ,',, ceq.ne<<l lvl "" •ool, ,,,]] be 
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C>'dluUtctl I h, "'""'" e<quh,U rm Lh, "Lmbec ,·flwellm, "''" a a"'" the~ ,tlLh '"'- ''""-' 
s pee< """ """'"'" ~ ,I I be "'' '"'""I " ill, he < ~.1' i<,j ><le µJ,,,. ih,, e».ry, " hen 11.e prul "" 
·,µ, 0[ <i,e J "" II ,,,~ " n ,-, "" t.. '"' I , '1«1 -, ,t ,elates 10 tl>ese ""-'" , e,"enB. W, Lh 11,; 
·"di,e, '""'• lh< Pl'""'"'g 00,1, d ~ , 11 b< ,b le ,o t,, II) e,, lo ,te (l,e c,•nte<t fo, 1he ,,,,c;,r,;,, '"'""'" 
lo, U,e ,,,,,,W, ;J J.,dl,ng ""'" "' , ,o~, tl,c w,dtl• ,,,; l,v,,,g ;pace ot tl,c "'""'""" ,"'1,, The 
_,,,ml,c, of dwell"'! ,,,,;,, "' , , .,w w,11 W ev.,h,ato<l ,s,th ,he "'' ;'""""' rr, ,·,tc,m,,,c the ''"'"' 
lf.lpoct a.td ,p _,ro1, ,.,, '"'" < The ,,·,dth at the Im '"", as ,- " '"'" ,; the ncq ,rn ,d '"""' p. 51,acc 
w , 11 I" "'' '"'"'rl ,,, ,h to , pmd '"' t}'I" ,,momoO O} tho ,pp I '"'" w,th the rlc,a;J,d s,tc "''" rhc 
"""'0" b;' the Pla,m,,,g Hoa,d ""· [),st, ,ct Loo;o,l as ,c "latcs -0 the ncc,ssot} V'"""" 
'""'"""g w L bo nctloc,cd ,,,, tho .,,p,o;.,J USP(.,) rnd thcrnfo,c ccficctcd oo the tia.l n,.,,cd 
-, ,c, J he let w,dths ,ad aumbec ,r ""'llmg ""'" m "P,~ um b, mocl.fi,J ~ "" 1t, D>P ,1 ll« 
d,sce<tHm , f Lh, L",mnmg Doan! ,-,th,,,,, '" bclrnli•·<i, ,,JfrcL<"g I),. "k'I " ocy fo,d i,,gs ol I he 
oe<Hmm"'; pJ,,, _ 

_ , , ~,on ,,f,he Kc,""·, M"'~ ( lse Dc>el,•pmrn, ;, ,e pm,·,dc, ,anct} ,.- '°"""' stock tm , 
"'' "~' of""'"'' /,,oup, ,od tho cldocly ( 9,<) A1m,c, ei ••'a'"'" f'lan eed .l',,·co,ai Mao 
A ~'"""· '"" fo, ·'"-',.'&'"" I Pia,, ""> hea , N,, 0 I and 62, pg I '.•0) Bec,os. 1h, ,,ppl,c,al is 
p, •'["OS "' ( t,;,, types of dwclli,, e ,mts, mull,t'.m, ,1, """ lo·anh,,,,se,, as ,pps,,,J b_,, Lh, 
( ;o,,c,ptual S ,to Sid< CSP -U 7UO ,, lhe ,1b,I , Ly lo ""'' ,, 0 ,vemty of "'""'~ gn.,op., ~ l,m,L<sl O) 

pru, ;Jm , d , "'.el; of lc•L aml O »d I " , '" "' , '" 1 » ,1h "' 11,c 1 ·'" "ho"" """ '°" '"' ot the 
Jevelo prn,at, rn, ,i; pE ""°' """'" , """ ,fkaa11, '"'"" ,o, I ,t:, ,, "" " '""'°"'"' '""'"" gm,p, 
,.,th,,, ,h, """ hrns,os t:,oe l"o acwrnph,h ,h;, Ma,tr, "'"" wacerL g,,,L d ''ddet; ,,r ,,., ""J 
,i,-~11 mg "" ,c s "" "' , II ,o ncc-css,t} 

It ,a ant,c,pa<cd th,L mmc~ mc•O,fic,Lrn~ 1' Lh< 1,,,,,, wdl """ Cl•~'"Sh ,h, o,v,rn ,,- ,ho dot,,lcd 

scle o:,n l lo,,,,,ec, m '" ,,,, ""' 1b: ""'"be, ot d",11,,,g ""'~ bo """'"' vvc, t,,t "l'l"°''d 
by the p,elm"-"" pl.u, ln fad, ,, "'"'""" "' <h< °""''°' ,,t ;,.,11,,,g '""tt m,; own as <he 
Pl,n,;n" "'"'" "'""dee, ,~ ""'" tor ~l< nurnb<r of dwc]lmg uniu ;,, , co·,, dtc lot w,dth "'" 
' " .,, >P"" v "''""' es ,1w1 "" ;' be "q" "'" u ,th ,he ,., "'' o t "" """ led s to plrn( s) 

Sccoo, c, . 2'0 of th, Zc•a,ns Oc<lm,>nc, ;<1' t"o "h r> e ,eq,,, ,..; t;,,rl "'1,' tN , PP""'' l ot , " "'-'"' 
,oquo~ {;n hold) L h, ,pohc.ml "" ,,e,,ed a • ,1> '"" 10 o II;,.,· I w •>f 6 '" s 'I " " ""' ';tatt 

sc,ppc r, 1',, v "'"'" foe ,,,,. """"" lvt '"" haso<l oo the mllow "" fie d "'"' 

.,. ., sp,<Lfi, """'"' ot Umd ••• ~,eephonal '"""'""'''" s!udhmue,,, "',haop,. 
e,«pfom,l (opollrnph;, «mdlrloo,, or o!O,r e,,rao0<lin,r, '"""'""' o, ")nditions 

Th,; ;pec,t;, p,01><.-t;" " ,dcot,ticd ,n I ''JO Arpo,ed "'"'"'' ;'!aa, ,,,,o s,u,o",,,' MaoAm,·odm,"I 
foe S,,', •'S"'" I P/a,<n,Hg a,-,a• 01 "1 ,md 02 b_• ""'" mhi c,1,,rn,I Lb, pn,pecl; "' ll" '.1-X-T 

l "'" Th, M "'"' P lru, '"' ,s uaecl lh, Kvnk,c-, Je,elopm,,,1 ,1> • ''"'"I"""'''" » 1,,,h ~,•o lo 
p:o; ,<le , " ""'' of d" ,11 "'" ""' L types w hi,h " ooll "'" a , ""') of ,,,,o,ne g,o, p, , IJ> °'"" 
ffil 0,c o,,o l,ca m to fo lfi IL th, Md,k, Ploa e<.c•mm,ni,,c,o,,, , "''-'"''" ol lh? '1nCl a ppl ,<a< IC I , ot 

the ,rn mr om '"'"" " "" """' Th, lot SLZC ''"""'"' "q" I/Cd 0,-· Se<t"" ?7 - j,1 !( , J to, 
towaho""' Oo,, cc1 ,,llo" ro,, ""M}' ot lot ,;,c, """''''' to, ao '"''" tm"' "'"'" "'' d,<l ""' 
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'""""" 11,, """"' ,,,,, " """'"""'"rl " '"'" < pcc,fic to ,h ,s ,,,,, ,,, I"°' ,.;, , " "'~' of ho"" , 1, to, 
rl '"""" '" come t ·m, I" [ he ""'"" tc, the ccs,dc,,t,al '°'' pooc"t ot ci,c K,oatcna [ ""'" ( cotcc ,s 

""' who,c ,c mha, I ,ITscyle "" be ,upoorted sad ~ hee< ,11,w,m.cs r o, • <l,tT ee<nl prn<lnct ernt. 
R) pm·,,dm~, ,m,fo,m loc si,c the uppl""'-' " ,m,bk lv prn,cde the '"'"''' wll,<l t1•c m lh, 

\1 "'" , "'"' ,,·h ,ch ,s soec,fic to th,s wopeny, aad p laces th, owoe; m ao "" "''"''""'' ><Loa1,on 
,,•h,ch " , ld ,~so I L h "" ,niu, haccsh,p o po" th, o s ncc 

><. I be s fr«t ,p pl,ca(om of the l,,oi,," O nliaanec ~ ill n-soll m P"'- " liar ,n<l " " '"" I 
prnet""I dHT,cnlH,, too, "'"pHoo•I o, modo< ]1;,,1,1,;p "l"'" Ob<' o~ne, of"" 

""'"'"'· 
[ he """'''"' vfth, ,,~TI" lo ,l"<lop ti~ pe,pe,I; "' ,o,Uoc.n,,,cc 1o Lh, '"''"" _, '"· 'l • ""'" '" 
,t,e , U,ct dppl ,-,,1;,,_ of 1he Zrnm, O, d "" ''°' , ,;,o 11s , " ,a """"' ha, ,c,h , p P,acr ,c,11}', the 
;pp];c~,- ,~. Ilier<fo1c not d"'' lcp tow" house, " ""°'"t w,d, an '""'"' s»rn '"'"'" 10 pc, w,J, • 
, "kty ot he»< "' /, to, d ,ftcC<eat mcorn, S"'"P' I> , , , , wn foe Ll,e """'""'' " "'"'"''"' v r Lh, 
Kontc," I o~TI Ccatt·, b on, ~'"" ,m n,b,,,, l,fr>t)le '""'' b, soppoct,,(l 

C. The »rian« »m n<>t ,ubohm(i,,11, impale Oh, inwaritr of th, Gene,al Pl;; o, 
Mast« rlan. 

I i,, '"'""" w ,I I so ppOt'l ;nd """' "' 1hc ,m p km'""""" of ,he spoo,tie nccommrnd,i, "" I )rr th, 

Krnten a L,,t T o~·o (, "'" ,o<l " , II not ,m "'" tt e '"""'"'' afthe ( """'"' Piao ,rr '1 "'" ""'' 

The '""""'""' kt me sho,l<l he """"d t, prnv,J,, ;,net, ,r hrns,;" ,,,,,., Tbe "'"'"'"'"' lot 
w,dth shoo Id he /, tcct and. In ddd,t,rn. '"' lob prnposeJ wl.,ch ""' sm,,lle, 11"" I ,-JOO ;qo,o, 

foot o, """""" tha, 1, feet ,hrnlJ be ca«r,11, '"I"'"'" a, ,1,, ''"'' ot tlc,,;1,J "" pl,,, t,, 

ca ""' a "''""" " r I,,,,,, "'" slud. fo, J ;1r_,,,_, ""°'"' ;"'" pl 

J '" apal,w,,t ,; p,opo,,,,g 7_\0 ot 7C<l tow,,ho"sc lo~ below the m" mum '"' "" ,,r 1.sou '""""' 
foet The 'Pr'"'"'" p,,,,,oscs 2'4 lots b«weea l OU(' ,no !.SOU '"""' le,I_ J'O "" ''""'"' S,1) 

and l .coo "l"-'" Leet. ,,,J 111101, """'"" <,,<, "'' ""' '9'"·" tcct 

Tl" rl""""P, Ro"d 'l'I"'"' a '"'""" Com ih, mmnrnm lot "" of I 800 '""''" r.,1 ba;e(I "" 
tt, tollms,og ,Ham, sc.l, 

.~ "'-""'""' of O I""''"' ,,ftfc lot "'" w,11 O, betw«n 630 ,ml 849 '""''" fr'1, 

Al Lhe Pl""'"' a Urn,U ].,,, "* on Jul, :;, 211')H d,o Pl~mm, Ho"d asceod w,ih Lho •rrl,c"".L th.-t 

to '"'""' a '""" c[to,,,Llh'llSC "°'" ,t,.t lot"''" a, ,mall "' 0 Ht'"""" feet md, t,e app<apnale 

Ho"""'· t/,e p[., "" "J Ro,,a ,rl, '"rl ,hat "'"" "'""' """ th, •rpl '"-'"' ""' rr.,,, tlul lots bet" " " 
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'40 ,,,a C,'.(f sq,.,, !cot n,, aot be pmT.attea !he lots beiw,en '4'> dT.d o;o sq,""' fret mdy be 

com bmc'.l » ,Lh ,b, Ll<aJ lc•ts Lo bnne ll" "" " "" ""' loL " " lo 8 50 "I "'°' I"'' , r detem ""' 
opprupci.te by LI " Pl,,,, ; "g ~co ·d " the t;m, of ""'w of the DSP The Pl • "" "'1, Roa, d ,,,,tod 
11,a< 1h, ''"'""' lotl •1•~1oved '" the Cm."t} mo S5i) squru, kct ~"W"'" m th,s ucO,a 
"""""""" .,ltcmamos m,y he eppccpnete aad should b, e,alUdt<d wllh th, hou" ·ypes that 
,,., LI he· nc,•,ewed " llh 1t,o U S P 

f'm ;mmu,ofal- I "° Cn ,·uoma"' kll l' J,,no "'~ Secllon I,;; ,;, ,e w<J P,; I "" , no,y Ph " of 
S ,bd,v,si,-n, 4-0".' L 08, ,a<l Lh, T "' I T "'' C0a>ec> a, ""' r,,,,, TCPl/Q s;oi.o . , "''" )"" ,i 
c """" by th, Envm,ac,,0,,1,,I Pl,mnng I "'''"' o " /" ,,e ,S , C.008 , ood '"'"""" " h ,b,ti 
subT.LLLeJ "' e-ma, I on fo I; I C·, 2003 , 

Th< E"v "~'"'""'" I 01,o " '"1 Sect,on p,o,·cus I} ,c,·e>scd "'" mg ,·ase A-\14,4 " h,d, w,,s 

'W'O"d to "" bl sh t,o CUlTCat M -X - l '""'"" "" eTIVl"-'"""""''I '""" ";""' ~'" ,llp ,Ja,"l " 
7arr of the '"'°' '",< [ he , ik h& an •'l'P'"v,,d Cc•a.ep1 "'I S ,Le P k, C >P O 7003 , .1,i d T ,_,, 

'"""""''"°" p,,,,. ICPl.'05'UI 

I he s,hject ""'P'"' ,s '"'~'"' ond~ a ,11111\cc nm 11g pc,"''' re,,,,,,,~, 89-SP-0'1 0-Hl, '""'" 
,; Lh, Mill•· land Depo , c-oe,,, ot the F o, "'°""nt, V. ate, M " , pcmcnt Adm '""""" ,a ctl """ 
'.\ !, y )0 19 gg , , h ,ch e, p ,,,, M,y Sil, WIJ9 11,o rn mm 1 pcrrm'. was """- pno, Lv the 
,mplem<nlOt,oo ehl,e Wvodl,,,d Co""'"'°" aod L "" Pccoe,,,atic-n o,Jm.mce m L,89. 
·E,c,cto,c, "'' "" co"""'""oo ,,Ian wa, awocuk<l w ,th th, mm;n, pemHl ,I .,-a<I "'" P'"'' " was 
also oot ,qul"d fo, th, mm,ag ,o enfoo,,mrn< of ,,c~,;" ,,,,,1 ,c,1;"""' '°"""'' oo the axe ,a the 
"''P'""' b,J,1 ,, o [ LI " M,. ) J,,,(l ;>.. part,nc,,t ohh, Fm "Dll noo, c, rr,ocly, the mm '"_, ope, at,en <> 
"· U,e ,<d~n,cion pince 

Th, s,<e w;; ,,, ':l""ll) , 1 "8-,c,c prnpc-,,,,, wad M-X-T, ad R-R. wl,;,h is ac•~ ,o,,_p,,s,0 oc 
401 ,o ac,a,ot\1-X-f ,~ncd la,d, U.81 "·" olR-R,m,eO knl, ,,,J ,,,, 31 4, ,c,e ,1,d",t""' ot 
lo"d rn rl,c SHS "' t,o llC nght--0f-"'' .\ c,,;.,, c•flh< ,n;,l,u c ,,,jo,,,-,t,oo tod,c.atcs rl,,t 

,mo,m,, W<Ll,mJ, '"'J . j,h,,ff flo,,,,,,,.,,, "" """'' ,., """" "' '"lS I'"'"" [ he ""' '""" ITto 
I """" Ueek, w JIili n <he Po,o.,, ,c R " ec Msm. >loep ,ntl ,,, "' s lc•pes "' fo, "" ,,,,_,,,, 
The s,o- has '"'" m;,,,,i ,ntl the p,esao,SI) "'""'J "''ls. P'-" 10 ,mn,og, ;01,s,~,a ofso,1, m the 
R-oltw,11,, H, bb C'room, "", el ·' ·"' !<O"""' P "' Tuh , l •"0"""•'''°, M.,tapc.,, o R "'"'°'" 
S ,ss,ITas ,,,d S,na, .,u, ,J..ss,f.~11,oos, n,,, to the """" "'' mm ,og that has occuIT cj en the 
P'"l'""Y ,nd "',th Lh, ,.c,pl,0" e1·t1>< ""' w th,o the I ()ll-)'"' tloodpl"o thac ,,,,cc "'" dhtocbcd 
iud , c mh.ag ,,,,,.1,0,1, 1hc so , ls " "'' ''""' st P""""' , I; ,f "(;"''cl ood ~°'"'" P, LS' uloa .0 w, }_ 
1111 m.rt,ndl r"'"' «cl•""''"''" 
Acco,tlmg ,, '""' I., _, _, ,,,toonst '°'· M a, I hon• ""' " "'" to,m J L<> o-"' ,c th, ,, ,_ unl; of ""' 
'"""'' '-fo;se is , m1JO" '"'""" o, th,s s,tc_ lntmtaO, 'J; d>,ss,[,el ,,s ,, freew,,,, ond \',1,-
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Dus"' rnJ Vugu,,a Moos, Road, clasc,tkd as "'""I '"'"'• ,., """"1 ""'k ,el,oed '°'" 
:;, " " """ , pomeo ot the so, ,s l,,o,tCO " ,thm tho "gh, -ot-W":' ,,,, tho p, "I""' I """'"'"')' 
c,,u,c.to, (KX") ,rlom,fod ,s A-'4, ,nd ;, a, artodal ,,.,J Su oadovcloood mastc, pla,rnod ,0,d 
,doot,ficd .a, A-, ,s l,c,os dovclopod as , coll,ctoc fac,l,ty ci,coosh dm scto as showu rn ,ho 

""''""'"'" plan ,ad I CPl, hm ",,uld a<•L "'""'" ,uough csLToc Lo ""''""' e>el""'" n lo,"""' 
'" oacts A ,ot, ,~ "' do; ,I, •pod mss<ec pl,m.eJ , ,ad, ,he ,l.,wu & pmpoSei ,,, Lhe P"' lmdu,') 

o.,n ,ntl J l Pl. ,Jeat,[,ej '" l-,OJ' " cla,;,fi«i ,;; ' ,ell"'"' ,o,d "'" "~ukl UOl '"~"" enOufh 
J>'.Tcc lo wamm l e.dl """"" r,,, no,se ·'""""· Tb,ce ,i, , ,co J,sc,<.'1« '"'" ,c ,,,d h ,;co, " ~ ,,J, 
ad1u"ol lo lh,s prnpecl} 

lk,,ec "" dVddabl, ,,,Lc•m"l,an [mm 1.« \lac \ .aud D,,.,_, CmCLl ol N'1 "''' I Rcsvo" "• W I (I 1,tc ; ,,; 
I lenldfe l'rue,am, LW e aJ e n,, JO«. ,lucatrncd , or cnd,c gcr«i (RT~) 'I>'"" tou ,; :0 """' "' ,l,c 

"''""" of"'" ,-~,pert_>''. hO½s'e< th, '" a,,,, """' v,,•tl,o<l "'"' »,th "" RTF h"ttc, ""' wa< 
Jelcaeale<l doc,,,g Ch< '""'""'""'"I stud) tm the ]( (" Accmd,os" the A1,p,m ed ( 'ow,o , ,a, 
~, ,.,. hfm,1~,,.,, P'-'", all '""'' '""'°'k foanncs (Rccsdotd ~=- h-,1,atum ~= md 
Nemo,k (,op<\ ,cc p,csoat cn-,<Lc I h,o prupe>l," is .occ,leO m 1he Subc,g,on I Pkmnrn" _\,e,, a<Kl 

tl-o ll<v,lop;n" l ce, ia the aJopteJ G,n"al Pl,m, 

Th,""""' s.,1,,,g.ou r Mastc, 0 '" aad So.,t, mal \1•p Amcodm,nt illlopL<tl'" 19'>U, '"""""°' 
no s ''" t1c •'"" "'" mem., II) -,elated !'" ;dolu,cs P--""' " '"" ·, the '" b_ eel ,, le. Th, ~ !." le, P .oa 
p<'dM'3 ""'""' c,du,s.uecs aud "'gulot ens thdt ~·,LI be ccv,e~,<l ~ ,b lh,s e>po.,wl,on 

Prior ,o 1ho " ,am o ot the ,;n• ,t """; aeU an '"'"' , " uel ""'k o r " S •"""I Re,e,; , " ""'" ,,, 
.icfi ocrl "' tho rn astc; r la, , howe;~,, ·""' di ol Lho,e '"" ""' " """"d i,, p,st <fiLlllfi! 

•'I'"'" "" an d ,rn I oo ·"' ""' J b <Xbl.Ug "'""I·""' k,1, "'' •'" '"' "" o " '- ,th '" th, 
Couo-,,wid, ,,, "''· -" fastrn,<on, Pl,u •' ud Uie "'"'" "" i, , "bJ"' ,o 1h , W 0odlrnrl ( "OOSCO.'S<,0 , 
{ hd;n,aco ~ O '"h ,sell """ "' Llc,1 ,he d e>·el opme"1 vt ;,, "" co " t,-, mi to the "" urnrn oacal 

''"'" .,,,,,,,,1_.1 w "1, the mastc, p lo,, as dc-m led s,tc plans '"' """''' 

Cnnfomunc, w,1h the (,n,co lnfrn><rnclun, Phm 

TI,; "" p le,neotat,ou ,ccc,oo ot the '-"""'Y" id, '"'"' lu r,,,,,Lc ""'" Pl,m ..uu ldu>S polic", iucd 
st=cg,cs ,ad n,comm,nd,,,R "'' fo, "" > "' g 0'" e,,•h pol '•') Th, fo llcw,01 I" l " cs l,a.c ""' 
actcm,mcd °' be dpplcc,,ble k• 11,e ,,,,,eot p,~,eet Th, '"t '" BOI.J> "the k·-,a horr the Ar,•, ",.i 
Cc,,,,,,_,J,, G,"" 1,,1,,, • .,, •. _,.,,., Pian a, d tl,c pL.,;n to,· e,cvodcs comments on plao 

.on[omcrn" 

Polley 2-Pre.,n·,, prnt<~L ,ad cnfilmce ,u,r"" ,oud "'"""" wal<r fo,,.,,., ,uul 

''"'°" '"'' "'"'"' ""' fo ouiuo,. 

R,gu atcd ,nd l Vdl '"''"" • "'" ot '" ' "'"1-"'-t'° "'"''"" " '" '" -s,tc So<·cc,I ,,, "" Ceo loc,c,I 
hmct;oa, clrnt "'°'"" pnc; ,o ue '" """ g ot the mo h"·e hccu lose l,cca,so a,-.,,_, wcru c'rndcc .,.J 
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the natural drainage of the site was altered. It would not be possible, given the current landscape, 

to fully restore the lost ecological functions; however, the streams that receive stormwater from the 
site are in need of stabilization and restoration. The mitigation efforts for this site should focus on 
stream stabilization and restoration. 

A Stream Corridor Assessment was submitted and evaluated. 

Strategy 2.1-Help address compliance with total maximum daily load (TMDL) 
caps established by the state under the Federal Clean Water Act for water bodies in 
the county where water quality standards have not been met. 

Strategy 2.2-Establish and/or maintain adequate buffers to protect and/or restore 
water quality. 

These strategies should be addressed as part of the current land development proposal, however, 

data does not exist at the present time regarding where restoration is most needed. A 

comprehensive stream corridor assessment is needed to evaluate the condition of the existing on­

site and downstream water courses. The evaluation needs to be completed, so that commitments 

for restoration can be evaluated as an integral part of the stormwater management system 
proposed. Appropriate conditions are in place as part of this preliminary plan in furtherance of this 

policy. 

Existing information should also be evaluated to determine if other locations, beyond the 
downstream portion oflndian Creek, are potential restoration sites. The applicant submitted a 

letter dated February 5, 2008, stamped as received February 11, 2008, that outlines information 
from a study done by the Council of Governments in 1989. Because this data is 20 years old, and 

may not be accurate to date, additional investigation of the sites shown is needed. In addition, the 
Anacostia River has had a Watershed Restoration Action Strategy completed for the entire 
watershed. The study may contain valuable information regarding potential restoration sites. 

A condition of the CSP requires that a detailed stream corridor assessment and the associated 
recommendation be submitted prior to the acceptance of the detailed site plan, as discussed further. 

Policy 5---Recognize the green infrastructure network as a valuable component of 
the County's Livable Communities Initiative. 

Strategy 5.1-View protection and restoration of the County's green infrastructure 
network as a necessity and an amenity. 

a. When making policy and land use decisions, elevate the importance of 
preserving, protecting, enhancing and restoring the green infrastructure 
network at the same level of concern as providing an interconnected network 
for transportation and/or public utilities. 
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The plan proposes several storm water management ponds, some of which are re-configurations of 

existing sediment and erosion control ponds. Because this site is very large, and has few 
opportunities for restoration of the lost green infrastructure, the re-configured ponds should be 
designed as amenities and the environmental buffers they encroach upon should be restored. The 

addition of the stream restoration efforts noted will enhance the restoration of the green 
infrastructure network on-site and down stream. 

Condition 3c of the approved CSP requires that the initial submittal package for the DSP contain 

an illustrative plan that shows how the stormwater management plans will be designed as 
amenities. 

Zoning Case A-9484 

The Environmental Planning Section previously reviewed zoning case A-9484 which was 
approved to establish the current M-X-T zoning. No environmental conditions were stipulated as 

part of the re-zoning. 

Conformance with CSP-07003 

The following conditions were approved by the Planning Board with the CSP. The text in BOLD 
is the text from the conditions and the plain text provides comments on plan conformance. 

1. Prior to certificate approval of this conceptual site plan, the applicant shall: 

b. Revise the Type I Tree Conservation Plan as follows: 

(1) Revise the TCPI as necessary so that both the NRI and the TCPI 
reflect the same acreage of existing woodland and woodland within 
the floodplain. 

(2) Revise the worksheet to meet the woodland conservation 
requirement through the use of on-site and off-site conservation and 
remove the use of fee-in-lieu. 

(3) Add reforestation within the 100-foot RTE buffer and add the 
following note to the plans: "The TCPII .shall provide two 
interpretive signs along the edge of the reforestation area to gain 
public interest and awareness of reforestation efforts and RTE 
habitat." 

(4) Remove soils from the plan. 

(5) Show the existing tree line clearly on the plan. 
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(6) Remove woodland preservation from the ICC right-of-way and 
update the worksheet accordingly. 

(7) Provide a note on the plan that states who will be constructing the 
portions of the ICC that are on the subject property. If the applicant 
is constructing the roadways, the woodland shall be shown as 
cleared. If the applicant is not constructing the roadways, the 
woodland shall be shown as retained not part of requirements. The 
woodland in the right-of-way shall not be shown as woodland 
conservation. The worksheet shall be adjusted accordingly. 

(8) Provide hatching and labels to indicate areas of clearing, areas of 
woodland retained not part of requirements, and reforestation. 

(9) Provide a summary table on the cover sheet of the TCP and tables on 
each sheet, similar to the preservation area table currently shown on 
the plan, and provide acreages of areas to be cleared, areas of 
woodland to be retained not part of requirements, and reforestation. 

(10) Provide a note below the specimen tree table indicating how the 
specimen trees were located. 

(11) Add the following note: "Off-site woodland conservation shall be 
provided within the Anacostia watershed to the fullest extent 
possible. The applicant shall show due diligence in seeking locations 
in the watershed. Only after all options have been exhausted can off­
site mitigation outside the watershed be used. The use of fee-in-lieu to 
meet the requirements will only be considered during future reviews 
if the funds are targeted for specific mitigation projects." 

(12) Include in the worksheet all woodland clearing for off-site impacts. 

(13) Have the revised plan signed and dated by the qualified professional 
who prepared the plan. 

Comment: The revised TCPI for the CSP has not been submitted to date. Some of these 
conditions are addressed on the TCPI currently under review with the preliminary plan application; 
however, the TCPI with the preliminary plan must address certain other issues as well as those 
contained in these conditions, and be in conformance with the TCPI for the CSP, which hasn't 
been completed yet. This condition cannot be considered addressed until the CSP TCPI has been 
signed. The submitted NRI, the TCPI with the CSP, and the TCPI with the preliminary plan do not 
address the entirety of the subject property and will need to be revised as conditioned with this 
approval. 

5-21152_Backup   29 of 103 70



(Page 23  of  55)

l'(JCPH ~" OS-1\0 
l•He ~,• LU, L(•8,'; l'-0 ." l{J8 

,. (l>min,te ,11 ""~"" nn the 'J'C'PI that an, n,~ "-""'"too w;fh , '"'" 
,,o,.1ing1, ,o,,.mwat<, outt,11, and uhl"v ,onn«t,on,. 

Comment I Oo "';"''°" a,qo<'1 eJubcts submitted Jul) JO, 2008, show 0111) the t;pc< of;mp,c~ 
<lescnbd ,be» , JI« pe'p0;ed layeuc rn,1 <le, '1,o ,h ,wu '""" I" '" II> ,,11 to , T, . Pf, v, ,th the 
prel ""'""' pJ,,,, sh ;w ,0ofigu,at,011, th"1 v, , II m ,,, ,t ddticult ,t aot ,mposs,hlo '> ,; o,d 

"" "'"'''" " "" I"-'" to ''" scco,m huffOCs 

d .Show th, onmit;,,al<d •s dllA l.dn. o,,,.d on Lh< Ph,,,. I nu~, >O,d, 
P"P""" h1· Y 11 B. I n, ., , nd LIH· '"""'iad« ol the uoi" stu<l> >hall b< 
suhm,t!<d w the «eunl (• dts,rip\ion of <II< ossumpnons ,~eil In ti" ""'Y 
,nd th< ""'"""'""" (rnffi, ,.,,.,,, " I'll ; " '1,; ""''''"n1 )-

Cnmmont \ bl dB.\ ldn I"" ~ sh0~u oo the ·,x;r1 s,,1,~rrtod ~uh tho pceH,,,,~, olrn, ""' ,t ,, 
ant laoebl"' "-'' oar.nL<galeO """ooc"' ,o(l shoul(1 l>e. 

,_ p,.., "',c,Oifi,uk ,ppro;nl of th< csr '"" pno,· m s,hmittal of th< fi,st n,e, ta, 

'"""""' ,,,11, 
,. Re,;,. th< NRI as "''""'Y"' tb,t t>oth tt,, .,RJ and Oh, TCP! ,efi,·d Lhe 

"'"' .,,,,.g, of""""• ,.,odland, I«•~, the l'RI " ,,.,.,,,,my lo .-cll<eO 
'"' eh•u•es tn tb, !loodpl,in based on ,n ,,ppro,e,l ilo"'-lpl;;a """>' 

h. Rc,as, lhc ~~I' ,nd TC'PI Oo "fleet the "I''"""' huff"' <how, on th, , Rl 

Comm,nl Tl,e '<IU ,,-,11 TC"rr rl<> oot <ho"''" rnt,,ot:,• ,t the subJccL pmcerty . .ml ,,s s,c/, 00 '"" 
cefl,, I 1he ,o,,ect cc.I ,,, lac ,,os. I has i,,oe ,, <Kil e<ssecl below 

;, Submit a d=i[OO ,tc-..m ,o,n<lor """''""'"' <hul <loemn,nh "' ...,,.,,,., 
'""dilmn, of Lh< ,,,-,,m, l0<M<d oo-sit< ,nd down,me,m rn the pmat ~he« 
the m,;a ;h,ou,.I em,s" \mmeTid•l• Raad The >!«am ,o,ndor """''"""' 
,b,11 b• oo,odu,tod n,in• th< M,')l•nd 1-'<P"rtm,nl uf _,,,oontl R,...,0,,:,1' 
P'""''"'- lo oddihon, Ob, An,w>1i, Rh·u Bmin 81onn*'"' R<t"'flt 
lm·,nto') """ (ho Aa,oeoso<, "'"""h"" R«tM""""" ,,,on """'' ••• ,, b, ,,.,,.,,..i b:, Oh< ,ppfosrnt fo, pot<noal mi«phon site, lo, botb >t,~,m 
«>LomHou ou(] woodland eoo,enation ,nd th" an,1,,;, ,ball b,· indn<le,I lo 
lhe,ubo,in,1 

S,b.,,;, • ,e<omm,nd,to,n tu, ,tn,am "•'""""n nceObods '"'' th,fr 
"''";""' ho«d on t,, eompkk ,.,.,.,m,·nl. Tb, o,elbod, ,s,11 in<lod,, hot 
001 b• limikd tn, n,tm,l IT-e>t"M~hm,ol ol ,1"'"" b,rr;,1 ,,.a 
,o,,b;!;,ailon of the ehaonel ,oin, oaloml melhod, *h'"'"'' po.,;hJ,. P,io,• 

5-21152_Backup   30 of 103 71



(Page 24  of  55)

PGCPR N,, OS-116 

f ,le ~"- 4-0: LC<."\ P-U, w, 
P,,g, 'A 

to tho rua•I pn,pacaH,:," ,od ,.,..,,;,,;,:,, ofthe ,,,..,m ,...,.,,.,;oo plan."" 
uppl;,.nl ,hull coo,~;-,i, • "'"dug ,.;11, th, Oep,rtm,nt of Puhhc Wo,k< 
atld lr>O![lO'""""n ,nd M-NCPPC to d,seus, th< mtternhon "' the stcc,m 
,.,,o,-,non efforts w,th the ,,.,m~"" m,n,.,mc"Tit l,e;i;i;,,. prup,~cd, I he 

, "'°' of '1,eom "'" rnhon ,hsll b< "'"'"""" """" Lcl}' !or eoosc,1 ""Hoo " 
woodbnd eoru,n·ahon ,,...,, both on-,;« snd off-,,;k. Refl«t lh,· 
,.,mnmendaUons truot «rnlt from th, ,bov,· ,0,1,,;, on ,uh><·q"'"' d,,.il,~ 
s,t, plao d0>1on rnom;ltul,, 

("omm,atc I f, ''"'""' """J,,, asses~""" (SCA) was ,ramped as ,,_,,,,,; 0" Ju,,, l S, 21)(>S_ I· 
cootamstwo quote, vi nok ·1 i,, en-s,1' d,a,o;ge [of,he Konm, '"'] ,s " SO% ,t Ammendale 

Hc,r ch • " La s~n,rnl Lh, """"'- ,0,,J;,;, " , show s,g ,s ot '"" £ "' m ""°"'' I ,ty due ro Ian d u so 
,hens=""" eacc,c,d,m,ul ,L,,e,,,I d<cads< · 

I ,,e ""''"""'" L '°'"'""' pl,s•lO g, ophs a,,<l the lc-,aooos ~ '"" tho o> oro_ecdpho "''"' ·al-ea w ,l, 
«foe"" p0um 0110 a ~,p The"'"'"' takn do n<>L wntsm d """ n ~;,1, LI" -"""'"'"""" 
" " n,f, , , , I"' -; , ~q"rtme'1 , ,t N.<t,ml Resc-u,ce., W _, R) prn10, al 

S. I he ;n;t,,,I ,ubmllbl pucka"e Jo,"" ""' JlSP sholl ,,,1ca;n ;nfo,manon ,,,.,,a,., 
,., ndnm'1ion ,..o,k ""''""'"" P"°' to M,y ,.,,.,, ;n • fonnat ,;m,L.,-t,, c.,A, 
lo<. kU,r, to foll; tl0<,moot th, P"""" of fill nut""'' on->ik, A full ,oil, "'""rl 
,1,., II ,,1,., l>E' , "bm ;ttea that odd """' the ,ml ,t.u,tu«, cl,•n« Le,J,c;" , ml 
found,,tiou '" h, Lrr> . The <lud}' shall. "' u mm;m ,m, de, rl.,, tlffiu< Oh< lim I 0, of I"" 
"""tion and ;nda<ate ,11 ""-'"' """' mi h•~ loe<o placed, All fill n,~,. sba1' 
;.,<Ind, ho,;ng,, ,.,t p;I>, snd 1,,, ol '"" m•krin~ fo,a,J, Tb, '''"'"g boring, '"" 

""' p;« " fill ,,..., shall t,e dn·p '""""h '" '"''h ,md IS< " "'"' g "'" " d. 

("om moot I his lssoe should be aO,k<»«l puo, ,o rt,; app,0,,,1 ot ,ho llSI' Son, addltloaal 

mrenn,1',cn ha, >=, '" '"" LL,c bul ,t Oue, """ ad d, cs, <It; cond ,1,0" ,,~we " Ith ,,,,,,J to the 

"""'" le< ,lUOllS "" "lwd mtom, ""rn 

Th, sale I,;, ; ;, go,J N ""'"' ~~sounoos ln'<allvc; (NRI ·05,),'08) a,,J ;, "" '" , )' " , ,de, , " ,cw h, 

"' -0 I '"' '"'"' L he ~ ~ I docs aol ;,,.i,,1, ,1,, eo1 " e p,ope , ')' a,id w, II he ,av,sod 

~ccoc<lme le ll1< "'""" '<RI fu,t does lh>t 1acl,d, Lhe '"''" ,.Le 1.,e """""1" 01 tl'O s,t; 
umlo "' , to·a] o! 12 .J G ,c, c, of w,md l,md nu Lh, :;ms, """ onl 8 42 ''""' ,, I " o-. •tllo , d "' "h ,o 

I., LO(,-_,e,c n,,,;p '"' , ll ot tho 1)rrest ,.anJs lu>e d ,alu; of· gocxl" "' pr,ont,,·' )lcc,n,c the 
~, -ool,1»tl ,h .i ,em'"" ,s pnrnccd, w,tlna ,1,, ""'' "' ,,,g ,e g" 1,-,rl "'"' T1,c s,tc h as , tota I ot S 

SP""""' cro,s 

111, ""'"' , site f ""''""' ,ape,, 10 ,, ,h,0>>0 ''"""'')' O", the L CP J '"'" pn,l,m"""' pJ,,,, """' 
TI)c,l,c lrn<! """ ~ ,L was nul p,e,• ,o,,, h , eel ,,c.0.i, ho» o; oc, doc,n entaL,on mo,L be em > id,J 10 

5-21152_Backup   31 of 103 72



(Page 25  of  55)

PGCPB No. 08-116 
File No. 4-07108NP-07 l 08 
Page 25 

validate the acreage of the land transfer to the State Highway Administration (SHA) prior to 
signature approval of the NRI, TCPI and preliminary plan. 

This property is subject to the provisions of the Prince George's County Woodland Conservation 

Ordinance because it has a TCPI associated with the CSP. A Type I Tree Conservation Plan 

(TCPl/05/08-01) was submitted and reviewed with the preliminary plan. The comments regarding 
this plan are provided below. 

As noted above, the exact calculations for the preliminary plan TCPI cannot be provided because 
the R-R portion of the site is missing and the exact acreage of the SHA right-of-way has not been 
shown on the plans. An exhibit was provided late in the review period that was not reflected on the 
plans under review. 

The majority of the proposed woodland conservation is appropriately located in environmentally 

sensitive areas and the reforestation is shown in areas of rare, threatened or endangered species 
habitats. As additional opportunities for on-site conservation are determined, additional 
conservation should be sought on-site. The requirements that cannot be met on-site are proposed to 

be met with off-site mitigation. Some reforestation may also be necessary in and around some of 

the stream restoration sites both on-site and off-site. All of the areas contained within the stream 

restoration areas proposed are eligible for reforestation credits, even if the entire area is not planted 
with trees. 

Because the site contains both M-X-T and R-R zoned land, a split-zoned worksheet that is also a 

phased worksheet is needed. The split-zoned worksheet will allow for the proper calculations of 

the requirements and the columns showing the phases will allow each portion of the site to meet its 

own requirements and be considered separately in the future. The worksheet must reflect the 
accurate depiction of the land areas subject to the application, show the SHA land dedication as 
"previously dedicated land," and account for all proposed clearing correctly. All the calculation 

errors must be resolved. For example, the cover sheet states that the clearing in the floodplain is 
1. 73 acres and the worksheet states 5.45 acres, and the variation request states that the amount of 
floodplain on the site is 16.87 acres, but the worksheet states that it is 9.71 acres in size. 

The plans, as submitted, were provided in color as a courtesy to the reviewers; however, the plans 
should use symbols and line weights that make the information clear when reproduced in black 

and white. The TCPI should be revised to be legible in black and white. 

Variations to Section 24-130 Expanded Buffer Impacts 

This site contains natural features that are required to be protected under Section 24-130 of the 

Subdivision Regulations. Impacts to these buffers are prohibited by Section 24-130 of the 
Subdivision Regulations unless the Planning Board grants a variation to the Subdivision 
Regulations in accordance with Section 24-113 at the time of preliminary plan. Staff will generally 

not support impacts to sensitive environmental features that are not associated with essential 

development activities. Essential development includes such features as public utility lines 
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Impacts 1-5 and Impact 9 are supported; Impacts 6-8 are not required and Impact 10 is not 
supported. Section 24-113 of the Subdivision Regulations contains four required findings [text in 

bold] to be made before a variation can be granted. These required findings are evaluated for the 

supported variations. 

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

The approval of the applicant's request does not have the effect of nullifying the intent and 
purpose of the Subdivision Regulations. In fact, strict compliance with the requirements of Section 
24-130 could result in practical difficulties to the applicant that could result in the applicant not 

being able to develop this property in conformance with adequate stormwater or public utility 

connections. 

(1) The granting of the variation request would not be detrimental to public 
safety, health or welfare and does not injure other property; 

The road crossings and realignments, as well as the water and sewer crossings, are required by 

Prince George's County to provide for public safety, health and welfare. All designs of these types 
of facilities are reviewed by the appropriate agency to ensure compliance with the regulations. 

These regulations require that the designs are not injurious to other property. 

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

Access to the site is limited to the northern and the eastern property boundaries because direct 
access to 1-95, to the west, and the ICC, to the south, is prohibited. Since the expanded buffer runs 
the entirety of the eastern property boundary, crossings are necessary; otherwise all traffic entering 
and leaving the site would be restricted to the north side of the property. Public utilities and public 

access points have been appropriately combined to minimize impacts. 

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

The installation of public streets and water and sewer lines are required by other regulations. 

Because the applicant will have to obtain permits from other local, state and federal agencies as 
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required by their regulations, the approval of this variation request would not constitute a violation 

of other applicable laws. 

( 4) Because of the peculiar 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 regulation is carried out. 

The expanded stream buffers run the entirety of the eastern property boundary. Without the 
required public streets, water lines and sewer lines, the property could not be properly developed 

in accordance with the M-X-T zoning. 

Water and Sewer Categories 

The water and sewer service categories are W-4 and S-4 according to water and sewer maps 

obtained from the Department of Environmental Resources dated June 2003, and will therefore be 

served by public systems. 

6. Community Planning-This application is not inconsistent with the 2002 General Plan 
Development Pattern policies for Centers in the Developing Tier and conforms to the "Town 
Center" land use recommendations in the 1990 Approved Master Plan for Subregion I. 

GENERAL PLAN, MASTER PLAN AND SMA 

2002 General Plan: This application is located in the Konterra (possible future) regional center in 

the Developing Tier. The vision for the Developing Tier is to maintain a pattern of low- to 
moderate-density suburban residential communities, distinct commercial centers, and employment 
areas that are increasingly transit serviceable. The vision for centers is mixed residential and 

nonresidential uses at moderate to high densities and intensities, with a strong emphasis on transit­
oriented development. 

Master Plan: The property is located within the 1990 Master Plan for Subregion I in Planning 
Area 60 in the northwestern area. The master plan land use recommendation is for town center. 

Planning Comments: 

The following are recommendations from the 1990 Approved Master Plan for Subregion I, the 

2002 Prince George's County Approved General Plan, and the 2007 Adopted Master Plan and 

Endorsed Sectional Map Amendment for Subregion I. While the 2007 Adopted Master Plan for 

Subregion I has not yet been approved by the District Council, it reflects the Planning Board's 

recommendations. 

1990 Approved Master Plan for Subregion I 
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2007 Adopted Master Plan and Endorsed Sectional Map Amendment for Subregion I 

This master plan reiterates the 2002 General Plan policies, strategies, and recommendations for 

Regional Centers. 

Page I, Plan Highlights, Development Pattern Element, 3rd bullet: 

" ... and promote mixed-use development in the center and corridor with a strong emphasis 
on transit-oriented and pedestrian-friendly design in the Developing Tier." 

Konterra is the only designated "center" in the Subregion I area by the General Plan. 

Page 9, Development Pattern Elements, Introduction, 1st paragraph: 

" ... The General Plan places Subregion I within two growth policy tiers, the Developing 
Tier and Rural Tier and designates one possible future regional center (Konterra Town 
Center) and one corridor (US 1) within the Subregion I area." 

Page 13, Centers and Corridors (Konterra Town Center and US I/Baltimore Avenue Corridor), 

General Plan Guidance: 

"Subregion I consist of one designated possible future regional center at Konterra ... The 
Konterra Town Center is identified by the General Plan as a possible future location for 
regionally marketed commercial and retail centers, residential communities, office and 
employment areas, some higher educational facilities and possibly sports and recreational 
facilities primarily serving Prince George's County ... " 

The preliminary plan of subdivision is consistent with the land use plan approved by the 
CSP-07003, and is consistent with the policies, strategies, and recommendations for Regional 
Centers and the land use recommendation ofthe 1990 Approved Master Plan for Subregion I as 
updated by the 2002 General Plan and to be refined by the 2007 Adopted Subregion I Master Plan 

(subject to District Council approval). 

7. Parks and Recreation-The staff of the Department of Parks and Recreation (DPR) has reviewed 
the preliminary plan of subdivision application for conformance with the conditions of the approved 
Conceptual Site Plan, CSP-07003. DPR review considered the recommendations of the 1990 
Approved Master Plan and Sectional Map Amendment for Subregion I Planning Areas 60, 61 and 

62, the Land Preservation and Recreational Program for Prince George's County, current zoning 

and subdivision regulations, and existing conditions in the vicinity of the proposed development. 

Konterra Town Center East will include 4,500 residential dwelling units. Using current occupancy 
statistics for single-family attached and multifamily dwelling units will result in a population of 

11,700 additional residents in the community. 
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The 1990 Subregion I Master Plan also provides recommendations for parkland acquisition in 
Planning Area 60 as follows: 

Community Parks: 

40-acre Community Park in the Van Dusen Road area, west ofl-95. 
13-acre addition to Fairland Regional Park on its northern boundary. 
25 acres in the general area east ofl-95, north of the proposed Intercounty Connector and west of 
Virginia Manor Road. 

Regional Parks: 

25-acre addition to Fairland Regional Park located on its northern boundary. 

The Department of Parks and Recreation (DPR) has evaluated parks and recreational needs and 

programs in Subregion I communities and found that these communities do not meet the standards 

of 15 acres of neighborhood/community parks per 1,000 persons nor the 20 acres of stream valley, 

regional parkland standards per 1,000 persons. Subregion I will need additional parkland to meet 

the standards in 2020 based on the projected population of the Subregion. As the area's population 

grows, the M-NCPPC should be ready for future demands on the parks system to provide high 

quality recreation facilities and programs. It is recognized that there is a need for more ball fields to 

meet the needs of boys' and girls' clubs, organized youth leagues, and informal pick-up games. By 
applying the above standards, DPR concludes that 175 acres of additional local and 234 acres of 
additional regional parkland will be needed to serve the anticipated population of the Konterra 

Town Center development. 

Subdivision Ordinance, Section-24-134, Mandatory Dedication of Parkland requires that in 

all residential subdivisions, the Planning Board require the dedication and conveyance to the 

M-NCPPC of suitable and adequate land for active or passive recreation. DPR has evaluated the 
Preliminary Plan 4-07108 application for conformance with the Subdivision Regulations and 
found that approximately 253 acres of the 488-acre site includes a residential component and will 
be subject to the requirement for the mandatory dedication of parkland. Calculation for the 
mandatory dedication requirement indicates that 38 acres of open space (suitable and adequate 
land for active or passive recreation) should be required. 

DPR staff met with the applicant and developed a package of off-site parkland dedication and on­

site private recreational facilities which includes the following: 

• Private recreational facilities: Two private community centers within the residential pods 

of the planned community, outdoor plazas, enclosed pedestrian space, movie theaters 
within downtown area, public building parcel (for the future public facilities), open space 
parcels with SWM pond/lakes and environmentally sensitive areas and a network of 
pedestrian sidewalks and trails will be provided. These facilities will create an urban 

environment and provide passive and active recreation facilities for the residents and 
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guests of the Town Center. However, this urban environment will not provide needed 
space for ball fields and programmed sport activities. 

• 41 acres of open space will be dedicated to the M-NCPPC. This property is located on the 
west side ofl-95 in the northeast quadrant of the intersection of the proposed Intercounty 
Connector (ICC) and Old Gunpowder Road. It is located on the east side of Old 
Gunpowder Road across the street from the southern portion of Fairland Regional Park. 

DPR believes that the addition of 41 acres of developable land to the park system will greatly 

improve the recreation opportunities provided to the citizens of northern Prince George's County. 

The need for parkland in this area had been identified in the master plan since the adoption of the 

1990 Subregion I plan. For a period of 18 years the need could not be addressed. This application 
provides an opportunity to address these parkland needs and the needs created by this new 
development. Through a combination of mandatory dedication ( 41 acres of off-site dedication), 

and the applicant providing on-site private recreational facilities, the development addresses 

parkland needs. 

DPR conceptually analyzed the site and determined that this 41-acre parcel can accommodate four 

ball fields, a picnic area, a playground, and a 250-space parking lot. DPR believes that 
approximately ten acres of this parcel can accommodate an elementary school in the future if 

deemed necessary at the time of the new Subregion I Master Plan approval. DPR also agreed to 
consider the exchange of ten acres with the Board of Education (BOE) to facilitate the 
construction of an elementary school when BOE budgets funds in their Capital Improvement 
Program (CIP) for the construction of an elementary school at that location. 

In summary, the combination of private and public recreational facilities, parkland dedication as 
shown on DPR Exhibit A, and provisions of private recreational facilities will satisfy the 
recreational needs of Konterra Town Center East and the community. 

The fulfillment ofrequired mandatory dedication of parkland (Section 24-134) of the Subdivision 
Regulations is being fulfilled with the off-site dedication of a minimum of 38 acres. The additional 

two acres, above that required, and the private on-site recreational facilities are required by the 
approval of the CSP, but not required for the fulfillment of mandatory dedication of parkland. 
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The CSP-07003 approval (PGCPB Resolution No. 08-95) Condition 6 is as follows: 

"6. The applicant shall dedicate approximately 41 acres of parkland to the Maryland­
National Capital Park and Planning Commission, that is located on the west side 
of 1-95 and north of the proposed Intercounty Connector (ICC), as shown on the 
Exhibit A attached to DPR's memorandum. The conveyance of 41 acres of open 
space to M-NCPPC is an amount of land premised on the proposal of 4,500 
dwelling units in Konterra Town Center East. Subject to Planning Board 
approval, the applicant may count some portion of the dedicated parkland toward 
satisfying the parkland dedication requirements for Konterra Town Center West 
residential development or other residential development (up to a total of 4,500 
dwelling units) on proximate land owned by the applicant, if this number of 
dwelling units is not constructed as part of Konterra Town Center East." 

This condition requires the conveyance of 41 acres of off-site parkland, but also includes language 

that appears to create a "banking" of parkland for other future developments that may be unrelated 
to the Konterra development. While the condition does indicate that the banking is subject to the 
Planning Board approval, the banking of dedicated parkland for the fulfillment of the mandatory 

dedication of parkland for future developments is not currently authorized by the Subdivision 

Regulations. Condition 6 does not specifically refer to banking for fulfillment of Section 24-134, 

however it is important to note that there is currently no framework or authority for that to occur if 

that is the intent. The amount of land to be dedicated is based on the allowable density of the 
property. While staff is not opposed to this concept, which is similar to the transfer of development 

rights, the Subdivision Regulations (Subtitle 24) would need to be amended to allow parkland 

dedication required for adequacy for one subdivision (Section 24-134) to be utilized for another. 

Essentially, to allow for any excess capacity associated with one development to be transferred to 

another for the fulfillment of adequacy. 

8. Trails-The preliminary plan was reviewed for conformance with the Countywide Trails Plan 
and/or the appropriate area master plan in order to provide the Master Plan Trails. 

Pedestrian accommodations and transit-oriented development are a priority for the site, as noted in 
the Preliminary Subregion I Master Plan and the subject application. The planning charrette held 
for the Konterra development stressed the importance of creating a town center environment with 

pedestrian-friendly streetscapes, bicycle accommodations, and numerous internal connections. 

The subject application proposes an extensive network of facilities for bicyclists and pedestrians, 

including bicycle and pedestrian-compatible roadways. All roads include standard or wide 
sidewalks along both sides and major roads include designated bike lanes. The provision of 
designated bike lanes will encourage the use of bicycles as an alternative mode of transportation 

for some trips within the town center, and is in conformance with the 1999 American Association 

of State Highway and Transportation Officials (AASHTO) Guide for the Development of Bicycle 

Facilities. The grid street pattern used for much of the site provides many linkages and routes for 
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• Pedestrian Safety: Pedestrian safety features will be an important component of the street 
network. Curb bump-outs, decorative crosswalks, raised crosswalks, pedestrian safety 
features, pedestrian refuges, and pedestrian amenities should be considered at the time of 
detailed site plan. 

• Road Cross Section Serving the Townhouses: Pedestrian access should be provided 
from the townhouse portions of the site to the rest of the development. No road cross 
section is included for the roads serving the townhouse units. Sidewalks or internal paths 
should be provided. 

• Public Trails: The submitted conceptual trail plan indicates a network of public trails, but 
indicates that these may not always be in the public right-of-way. At the time of detailed 
site plan, it will be necessary to determine if any of these trails need to be within a public­
use trail easement. Currently, the conceptual trail plan does indicate that the major roads 
within the town center will be within public use easements. 

The Planning Board supports the road cross sections shown on the submitted circulation plan, 

pending approval by the Department of Public Works and Transportation. Standard or wide 
sidewalks are included along all roadways and designated bike lanes are provided throughout the 
town center. However, the applicant should work with DPW&T to make as many of the planned 

roadways part of the public road network as possible. 

9. Transportation-The property is located generally between 1-95, existing Van Dusen Road, 

existing Virginia Manor Road, and the planned Intercounty Connector facility. 

The applicant prepared a traffic impact study dated August 2007. This was followed by a study 
dated January 2008, an addendum dated March 2008, and another study dated June 2008. All 

items were prepared in general conformance with the methodologies in the "Guidelines for the 
Analysis of the Traffic Impact of Development Proposals." Given the overall size and impact area 
of the development, a slightly different methodology was undertaken so that the results would be 
consistent with other recent regional traffic studies done in the area. The findings and 
recommendations outlined below are based upon a review of all materials received and analyses 

conducted by the staff. 

Growth Policy - Service Level Standards 

The subject property is located within the Developing Tier, as defined in the Prince George's 
County Approved General Plan. As such, the subject property is evaluated according to the 

following standards: 

Links and signalized intersections: Level-of-service (LOS) D, with signalized intersections 

operating at a critical lane volume (CL V) of 1,450 or better. 
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Unsignalized intersections: The Highway Capacity Manual procedure for unsignalized 
intersections is not a true test of adequacy, but rather an indicator that further operational studies 
need to be conducted. Vehicle delay in any movement exceeding 50.0 seconds is deemed to be an 
unacceptable operating condition at unsignalized intersections. In response to such a finding, the 
Planning Board has generally recommended that the applicant provide a traffic signal warrant 
study and install the signal (or other less costly warranted traffic controls) if deemed warranted by 
the appropriate operating agency. 

The initial traffic study submittal indicated that the subject property is a regional center, and would 
be subject to the LOS E standard in accordance with the stated policy in the General Plan for 
regional centers within the Developing Tier. Given that the site is not currently a designated 
regional center (it is identified as a "possible future" regional center on Map 2 of the General 
Plan), a revised submittal demonstrated the LOS D standard appropriate for the Developing Tier. 

Analysis of Traffic Impacts 

The traffic impact study prepared and submitted on behalf of the applicant analyzed 16 
intersections in the vicinity of the subject property. Existing conditions in the vicinity of the 

subject property are summarized below: 
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EXISTING TRAFFIC CONDITIONS 

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

Old Gunpowder Road and Briggs Chaney Road 869 915 A A 

Old Gunpowder Road and Greencastle Road 43.9* 267* -- --
IMO 198 and Old Gunpowder Road 1,393 1,118 D B 

MD 198 and Sweitzer Lane 885 1,199 A C 

MD 198 and Van Dusen Road 1,540 1,559 E E 

Van Dusen Road and Cherry Lane 1,271 1,254 C C 

US 1 and Contee Road 1,135 1,153 B C 

OS 1 and Muirkirk Meadows Drive 1,123 968 B A 

OS 1 and Ritz Way 1,123 825 B A 

INew Contee Road and Old Gunpowder Road future 

INew Contee Road and Sweitzer/1-95 SB Ramps future 

New Contee Road and I-95 NB Ramps future 

New Contee Road and Van Dusen Road future 

Virginia Manor Road and New Contee Road future 

Virginia Manor Road and Site Access-North future 

Virginia Manor Road and Site Access-South future 

*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. 

At this point, the traffic study takes a significant departure from the standard methodology of 
conducting traffic impact studies as described in the guidelines. Most traffic impact studies include 
a review of background, or approved development within the study area and assume growth rates 
for through traffic on the critical roadway facilities. In this circumstance, the traffic study uses 
2010 and 2030 forecasts of turning movements provided by the State Highway Administration 
(SHA). These turning movement volumes were prepared for the Intercounty Connector (ICC) 
study of the preferred Corridor 1 (master plan alignment) for the ICC. This is the alignment which 
ultimately received final environmental approval, and is currently under final design for 
construction by the Maryland Transportation Authority. 

Transmittal of the turning movements was accompanied by a letter noting that the forecasts for the 
ICC were based on Round 6.3, while the current forecasts, at the time of transmittal, was Round 
7.0. The letter indicated that all volumes should be used with caution as background for the traffic 
study. It is noted that the turning movement volumes were adjusted generally upward to better 
reflect the actual counts and to better reflect land use changes occurring within the study area. 
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While individual approved developments are not explicitly added into this type of approach, the 
2010 and the 2030 forecasts are reflective both of actual development activity and of larger 

historical growth trends triggered by economic forces occurring within the Washington region. In 

most cases, one factor or the other will govern, but these forecasts have the benefit of having 
regional approval, and they are deemed appropriate for use in a number of planning applications. 
The use of these assignments affords full consideration of growth outside of Prince George's 

County, and their use also provides a more appropriate consideration of a number of new 

transportation facilities within the study area. Without these assignments, findings regarding these 

new and unbuilt facilities would be reduced to a "guess-timate" of their impact on current traffic 
rather than information that has been subjected to rigorous internal and public review. 

It is noted that, in reviewing the traffic study, SHA offered no comments challenging the study 

methodology. Given this fact along with the information noted above, it is determined that the 

background development scenario presented in the submitted traffic study presents a reasonable 
assessment not inconsistent with the guidelines for the future years 2010 and 2030. 

Background traffic for the year 2010 situation is summarized below: 

BACKGROUND TRAFFIC CONDITIONS - YEAR 2010 

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

Old Gunpowder Road and Briggs Chaney Road 870 1,090 A B 

Old Gunpowder Road and Greencastle Road not given not given -- --
MD 198 and Old Gunpowder Road 839 1,119 A B 

MD 198 and Sweitzer Lane 721 1,026 A B 

MD 198 and Van Dusen Road 934 1,188 A C 

Van Dusen Road and Cherry Lane 1,075 1,250 B C 

IUS 1 and Contee Road 1,411 1,320 D D 

US 1 and Muirkirk Meadows Drive 1,263 1,578 C E 

US 1 and Ritz Way 1,836 2,249 F F 

INew Contee Road and Old Gunpowder Road 610 938 A A 

INew Contee Road and Sweitzer/1-95 SB Ramps 756 715 A A 

!New Contee Road and 1-95 NB Ramps 430 552 A A 

INew Contee Road and Van Dusen Road future 

!Virginia Manor Road and New Contee Road future 

!Virginia Manor Road and Site Access-North future 

!Virginia Manor Road and Site Access-South future 
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*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. 

Under Phase I, the site is proposed for development with 3,458 multifamily residences, 600 hotel 
rooms, 1,407,400 square feet of retail space, and 1,203,950 square feet of office space. Once 
again, the traffic study departs from the guidelines by using trip rates in the Institute of 
Transportation Engineers' (ITE) Trip Generation Manual instead of the recognized and locally­
measured trip rates published in the guidelines. The guidelines indicate that the rates in the 
guidelines "should be used in all traffic studies, except where it can be demonstrated by acceptable 
field data that a more appropriate rate is applicable." While the ITE manual is provided as a source 
in the guidelines, it should be used "for any uses not cited in the Guidelines." The justification 
provided in the traffic study for using different trip rates is not truly a justification, but more of a 
citation of a handful of mixed-use developments which may or may not be similar to this site with 
no data and considerable discussion of internal trip capture. The justification is not compelling. 
With regard to trip generation for the four uses proposed, the following is determined: 

• The initial study used trip rates for all residence types that were about 18 percent less than 
the Planning Board's published rates for high-rise apartments. Given that the actual unit 
types will likely be townhouses, stacked townhouses, and low- to mid-rise flats, the 
conceptual site plan found that this departure from the Planning Board's own procedures 
was simply not justifiable with the information given. The final revision of the traffic 
study utilizes conventional residential rates per the guidelines, and that study will be used 
to make the finding for this application. 

• The initial study used trip rates per hotel room that were about 15 percent less than the 
Planning Board's published rates for hotel. The conceptual site plan found that this 
departure from the Board's procedures was not justifiable given that the "hospitality" use 
was shown over a large portion of the conceptual site plan. The final revision of the traffic 
study utilizes conventional hotel rates per the guidelines, and that study will be used to 
make the finding for this application. 

• The trip rates per 1,000 square feet of office are nearly 40 percent less than the Planning 
Board's published rates for general office. The rates used in the traffic study will be 
deemed acceptable for three reasons. First, it is essential for this site to attain higher levels 
of employment density in order for it to function as a regional center, which may, in tum, 
help to justify higher residential densities (and lower overall residential trip rates) within 
the context of a large mixed-use center. Second, the argument made in the traffic study 
that a larger aggregation of office space results in a lower per-unit trip rate is a good one, 
and is widely substantiated by published data. Third, rates of trip making can be better 
regulated at large employment sites, either through passive means such as the use of 
parking garages and control of parking supply, or through more direct means such as the 
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4. US I and Ritz Way: Add two additional left-tum lanes along northbound US I to achieve 
LOS B in the AM peak hour and LOS E in the PM peak hour. 

5. Van Dusen Road and Contee Road: Add a second left-tum lane along westbound Contee 
Road. Add an exclusive left-tum lane along northbound Van Dusen Road. These 
improvements would achieve LOS Bin the AM peak hour and LOSE in the PM peak 
hour. 

6. Old Gunpowder Road and Greencastle Road: Add a left-tum lane along northbound Old 
Gunpowder Road. Install signalization if warranted. These improvements would achieve 
LOS B in the AM peak hour and LOS B in the PM peak hour. 

7. 1-95 and Contee Road: Construct the I-95/Contee Road interchange with the design 
consistent with the approved alternative and consistent with the lane use shown on Exhibit 
12A of the January 2008 traffic study. 

8. Contee Road Extended: Construct the extension of Contee Road from the I-95/Contee 
Road interchange to Old Gunpowder Road. Provide signalization and lane usage 
consistent with the traffic study, and with final alignment of the Contee Road 
Extended/Old Gunpowder Road intersection to be determined by DPW &T at the time of 
the initial detailed site plan for infrastructure. 

9. It is further noted that a roadway connection of Virginia Manor Road to the 1-95/Contee 
Road interchange is to be constructed on-site as a part of Phase I, with approval of the 
design of this link to be made by DPW &Tat the time of the initial detailed site plan for 
infrastructure. 

It should be noted that Phase II, as previously discussed, is based on 2030 forecasts of turning 

movements provided by SHA. These turning movement volumes were prepared for the ICC of the 
preferred Corridor I (master plan alignment) for the ICC. This is the alignment which ultimately 
received final environmental approval, and is currently under final design for construction by the 
Maryland Transportation Authority. The 2030 background situation includes the forecasted 
turning movements plus the assignment for the first phase of the subject property. Background 
traffic for the year 2030 situation is summarized below: 
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BACKGROUND TRAFFIC CONDITIONS - YEAR 2030 

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

Old Gunpowder Road and Briggs Chaney Road 947 961 A B 

Old Gunpowder Road and Greencastle Road not given not given -- --

MD 198 and Old Gunpowder Road 943 1,364 A D 

MD 198 and Sweitzer Lane 1,007 1,285 B C 

MD 198 and Van Dusen Road 1,356 1,695 D F 

IV an Dusen Road and Cherry Lane 1,445 1,784 D F 

US 1 and Contee Road 1,637 1,610 F F 

IUS 1 and Muirkirk Meadows Drive 1,139 1,591 B E 

US 1 and Ritz Way 1,823 2,290 F F 

!New Contee Road and Old Gunpowder Road 801 1,260 A C 

[New Contee Road and Sweitzer/1-95 SB Ramps 1,008 914 B A 

!New Contee Road and 1-95 NB Ramps 590 764 A A 

!New Contee Road and Van Dusen Road future 

!Virginia Manor Road and New Contee Road future 

!Virginia Manor Road and Site Access-North future 

!Virginia Manor Road and Site Access-South future 

*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. 

Under Phase II, the site is proposed for development with 4,500 townhouse and multifamily 
residences, 600 hotel rooms, 1,500,000 square feet ofretail space, and 3,800,000 square feet of 
office space. In consideration of the analyses for internal trip capture shown in the traffic study, 
along with the trip rate discussions presented under Phase I, the following table has been prepared. 

The trip generation for Phase II (build-out of the site), maintaining the residential and hotel trip 
levels shown in the traffic study, is summarized in the table below: 
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Trie Generation - Phase II 

Residential Trips 
Hotel Trips 

Less Internal Trip Capture 
Net Residential and Hotel Trips 
Office Trips 

Less Internal Trip Capture 
Net Office Trips 
Retail Trips 

Less Internal Trip Capture 
Less External Pass-By 

Net Retail Tries 
Net New Tries - Phase II Build-out 

AM Peak Hour 
In Out Total 

295 1,313 1,608 
210 180 390 
-45 -44 -89 
460 1,449 1,909 

3,030 413 3,443 
-9 -18 -27 

3,021 395 3,416 
485 310 795 
-54 -46 -100 
-34 -21 -55 
397 243 640 

3,878 2,087 5,965 

PM Peak Hour 
In Out Total 

1,278 655 1,933 
270 210 480 
-264 -162 -426 
1,384 703 2,087 
737 3,598 4,335 
-58 -67 -125 
679 3,531 4,210 

1,795 1,945 3,740 
-198 -291 -489 
-287 -298 -585 
1,310 1,356 2,666 

3,373 5,590 8,963 

Total traffic for Phase II (build-out) of the subject site is summarized below. This table assumes 
completion of the ICC from US 1 westward, two new interchanges along 1-95 (at the ICC and at 
Contee Road Extended), and a new roadway facility linking Virginia Manor Road to the 
1-95/Contee Road interchange: 
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TOT AL TRAFFIC CONDITIONS - BUILD-OUT OF TOWN CENTER EAST 

Critical Lane Volume Level of Service 
In te rsectio n (AM&PM) (LOS, AM & PM) 

Old Gunpowder Road and Briggs Chaney Road 947 994 A A 

Old Gunpowder Road and Greencastle Road 324* 781* -- --

MD 198 and Old Gunpowder Road 1,047 1,504 B E 

MD 198 and Sweitzer Lane 1,138 1,558 B E 

MD 198 and Van Dusen Road 1,473 1,864 E F 

IV an Dusen Road and Cherry Lane 1,527 1,992 E F 

US 1 and Contee Road 1,803 1,731 F F 

US 1 and Muirkirk Meadows Drive 1,251 1,724 C F 

US 1 and Ritz Way 1,865 2,389 F F 

[New Contee Road and Old Gunpowder Road 873 1,364 A D 

!New Contee Road and Sweitzer/1-95 SB Ramps 1,172 1,201 C C 

!New Contee Road and 1-95 NB Ramps 873 1, l 06 A B 

!New Contee Road and Van Dusen Road 799 1,370 A D 

!Virginia Manor Road and New Contee Road 1,000 1,312 B D 

!Virginia Manor Road and Site Access - North 648 536 A A 

!Virginia Manor Road and Site Access - South 970 1,337 A D 

*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. 

Traffic Impacts for 2030 (build-out)-The traffic analysis makes the following determinations and 
recommendations for 2030, beyond those that are required for 20 l 0: 

1. MD 198 and Bond Mill Road/Old Gunpowder Road: Restripe the southbound Bond Mill 
Road approach to provide exclusive left-tum, through, and right-tum lanes to achieve LOS 
B in the AM peak hour and LOS D in the PM peak hour. 

2. MD 198 and Sweitzer Lane: Restripe the northbound Sweitzer Lane approach to provide 
exclusive left-tum and right-tum lanes, and a shared through/left-tum lane to achieve LOS 
A in the AM peak hour and LOS D in the PM peak hour. 

3. US 1 and Ritz Way: Add two additional left-tum lanes along northbound US 1. Add a 
third eastbound left-tum lane along Ritz Way, with provision for three receiving lanes 
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< Th, ""P·'" """""°" o;c~ Lh, !Cl l<-1~,.,, Koo,c," Fast a,,d rrnrc•n;es '> tb, so·ath. 
,,,,1, '" '""""' ~o,mcclc,n k• MD 21 ?. " \mmcorl,le Roed, sholl be sd,d•,1"1 '" 
b0,,,;,,g aod nlt;mmc coaslru,t,on \,y l)P\\•&. I' ,.t the t<me of th, '"' ,,,I 0,1a,];d "" plrn 

fv, , " '" ~"''""' w; th,a Ph,,se ], 

lt ,s t,ml,c, n,•ted Lha1 <h< co,so ,,,,-on ol Mil 2"1 ble,,O,J ,long V"i-"'" \1aoN Read 
"" ''""""t"'1, m the 1-05.'l\mlee Ko,,O ;,.,, ,ch;,,1~ ;, " '" coostruc~tl oa-,,., "", fo,,, 
la,,e d,;;dcd racdol)' "'• po,1 of l'ha<,e H, w,th ar.,n'"' vf Lhe J,s,an of1his lmk o, bo 
made t,· D p W &, T ,,-, <l ,,,, SEA ( wtuchc•e, "-''"')' <> "''P"""), 1, J " the t ;,ne ot the '" ,t,al 
deL,u l,J ,cl , )' 1,,, ta< ,o/ranoc<ue< ., <LI"'- Pl "" 11 \t ,h ,t t, me 1ho '"·"" 0/ ''"°'" , 
I,,,,;; ,no "'" out of Lh, ,<Le fo, e;ch s,to ""-"' shall he curr.pl,1,J ,nd '''""'"" 

Tu o m ;t,,I o ,If , ,L<,J ) »;, "'°'' cd to th, l rnnL; D<p.ct, '"' of "" hl " \\• o rl< , a,d 
'""'P'"'-L<On •:I>PW&T) sad Lhe M.c,J,mJ 0,olC H,gln,'"' Adm,o,str,;,cn (SLJ,\j fo, '°'"'"''°' 
L h, co,mne,·ts ho ~ each """'", .ue ,mcl"c Ne ,-J•o; ""'"', pc , ,, ;J,J '"·'"'"" L, II ,,,, ,cq" ", 
,p,,.,Jic d """'"" """"' "'""' """ ;,, ).S [)P\\ & I mJ,c.Led Lha< •' "' J ES.go, to, '""~"'""' 
,'.,ng r """'' rn,d Wd}b '"'"Id ,squ "" 1ho "" ' r Lh, ' ' ""'"' ,l " ' I ,., " ' 1h ' c,n he drnc ,.L Lh, " m, 
ll~t d,,_, 1'" mo cm,, lke, e was "" 0 ;seem, hie diITe«nve J,,t '""" tl,c ,,poem hcc 2 U() ' sad the 

1'nU")' :oo, """, """""' ks~ ''" Jam,,rr; 2C-O& ""cl, '"'""'"" ,rcrl as '" ~,ffic,t"d' , I 
m,c,c;J ,od ,Souto l~ '-" p, "' "' ,&re,,ce [c; ,1,,, apal,.•s,,o, l ho Macch :~O& d'-des,J,m "" 
submmDd "•lely ,,:, d~noo,tt,.le "'" f,muance » <LI , a !,OS D '""""" 
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Plan Comments 

At this time, the 1990 Subregion I Master Plan is the document by which conformity with the 
transportation plan is to be determined. The current conceptual site plan was prepared based on a 

roadway concept for the area that was developed during 2006 and 2007 as a part of the update to 

the Subregion I Master Plan. At this time, that updated plan stands without approval, and elements 
of the updated plan will be reworked, re-released, and reheard at a later date. As a means of 
demonstrating general conformity between the 1990 plan and the currently proposed roadway 
network, the following table has been prepared: 

Road Designation on Facility Type Facility Type Description on OK 
1990 Plan 1990 Draft Master Plan Preliminary Plan 

F-1 (1-95) 8+ lane Freeway 8+ lane Freeway 1-95 ✓ 

A-44 (ICC) 6 lane access 6 lane Freeway ICC ✓ 
controlled Arterial 

A-6 (Contee Road, east 6 lane Arterial 
of site) 

6 lane Arterial Contee Road Extended ✓ 

A-6 (Contee Road, west 6 lane Arterial 
of site) 

6 lane Arterial MD 201 Extended ✓ 

A-56 (MD 201 Ext., 
north of site) 

4-6 lane Arterial 4 lane Major 
Collector 

Van Dusen Road ✓ 

A-56 (MD 201 Ext., 
south of site) 

4-6 lane Arterial 6 lane Arterial MD 201 Extended ✓ 

A-3 over 1-95 4-6 lane Arterial 4 lane Major 
Collector 

Primary ✓ 

A-3 over ICC 4-6 lane Arterial 4 lane Major 
Collector 

Major Collector ✓ 

C-102 4 lane Collector 4 lane Major Van Dusen Road ✓ 
Collector Extended and Contee 

C-101 4 lane Collector 4 lane Major Konterra East, east ✓ 
Collector access 

The rights-of-way for 1-95 (F-1), the Intercounty Connector (A-44), and the proposed interchanges 

between 1-95 and the A-6 and A-44 facilities have reached the stage of an approved design by 
SHA and/or the Maryland Department of Transportation (MDOT). While these rights-of-way 
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m,_,l,t oot con/om, Lv Lh, L 990 s,,i,o,g,o, r '1.sto, l'J,,,, the ,pp, o,cd j"'""" go,·cm Lh, n,ht-v[­

w,, need, IL " ""'"'"'"'" 1hat """ "Gh<S-Ot -WO)' '"' DO" s,s·e,,t with "-"'""""""''~ ,d "'"""' 
aaJ "" ill..eµldbl, JL ,c II " ,,.. <IC'l<""' ; " ,, a o,one smfhha< "" state ha, imt,.ted , nghl -of-» , y 
""'4""'"" " pcoced "" <hat is ,oto, ma I y '" owa a, ' q o,,k llike", Lhdl , "-~,Jnce " , , oh•e, ,~h1 '-'" ms 
ll,e .c ,,,cl fo, 11,e "ght ,,, t, l c o" oc,sh ,p A the ccq ,ired fotore ngln-o [ -wa) " iih <h< u :,;1m1< P" cc 

oe11l«0<"( to """ at, """"' date "'"" Lhdt ,1,, '""" l,,s ,11,"e<I '"' '"~"" to "'""' '°'"'" i, 
,t " J et<tnHoa<l tl,ac "ceded d ,ht--,>t'w"' ,,lc,aJ A -44 "''" I -~;, ,10,, ! "",th <h< ""dd , , 5ht-et -way 

Cc•, the 1-0~.',-(; '""""'-"go "" m th, p,vcess of""'""''"" an<I <h<ie ,, "0 """" h, ., ti,rtho, 

"" ll "'"'"'"'"' "'"<lm e d _,ht-o r-~ " "" '"''"" '" ""'" "'0" by th 'i _,, rn 

Tho A -; I ,ci Ii _, "' ,hu" " on ,h, Su t1cg 100 l >1 , ,c,oc Pia,, ,s ""' ,e1 lecteJ , "' Lh, pldn \s nvtel ,n 

the toblc aho. ~ cU,ec ruai wo, , ,ep "-'"'' ,ts 'Pl""'"'"" """ms to m,gh Lhe , Ice I he "'""Pt"'i 
a.to p laa found 'h,L ,, fv,,, _,,,,. ,,;,;C way , I,,,,~ those mod"'' y, ,sould tx, "Pl'rucn,,te The m "" 
mu, w,U, he, meat plm ,; tl>a< '""' H, """h eomiooos th, [nncuun c-f A-J b, com,<-<·,oi 
~vaterr• Eo,L '"" th, '"'"" Ko""' m \l•csc moc 1-'JS "oho"TI "'• pnm.u,, rn,,Jw,,., n,,,, ,,, to, 
m.J~,y cs ,he•~" oe, 1h,s pl;, ,s 1W0 laaos I, ,s cccommeaJ,d tl.,L Lh, pl,m l~ ,e.,,cJ 1(, 

J,m,,,,,Lmle 1 I 00-foot I Jg,hc-0t-w,, a '""' ""'" H " I Lh ;,. Lh, '" b JOCL prup, H )', ~ ,11l (lc,1 '""'"" at 

Lh< """ of fo,i P'"' 

Tl ,e ,, I , !"'""'" to, A-(,_ ~ -'6. C - . 0 I ,ud C- OJ , a, show" c othe Suh,c o,on I M"'"' P ba, ""' 
'""""' hac d ,tfc·cnt fcom Lh, d,,,,m,n1' ;l,cv, , on th ,i I'"' m '""" pfao A t ob hm, of ,o,,cep1 "'I 
s,oc p lru, ,e,•iew ,t " .c, lc•nc,d ti, "1 (,0 al '1•""" m lo, t!-.osc foci LI L.c,, we,e f,mcl.onall; ''""' """ 

wllh tl,e ,m,,,, "'·""' pl;" "' ot those fac,Lat,os sho,l<l b, d,<l,wl,J "'""'""' ,-,th ''" 
,lqp,m," L, shov, i, ,t i,c t, '" ot fiaal pld. 

Th, MD " 0 l htcod,d -ac, hly. Jue ,,tel aloL~ <h e oorthem ,,,.- , sstc," s,dos ofthc so h1Cct "" " 
p,c pO&tc ,o he '°""""'d 0}' Lh, ,polcc,u o,; to ,,_,,,,, On ,dcd t,c,l,ty Nonctholcs, foe"'""' 

,,ta,, ; llov, , ,uttk "" risht-<> [. ~ a,· Le allow to, tho u 1,im,,te "'"""'"'°' of a "' -l>me <l. ,,J,J 
l,"l,1', Al""'"'·" a fom-1"" [oulll; "J«mc.l 10 he ""I'""' tocthc ''""''.,,of sen ms ,.rr_, 
" Lhe '°"' 20 JO 1h O,,, kl-<0"t ,,- all ,, '"°'"' ,oned .,ntl w 11hm '-" 1 n '"-S"'" I " c. "''"'" '"°' 
-, ""'"'g for tlie o "'"' "" s "_,,,, rsciliL; 

\' o,-lot,rn tmm "'""" l<-121{; )I ') - n,, 'I'°' , c,;t ,s C<eq '""" g , ,·,,-ldLlo" [ mm SecLaon 
2'-- 121\a),O) fo, ,,.ce,1 to ,he ,_,,, ra,o,llty '"' ,oa '4-12 L(,),}) of Ll,e '"brl"""'"" Rco,,,hmons 

csldbl,sl,es o,,, ~" g,Hdd m cs fo, [,ts ,1,.,1 fo,,,1 "' "''" ,I , o,d ½>)S Tm ""'"" "'"""' "" 
lh<>C ''"' he rlo;ol,,,.,,d to pwv;O, J,nW """ ,,,, ,xesc to c,tho, , ""'" mill! v, "' '"'"""' 
"'"''~ ,; whoo leas, bl, Th~ <icl'g" gu, dcl '"" e"" oorn,;e, "" oppl,,,,,,, le• Je,e]o p , It< '" ""'' t• 

; "°"t °'"" m, lo '" "' CeclOI ,oorl ½SY 

I he olaa m<l,caL,, '""' ]s,t, ~,th hoots,,, ,n<l Jm,.t '"·'" along ,\-lO. 1Uld toe va, ,,,noo, ,­
,opm,·cd_ " oo kl ,llo"' up to " me cm"'""' , ~ ,Ihm ,, ;hM '"'"""" c I oo 1 ,1,,t '°'"'"' P la,mm _, 
Hou,-d "PP'"' ,, l , f ""' , vulanon n,q """' Lhot t,,,,, ;epo,,te fi "" "~ a l·e made ( th, I ,M fmO "'" 
dves ac•Lapp 1, ,o th ""''I cotsl k, ~ h,d, ,; "' the '1 X T m"c) 
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Sect,,,,, 2•- l • of Lhe S, bcl "" '""" R,g,, lanoos sc,s fo~h th, '"l""'<l Undme, J-0> ; l'P , ova I ,,t 

"' '"'°" , ,quesL, 

"h,,., th Pl•nn;ng Bonr<l n,a, that""'"'""''"""' ha,tl,Mp u, prn<L;"J cllffi,uln« 
ma1· '""" trnm ,o,l<t ,ompl,an,e w,th th;s SuhHOk snd!o, 1h,1 th, purpose, ofth,s 
Subtitl, ma, b,· """' to a g,.,te, ,xt,nt h} ,. •UonmH" pro1,o,ol. ;, m.,r •~rrn>< 
.,ri,tiun.s from ""'" Sohd~~sffm Reoul,t;oo, so Oh,c ,uOS<O"tl•I ju,ti« m,; he 
don, •nd ihe ["b"• '""'"' SC<UC<d, prn,idOO ,.,,, '""' ,OH>Mn ,han oot ""'' th, 
dle<L of uum1,1,g th, mknt and p,cpu,e ol Ohl> Subtitk and tmihec p, o,;a,d Ohno 
,i,. P1,nnlng Rc,url •h•" "" ap p '"" "";"';' "' ;, les, ;, <h , 11 make tindln,, b,,..,J 

""'" "''"'"" p,e,ent<d '";(in t,\Oh ,pecif!< "" that· 

The 'Pl"""' dthc ,pplic~" s °'q""' docs "'" have Lhe ,ffecL of mdl,~ ,,,g ,1,,, '"""' rnd 
I"" r= of the SubO " '""" Reg" kt on, H '"' '"', s 1' .cl cc•mpl, '"" w ,1 , the ,cqu ,,,mm, ,,t 
Soct,rn 2"- l C . (, 1(.\) .10 ""' 'Cl" It , , p, accicol d, fficulLie, Lo ll~ opp ''" '" ,od coo Id c,c,k s,,fe1, 
,ssu~, w , LI, " "" Joi; ],a,< " 1 d , C<OCt accoss m>Lc an o>Len,tl t,c , l ,cy '" s,,ch C kaso pm,imll} 

.\ Tlt,t th, ,ra,bn• ,r lbs ,oriadon ""' oot h, det, ;m,nial Ou Oh, pu\,lli 
,o f,ty, health o, wells n, oc '" j " ,Ion, to "''" pmpert} . 

D;°'" ,c,,css to A -50 » ,I I be ,,pp, O>"Od I•) '>H A o, DP 1,· & l' "' he perm,ll"'J ,<'1hont:, "f"d"" 
J u ,c w,,;, mm A -00 Uvlh ,grnc;c, "' t""·,.lly , hrr.<eJ ~ llh "'"""'£ ,,te '"'" ro ·oadv.ay, 

I\ The ,o,d;t,m, ofwhlch th,, . .,.,,;,,. ;, hosed ""' un;q,e lo oh, Jl<Operty fo, 

,,,_ h "1, th, ''""'""" " ,.ughO '" <l .,.. ,ot appl oeahle ,,ne.,Jly Oo otlLor 
p.-operrios. 

T.c, J,,,,Jb,;s thm '" th, s,bJe.l ol th,s "' "", "'' """l"' m Lh,,, LI"' ,,ce ""P""""' 
, lo"'-'"' a; O aorr .,w "' '°'" pW «I ;., the s,m ,,uadmg l""d b,_,, To ,:,c wc,c " "' ,,,., ,c,mmenm 

"""" lil11 w ,1 I l'O pl "'"· m c , ''""'" ''""" '"''"""' rud to ''" "" " th, .,L,g.m,·" ,, r A -Sf 

""' "'""""'""' th,c co 1,- ""' p<>mL ' r "'"" SILO, I a " '" fo; '" h poJ • ,, "'" '""""" '"' ' I '" 
,n """ """''"' ,) 4-1 2' )( b ;< •• , ;, i,, m , l ,,orl "' sc·,·c the ea ch, pW. ,e, ,cog ,s ,1 co lkcr ,c 

,1 ,i,ew,, + , the o.uce:,, 

l Th< ,oNanon doe, nul ,·on,OII"" a v,ol,tion ot ,,, othe, •pplli•,ble low. 

u,~ io , ""· or ...,.ui.,,;un, 

r, B,cauS< or,h, "'"""'" ~hy<,eal '"' rnundm,,, ,h,pt, or tooo,,caph;o,! 
,ond'1;,,, uf Oh,· >JmHk l"~l"'i; ,moh·,d, , portirn1" h,mlob,p to"" 
'"'"" ,mold nm],, M di,tingu;,h,d tmm • men ;"'""''"''"", ,r,h, <nict 

i.tt., ofth,se ""'"'";""' ,, "', ;oo out 
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County Council Bill CB-31-2003 establishes a school facilities surcharge in the amounts of: 

$7,000 per dwelling if a building is located between 1-495 and the District of Columbia; $7,000 

per dwelling if the building is included within a basic plan or conceptual site plan that abuts an 

existing or planned mass transit rail station site operated by the Washington Metropolitan Area 

Transit Authority; or $12,000 per dwelling for all other buildings. County Council Bill 

CB-31-2003 allows for these surcharges to be adjusted for inflation and the current amounts are 

$7,870 and $13,493 to be paid at the time of issuance of each building permit. 

The school surcharge may be used for the construction of additional or expanded school facilities 

and renovations to existing school buildings or other systemic changes. The Special Projects 

Section finds that this project meets the adequate public facilities policies for school facilities 

contained in Section 24-122.02, CB-30-2003 and CB-31-2003 and CR-23-2003. 

11. Fire and Rescue-The Special Projects Section has reviewed this subdivision plan for adequacy 

of fire and rescue services in accordance with Section 24-122.01 (a)(2), Section 24-122.01 ( d) and 

Section 24-122.0l(e)(l)(B)-(E) of the Subdivision Ordinance. 

Residential 

1. Special Projects staff has determined that this preliminary plan is within the required 7-

minute response time for the first due fire station, Laurel Fire Station, Company No. 10, 

using the 7 Minute Travel Times and Fire Station Locations Map provided by the Prince 

George's County Fire Department. 

2. Pursuant to CR-69-2006, the Prince George's County Council and the County Executive 

suspended the provisions of Section 24-122.0l(e)(l)(A, B) regarding sworn fire and 

rescue personnel staffing levels. 

3. The Fire Chief has reported that the department has adequate equipment to meet the 
standards stated in CB-56-2005. 

Fire and Rescue Service--Commercial 

The existing fire engine service at Laurel Fire Station, Company No. 10, located at 7411 Cherry 

Lane has a service travel time of 3.22 minutes, which is within the 3.25-minutes travel time 

guideline. 

The existing paramedic service at Laurel Rescue Squad, Company No. 49, located at 14910 Bowie 

Road has a service travel time of 5.95 minutes, which is within the 7.25-minutes travel time 

guideline. 

The existing ladder truck service at Laurel Fire Station, Company No. 1 0, located at 7 411 Cherry 

Lane has a service travel time of 3.22 minutes, which is within the 4.25-minutes travel time 

guideline 
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12. Police Facilities-The subject property is located in Police District IV. 

Residential 

The standard response time for priority calls is ten minutes and 25 minutes for non-priority calls. 

The times are based on a rolling average for the proceeding 12 months. The preliminary plan was 

accepted for processing by the Planning Department on March 13, 2008. 

Reportin2 Cycle Previous 12 Month Cycle Priority Calls Non-priority Calls 
Acceptance Date 

2/07 - 2/08 8 minutes 11 minutes 
March 13, 2008 
Cycle 1 
Cycle 2 
Cycle 3 

The response time standards of 10 minutes for priority calls and 25 minutes for non-priority calls 

were met April 22, 2008. The Police Chief has reported that the department has adequate 

equipment to meet the standards stated in CB-56-2005. Pursuant to CR-69-2006, the Prince 

George's County Council and the County Executive suspended the provisions of Section 

24-122.01 ( e )(1 )(A) and (B) regarding sworn police personnel staffing levels. 

Commercial 

The approved 2002 General Plan addresses the provision of public facilities that will be needed to 

serve existing and future county residents. The plan includes planning guidelines for police which 

is station space per capita: 141 square feet per 1,000 residents. 

The police facilities test is done on a countywide basis in accordance with the policies of the 
Planning Board. There are 267,660 square feet of space in all of the facilities used by the Prince 

George's County Police Department and the latest population estimate is 825,520. Using the 
guideline of 141 square feet per 1,000 residents, 116,398 square feet of space for police is needed. 

The current amount of space, 267,660 square feet, is above the guideline. 

13. Health Department-The Environmental Engineering Program section of the Health Department 

is currently working with the applicant to address issues of environmental site assessment and 

testing relating to the sand and gravel operation that existed on this site. At the writing of this staff 

report, a final referral has not been filed by the Health Department. Prior to the approval of the 

first detailed site plan, the applicant shall demonstrate the satisfaction of the Health Department 

regarding this issue. 

14. Stormwater Management-The Department of Public Works and Transportation (DPW&T), 

Office of Engineering, has determined that stormwater management is required. A Stormwater 

Management Concept Plan, No. 19046-2007-00, has been approved with conditions to ensure that 
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development of this site does not result in on-site or downstream flooding. Development must be 
in accordance with this approved plan. The stormwater management concept approval letter was 

submitted with the original application; however, a copy of the storm water managerpent concept 
plan was not. The approval letter outlines conditions of approval including a required floodplain 
study and that the applicant should continue to work with DPW &T to investigate and analyze 

flooding issues along US 1. An approved floodplain study is necessary to establish buffers and 

woodland conservation areas. 

A copy of a stormwater management concept plan was stamped as received on June 23, 2008, but 

the plan is not an approved plan so it is not clear if this is the plan that is to accompany the concept 

approval letter. As noted above, there are discrepancies between the stormwater concept plan and 

the TCPI. Staff will ensure that the stream restoration work be coordinated with the stormwater 
management facilities. 

15. Historic-A Phase I archeological survey is not recommended on the property. This plan proposes 

mixed used residential, retail, office, and hotel uses on 990 lots and 4 7 parcels. A search of current 

and historic photographs, topographic and historic maps, and locations of currently known 
archeological sites indicates the probability of archeological sites within the subject property is 
low. This property was extensively mined for sand and gravel and there is very little of the 
property that has not been impacted by mining, grading or other earth disturbance. 

Several archeological surveys related to the widening of 1-95, the routing of the Intercounty 
Connector, and a planning study for the US 1 and MD 201 corridor have been conducted around 
the boundaries of the subject property. One historic archeological site, l 8PR652, was identified in 
the northeastern portion of the subject property in 2002. This site represents the remains of a 

late 19th-early 20th century residence. No foundations were identified due to the house having been 
bulldozed, but a 20th century artifact scatter was noted, along with a concrete watering trough. Site 
l 8PR652 was determined not eligible for listing in the National Register of Historic Places in 

November 2006. 

However, the applicant should be aware that there are four County Historic Sites, Ammendale 
Normal Institute (PG:60-004), St. Joseph's Chapel (PG:60-007), Muirkirk Furnace Site 
(PG:60-009), and Abraham Hall (PG:62-023-07) and two Historic Resources, Washington, 
Berwyn, and Laurel Railroad Culvert (PG:60-009) and Thomas Matthews House (PG:62-023-17) 
located within a one-mile radius of the subject property. In addition, there are five previously 
identified archeological sites, 18PR45, 18PR149, 18PR410, 18PR624 and 18PR652 within a one­

mile radius of the subject property. Two of these sites, 18PR45 and 18PR624, date to the 
prehistoric period and three ofthe sites, 18PR149, 18PR410 and 18PR652 are historic sites dating 

to the late 19th and early 20th century. 

Moreover, Section 106 review may require archeological survey for state or federal agencies. 

Section 106 of the National Historic Preservation Act requires federal agencies to take into 
account the effects of their undertakings on historic properties, to include archeological sites. This 

review is required when state or federal monies or federal permits are required for a project. 
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16. Zoning-In 1984, a Zoning Map Amendment (A-9482) rezoned the subject site from the R-R 
Zone to the M-X-T (Mixed Use-Transportation Oriented) Zone. A-9482 contained a larger 
property of approximately 1,457.7 acres. However, only about 488 acres of the larger property was 
rezoned to the M-X-T Zone. The 1990 Approved Master Plan and Sectional Map Amendment for 
Subregion I Planning Areas 60, 61 and 62 retained the property in the M-X-T Zone and 
envisioned the Konterra development, which includes the subject site and a 253-acre parcel, as a 
regional mall, with office, retail and residential uses west ofl-95 and with the town center on the 
east side ofl-95. The 2002 Approved General Plan identified the Konterra development as a 
possible future regional center and designated Konterra in the Developing Tier. 

The 1991 M-NCPPC official zoning maps include a note with an arrow pointing to the southern 
boundary of the M-X T Zone which states, "[p]roposed centerline of A-44 lllustrated in approved 
master plan 3-6-90." The District Council order (Zoning Ordinance No. 56-1984) for the rezoning 
of this property to the M-X-T Zone found that the property will be traversed by the planned 
Intercounty Connector, and "approves the M-X-T Zone for that part of the subject property, about 
488 acres in area, lying north of the planned ICC and east of I-95." The order states that the M-X­
T Zone is located on the north side of the ICC, and "adjoins the location of the planned 
interchange ofl-95 and the Intercounty Connector." The alignment of the ICC at that time was 
conceptual. At this time the alignment of the ICC appears to have been finalized. 

Based on the record of the District Council's order (Zoning Ordinance No. 56-1984) and the 
official M-NCPPC Zoning Map, the southern boundary of the M-X-T Zone is consistent with the 
center line of the ICC right-of-way, as provided on the applicant's revised preliminary plan. 

Parcel 4 is the part of the property that is traversed by the alignment of the ICC. Parcel 4 (Liber 
5548 folio 921) is split zoned R-R, south of the center line of the ICC right-of-way, and M-X-T 
north of the ICC center line. The zoning boundary, as established by Section 27-111 ofthe Zoning 
Ordinance, states that the zone boundary line follows the center line of the street unless the 
boundary lines are fixed by dimensions on the zoning map. In this instance the zoning boundary is 
not fixed by dimensions on the zoning map. Section 27-l l l(a)(2) states that where zone 
boundaries are indicated as approximately following street lines (existing or proposed), the center 
line of the street shall be considered the boundary. 

The ICC right-of-way has been acquired by the State Highway Administration by quick take, and 
SHA has filed condemnation proceedings with the Circuit Court for Prince George's County (Case 
No. CAL 07-32558-61). Since the right-of-way has been conveyed to SHA, the applicant is not 
responsible for the fulfillment of applicable regulations for that portion of the property ( e.g. 
woodland conservation) nor would the preliminary plan need to include that portion of Parcel 4 
zoned R-R, south of the ICC right-of-way. Pursuant to Section 24-107(c)(5) of the Subdivision 
Regulations, the conveyance of land to a governmental agency for a public use is exempt from a 
preliminary plan of subdivision and is a legal division of land. 
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The portion of Parcel 4 located within the R-R Zone (south of the center line of the ICC 
alignment) was appropriately not included in the conceptual site plan approval (CSP-07003) for 
the M-X-T Zone. However, staff would recommend that that part of Parcel 4 zoned R-R and 
located south of the ICC should be placed in an outparcel for future development as a part of this 
preliminary plan application. 

17. New Finding-The subject property is located on Tax Map 9, in Grid B-2 and is known as 
Parcels 130 and 4. The property is 402.58 acres and zoned M-X-T (401.77 acres) and R-R (.81 
acre). The applicant is proposing to subdivide the M-X-T portion of the property into 980 lots and 
67 parcels. The subdivision is for the development of 4,500 dwelling units which includes 760 
single-family attached (townhouse) and 3,740 multifamily dwellings. Also proposed is 5.9 million 
square feet of gross floor area for retail, office, hotel and public land uses. The applicant proposes 
to convey approximately 71.5 acres to the homeowners association (not including 29.96 acres in 
private streets), 19.7 acres to the KTC Business Association, and 41 acres to the Maryland­
National Capital Park and Planning Commission (M-NCPPC) for park purposes as discussed 
further in the Parks section of this report. 

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 Squire, seconded by Commissioner Clark, with Commissioners Squire, Clark, 
Vaughns and Parker voting in favor of the motion, and with Commissioner Cavitt absent at its regular 
meeting held on Thursday, July 24, 2008, in Upper Marlboro, Maryland. 

Adopted by the Prince George's County Planning Board this 18th day of September 2008. 

OSR:FJG:WC:bjs 

Oscar S. Rodriguez 
Executive Director 

By of~u?:.t~ 
Planning Board Administrator 
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P"""" l'Oe sLHnda,O, ace In "'""" Lh, v,dlOcoLi,m o/11, rh,,.wl Je,elopmeal eamknoU o, 
tho <:onc,,rtu,1 s he P faa, L s e-,rn:m , wldcl w 111 " r ,rtl,e, J, rm,<l o, ,1,;, LJI P {h, "'"<l,cds 
h"'' bcco prupo.s,d .,·<Lh Ohe mtea1 th•I Oh"} w ,I I be " L, l<L<<l "' """'"' foe fotuce pemu1 pl•n 
,.,, ,ew, T1,, app-o,<J (le, '1" '"'"do,~< w t he 1,sed h) Pla,,o "' g [)epartrnc,,t s'31f to ,cv, ow c,ch 
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pemul p la" '"'" I '"' fom, "' ''" .!,;, B" !'""'""''' • ppn:,>e(l m 1h ,, r,sr, » ,I I p0> ,.1 , ''" 
de,c lope, w ,a, """ ~h fl,,, trn~· to aocorn.uod,tc tli, ohan p•1 , """"" I ho des,"' sranda,ds aco 
lmoadod " pru,·,de a mimmcm q ",,_;,,, "'"" ,mce fo, be pruposecl J,,, nlv<> a '"" Je>elopmea L o:· 

K011 ''"·' J "" " C'enlc, h>l, T , , f,,i; l '°" l" ""'' " ,, t 11,c Jc w '" o "'" ,o, c " c, "'"" be "l"' l ,o ,, 
bcttcc 11,o the qu,llty as l'""'-"""' O}· Lhc rrnpc>sed st>rndd,ds m Lh,s DSP Kome,c, I ow; Cea~· 
, ast wrn ha,c '" ,dJ,tmn,I p,i ,·ate ,O'''""'"'le.c,cag «g1eeme1,t, lc<1 w~oU by U" ow '""' 1u 
,c,•c~·, • a,1h-9"'Jol}' le;dopmeal oad dfh '"" vce,,L,un of Oh, d"wntow<1 '"" 

I >c dos,gn st,a<l,nb "" '" oa , 11 ,stc•1ecl boc,k fo,m,,L v, 11h """ clc.plee, Th, fo;t clc,µlec o[ LI" 
dos i,in staadocds pruv,i<> ,m "''"""" of <I,< '1 ,cct ,ca p<, Open Spae< , ,,_,;,, """' hon". , ,_, ;'" lac 
""'" 10 p.ik,ug, ,h,d IO"el ,,,w,, rnd 'I''"'' Oetli,111011 ot the °'""" Kom,,,, Tow,, <'moo, 
£,s; The secoaO cho['te< f<o: uses oa sm,,,cap,, opoo '"1'"• ancl the cc la,erl b"}' le aa,i 
ped,stm" o,tv,oek, n,.,pto,s thccc ,ad "'""'"''th, ""''" ol m, bu,ldmos w,thm Lhc 
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do"ato~TI "" "'"'- I he bu.Lem" s'dnJ,mh pro»O, <le,,,n pnnc,pb, b,,lk ,mi ,ol<mce 
s1an<luc<l~ l,,,ld ,ng , .. N,ks, , levdl '°" -,,J •'""fr""' Jes ,g,, cn1e,;, b) O,,,]J "'J 1,eo log,es, a "d 
bn, IJ,,,g loc.L,rnc w "I"" ,1,. J,w,,10<>'n cote, E>,h sect,on 01 t1' i,,, dd ,og ""'"" J l ""' w;,h 
""""• eoq o,c<J ,1,,,gn cl """ltS, sod '"'"~ mcodcd t·o,tmo,1ts ru, d """-'"'"" I he '"""'"' s ,I ao 
co;c1 ,,sue, sue) ,,s ;hc dos,1,0 ot the ""' ct the '""'"'"''• h,,ldms .,,d 0" kn,, ,clct,onshlps, ud 

'"'"" "' E ot th, 1,,,-Jm i "'"- stm,.,, "'' lltlcs ,,r the ""'"'"" c. "'""' f>v, r,,m = "" laaJsc,,, 
conwpcs [ h,s Lh"PL"' """ wl Lh ,n """'" "'' l,w " r the l.aJswp, -mcepl of tl,e "'"" Ko,,k,c d 
l cwn Cea1ec bst ,ntl [u,c• "" on Lh, l~,o,~,p;,,g of each Sp"- ,fie """' m 1h,cewntu"" co<e 

'fh, chdpler closes w;,1, ""'"""' des;"', i,nde,;"" Jo, "'""· cou,1', ooJ p la,;;, Cilopt« "' 
pm•ide; '"moR·h,nsn , """""~ s ec,da,ds mcl od ,,,g lo<aC ,on, , des,gn ""'"'· n10<e1 1.1 Is , oo INS, ,nd 
i llumin.t,oa d e..h ,p<.afic ccgn 1,ee w ,1hin 11.c '°" "'"" n co,c a, c;, Th, la,• ch,pt" ot the 
Je,;,;<, ,L.,,O,, 0, ,, J, . o1'J Lo ,h, I 1gh"" g Ocs "·" of ,he do" ,,,,,,. o ,.,. , '"' The des, <" conrept 
fo r I I gltl ng coos "" ot "" ""'°'"' with , pec,t1c '""""" ligh·ing m Len, i1y, ,ad I i,htl ag ""'""' 
rn9mo,m,nts. Add ,t,oaul n """ <>ptkm '" ,is, pru•nl,J 

A compceheaoe.e pach,, ,l<Ki) 1,,1' i,,,,, p·ov,<led c.,rt, th" DSP The SOJdy '";des"'' dow"towo 

'°"' "'" """ """ " pa,ki,· g on, lvs i, , ""' that "'""l"'",j to rn, no mhc, of dow,taw" Mooks 
The st,d; pc,o,1Jc, """' P"''"> ""'"°' w,fr o,/±,em l""kio~ dorr.oaJ, I ho pouk month I; 
"" k,,,4 dc,n,nJ ,cc11a, 10 ,sq o "" , rot,I of S 150 ""'km F ''"""· L h, po'"'- hom 1, clem.mO J,,,,,g 
the *eekd,y ,cs 0,1 10 rcqu1rcs ,, tot, I ot S ,()M l'"ckm .< '"""" I -" pe,k homly "'"'""" J,,,,,,, U " 
~,eke, a '"'""" , ,·q" "" , rn1,1 ot 6 no ""'"' , '"""· A bl,,, k -h,·-b lc~k poek,,,g .,,,1, ,;, 
;11-,·aS that ,tnt,I ot 12 •!9' P""°'"S sp,ces '"' pru,·,do.l m '"' Je,elopm< " pi,;s,s Ofth, I) ,4SO 

r~ km~ ·'""°" thee< '" l,3 '.• 9 so,kce p,,ck ,o ! spa<e, , 0 ,j JJ sp,ce, "' <h< P"'"'"1 1!"'8", md 
02U °'-~'"'" pock,ag "'"'" A Oolal of J Jl p,it1ng sp,o,; "' e<q""'° toe tho ph)s,e.,II) 
hanJ,c,pp,d 11« ,,_,,,,I ""·"bee of c:gu"e; P"''"O 'P'"" to, o,ch hl,,ck mas· ''"') .,_;., th, 

"'"'''""'"" ,1 '"" '''"' 

r he DSP "''" Includes , sommecy ofch, ,pp,ooches ond scrategtes thm \Hll N o~plicd ro ach,c,c 
,~~""'"' I ,1, in th, d" elopm,nl uf the l.u>l'< Kook,co l-0"'" C cnrec E a,c The s,m, ~ ")' " ,tcrntcs 

tho ,pphc.u>L ·, cc'"'"' ''"""' to s,,i,,;o, Ne u,b~, ,1,,,,c1, -"""" The •rpmschcs ,od ""'"''" Lo D< 
,mp lo /ell ,oe o, toll ow,: co "" ·'" cotcg,atod dd _,,, ,mcc~,, to ost,b li,h wmps"t, oompl,to, "'" 
"'" oocte<I oc,ghh,o, hoods to prn1cct loco! w.,1e,.J,,O, .mJ aespecl ~ ,IJl,fo h,b '"'• K• ,n '" "" ;,. 
ca,oo,, d,oxlJ, ,m,ss,oas an,I '" "~'"' """" h"lth ,nd l'fc')- '" the drn/,O sod dovdoome"1 of 

"-""""' T """ Crn,c, Ea1< 

DSP ·"'"' L ,11,,, s '''" '"~"'"" sol ; ,, w '"' ,o ''" 112 -,CO, do" atos, TI "" "''" LOJ dllo,,; 
'" r1;-ort,ve '"''""'""'"'• so<.J, ~, rudtls oocl ems lo" ,,,J ""'"" "' '°'""- poi,ds, ,;h "h "' I II ,c 
« ,,,vcrtcd to .storrnw,tec """""'"'"'' pend, al<;, co" ;<t'nC<io ,_ on .. , rem""""' of ''" pmpe,ry 
ah,wa on the USP An,· Oe>elopa,e,,1 o,cS1d, the 1,1_,,,,. cowotow" '°'' "" sh,11 o,e"'" c,thcc 

,o cppm,·,I ,rd"';""" '" DSP-OBO I , 01 •PP''"'' ot, "P"'"' [)',I' "' "" "" 

H« "'""""' hdJi """' Tin, DS r '"'-""" 2.1 ,; I '"" ltlfam I ly ;-,, 11 '"" " "'~ a '"' d ;,,,_ to "" 
rnco,nL ,1,,.,, " la foe cal, nlatmg on .s,tc r1 1v,tc I ccr,,t,o,,a l ''"' hc,c, m e '-"""" S co, 0:), th,s 
,ppl,">Llo" ,he- nli ,,,:,,, ,cl; ap1l'0< mace~- S' I C, ', O<JO wonh of """"°" ,I f,cll I Lb 10 -en , Ohcs 
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J,,,e]"pm,nl Th, ,pp[;c,,, has snbm;n.,.J , downtowo '"'" '"" """"';oaaJ plan U,,L ;JoaHr.e.s, 
ce,;., of '""" " ,., socl, "" , k•wn ><1 """'• "'"Lml shool prurneo.J,, pocket p,,k, ,m,11 pl"""" oaJ 
"'-''° mg one p '""' '"'" ~ <th fa" I ,1 "' s ,cl, o!. b" L no1 I ""'''" Lo, foonta;,,,, t,1ble, " ;,1, , mba,]Jos, 
~"""" ood "'""!- ~,11,, 1,,.,,,1, ,;ch, ,0(1 ~ol,I" "' J spl;,s, No ,,,..,_,1;; r,,,1,1, ccsl 
m !Qnn,t[o, has Occa ,ct;,onfiOO, ho» ,voe, ,. "' ,cw ot the p,oposcrl """"'""'' p 1,,, I:,; the 
Pla,am~ Hmm mrl,catcs that 1ho appl,c,at should h,vo no <L,mcolt} moo1me 1ho "'"""""'' 

'" ' I ' ~ ""' ''"'"" ""''" th ' "'"' ' I Lhc dc,c '"'°'°"' ,nd fr., ' "'"' o, '"" pmpo.<eJ "'""'"onal 
fa,; H ti-'S Somo o r the "''"'"""""I foc,fo,os ~ ,I I be pru, ;J.,.J fo, futo,o rr., I L; tbmi 1, b,i ltl,ags 
aJth,,,h his p,ss;ble ;, some iastane<,s ,hoL some loc,;ec "'""U,mdl &ncn,t;,. m,y b, shilled b; 
,es,dents or pcox,m,1Le bo dJmg, Th, prnpo,eJ Jes,"" sl,md,c<ls Im~ mfonn,,Lioa "'""'" ,ng Lh, 

uage "''" 4 nol.L, o f U " faul,t,e, Lo l>e p,u-,0,c ,;,, Lhe Jow" lo" " '"" '" " Det,il.,.J """"° ,.,,,,I 
r,ul,L,ec, ,,, ,I I o, pru-ad,d »·nh "'"" It plrns fo, ,,,;d,n1.,1 '"' Id ,a.r,, o, ""' "'here !ecJ e'1,-01Lal 

""""t "' "' intenOed 11) be '"' luded Ill a<ld 111-00 , di< ,ecre,t,on, I pl,n notes mo p, b I IC b\'1 d 11,gs, 
~l!IL the t}'P,, "'d ;o""""'"" t◊ be de,e, m",erl, The m·o publ" b,nld;oss "" !ocaterl J'"' on1s,;, 
,,t to, ,iowc,tow" "" "" '"the soud,c~st quad,~,t ot the ,,,to,sccnoo ot So•,th hod Road ~,d 

'I, ,~ r, "'"'"' R ood 

7 .om •e Cl nlm•necc L he ,ubJecL ,ppl kat i, -n hds be<n "'' ;,w,0 fo, ,ompl.,,,ce w ,ii, U " 
,eq ohmeats , ,f Lh, \1-X - I l,n, "''j Li,; s,,e p lac, des,g" tu,del ,acs of tlte Zoi>mg OJ d uiance 

, 11,e P'"J'Ol<d ;""'""',,;" ''"' "'" .c K,x,E·ra [ov,n Come, S.st rootams •; vornt)' ,,r ,~,d 

"'"" ""''""'"1- "''"'""'', ccm,wcr,,,,1, office, hctd '""'"'"'"""'• ,.d puhl,o opco spaoos thot 
• ,, csscmial to , socecssful '"'"· ocntc, I ho m h tmo cf =ioo.s ~sc, w,LI ollo» fLnmo C<esod­
to '"~ week .sho>\ ~,d fid cntert,ia..,eob"""°' ;, ~-' Lv» TI ,,,,,~, " Hh;n cc=n,Ok w,lkmg 
J"wnce I he"''" .rnd ll~,c m;>Lna,s""' penmlloJ ;" Lhe 'sl-X-T Zo,,e Tl,e sobJe.L 

""' hwtin, ;, ·" "'" r"""'"" " ,LI, tl>e "'-"'"'""'~ of Sec· JOfi : 7 -54<5( d) of die Z011iog 
u, .lm~,c,. ,,J,d, '"I """- che fol lo-.,·,ng find !Os' m ,;d,t,co ro th<' fod , "&' "'I'" ,cd to, fl,c 

Pl,,m1m1; u"""' to 'Pl'"'"' , ;e1,;1,a ,,,, r'"'' 

( l) Th, rmpo,ed dc,•dopm,nt,. m ,onto,mnnce mtb tho ""''"''" "" "'°'" 
prnv~;,., o/ lh6 Ol,i,iono 

I be pu,pose, oC Lb, .\\ -X - I lone as slalei ;,, S,c Um, 2 ' -34 !( ,1 \ "'"I ni, Lh, 
<1•llowmg. 

(1) T" ~"'"'"" th, o,a .. 1,, d.,·,lopm,nt and , . ..,.,.,,,p.,,.t of land in 

th, vi«oit, ot majo, '"''"'"""""'' m•J" intem,<tio,s. """ msjo, 
tran,,t ,tup,, ,nJ Jesi,m,kd G,ncn,l PJ,.n C'enkn '" ,h,,, 11,e,o 
'""" will ,nb""" lh< ,oonomi, >lalo, o/ ll" C'o""'' ,-(] P"'""'' an 
"pnnJ;u• '"" n, <JI ,I .,;, ; bl< "" t>IO) o,;o I ,o d H;·ing op p••·tu , '"" 
fo, Its ,lnzeo,; 

L h, '"""' Konl= a To we, ( """ Eo>L "" was r om"' 1,, ,' ,a "" " d a•;1w l " ,,,,;,, t 
'ite Lhal IS locale! '1L Lh, '""""'""" ,r LI" "'""'"'""'' Con,c°'toc '" j l. g '. ' Tl>< 

5-21152_Backup   67 of 103108



(Page 6  of  41)

PCiCPB No. 0'1-1' 
,.,,, N,. lJSP-08DI L 
l'oge ; 

<le,, l0pmo1>< in, I" ded '" th ,s l)S I' ,s w Oh m tho pcopo,od d ,worow, "''" '-"" of 
Kon1',c; Tow,o C'cn!C< E,,c, »hich will prov·dc a vibi,"1 l1tesr,·k to, timuc 

""' "'" "'''"" the [)S
0 

"'""" , " , ,.,, '"'" uses ""'1 "' "' /, ,o,;a,n1;,1 I he 
suppo1t1og ,nhamuc"'"' sect ,s stacmw,to; """'"cmc.t po;,ds " loc,tcd wl!hm 
the '"""'"' Spc,e,lic,11> tlm DSP me lodes 2, 10 l mulnfamHy dwelliag uai~ a 
J•JU-ruom hckl, ,ppru"m,kly I 2 m,IJ,oa '"'"'" [eel of ,,noos '"'"- ,1<«1 ,s m ,, 
,,~ " ""'" "'' ,, , I 1h>L ""Pl"''°"" '"'"" ,,.~ u,barn "" pl "'" p les ,,od bes, 
11,b,ln Je,ign p ""' c-,s to !'"'"""' tho o..ie,I) de,e lop,rn m of the "' b_ieot s,t< 

11,;, DSP ;, , f.111hcr ootin;,n,nt of the '"'' use '"'°" ot tho downtown c01c ""· 
., -'PC>O,C(] nl ti e ('0,1<,phi,I s,;; .,,,,, CSP-0701n (;,;oo ;,s '""'· ,,,,i;~- of 
the de"lormcnt, ,nd wide""~' ot "'"• Koatc,c, l owa ""'"' ,_.,_, »<'L 
cnh" o, th, ,,,o,,om,c ""'"' of the Co,m~· ,nrl p·o.,Oc Ocs,rnhlc ,m,1,,,...,nt ,ad 
I ;,,, t o pp,,o11'm 11, cs to, ,11, a,ns ot the "'""')'. 

(2) T n ;,.. pl• "" "' """"' mend,t;n"' ;n th< app,nved ca,nu·,I Plan. Mast,, 
Pious, "" S<<tnr Plan,, t,y ,,ut;no ,ompa<t, n,;,,J-u,c. ""'""bk 
cammumtk, '"'""""" by , m;, ol ,cs;a,n(Ud, ,ommerr;,J, 
"~""'"'"'! open'"'"• cmploym""(, nnd ;nsWul;ouol .,,., 

The lo~ "'"~ " coco '"" in< lndes , m " ot ,ei;d,nt1, , commcm ,1, ,,,., I, 
'"'"'''°""I, ep,11 sp,<Ce, onte,m ,,, 1neot, h o<e , ood ()11,c, "' " ~ sos I he suhjocc 
DSP '""" ·he'""' '"" '""◊,nd1ng ""'· known a, f1,v1101>, of tho Knmm, 
fow11 C'"'" E,.s, ~ ,,J w , 11 "" p]c,ncnt the I, 11 d '"'-'"' mc,,d,t"'" ,,t tho pccvhos 
oppru, ed plans ,ad pol ictc,, 

(3) To '°"""'' th, ,·alo, of lond and hu;1a,.,, hy run,m;,on, the 
puhlie and ~,n·at< dev,lopm,nt potent;,1 ;nhe,onl ;n ,o, loeation or 
<h< mn<, wh ;,b m ,,ht oth,,.,,,;,. t>eeom, """ ,ed ,b rung •••1 /Ind 
outs;d, tb, Co,nly. to h, tlolrim,n,a 

I he i"'b~' Kontem, T c•wn C<nk, [a,t c,1e. "" l11d,i ,g 1hi <1,,., lop"""' ""' '"" '°""'""" ,n ~,cs DSP. "'" pl0"005l)' rooe<1 toe 1adu,o ,al "'° and hos bcca mmec 
"""'""'I) t,.c saarl ""' gra,·cl m ,he past ""'"I decodes J he ''"" s,m,,,;,n L 
manac plan ,ad ''"""""' m,p .un,dm,n1 """'"'" lhe l,cge, c,,e to 11' M. )(. T 
lvae S "'"' l 990, ti ,e , °' lo,no,>)o p, oces1 t,, "sto,e ,,,; rnhoncc ,~ '"''" "I 
"' "'" " 11>eot ha, P'°1'"'°d H) pl~ame ,n "'""' tow" e<ntc, en the b .l" ,,~ """ 
t>, d,;wntn .,.,, cocc "'°" on li,e so bject LJS e s ite th ~ pocposal w,11 '"'"'"'' ,, .o<l 
"' hoocc the ,•,h,e o[ the lot,d Th, de> ,iopa<1enl of u,;, ,low<110wn core "'" w , 11 
nwke '-"'""" T c•wn C,<11.c EiSI , "' I ,c, , "d 1he"''"• ½ , 11 " """" ""I" puhl ,, 
""d pm·ate ""'elop,r,oo, r°'"""" I m ""'"' ,n tho lc,,,11rn ot t"'s ,one 

{4) To prou•ot< <h• ,lf,.tR·• and npt;mum use ot tran,ot and othe, m,jo, 

'"'"'l'"'"'~on ")'<tern<; 
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The prnr,,,scrl dm,ntow" co,c ""' Is loc,tcd whhi, tho ""S""l'h,c,l ceakc of 

~ "'"' " • I own "'""' > ,st, » hioh is loca1cd bet""'· Lhc meL; vpot;Lon """" o r 
ij,< mo,a "'" Wash m,;toa, D C and is acc,~sch I, w m ,j oc "'"'°"'] h,ghw,; s .a<l 
the "'"'lrn,d 4cc, Rcgloaal Lomm,tec (MA~L) rnmm,k, ,,.;,, "'""" Tl<e 

l'"P""d rlo"'TI•ow, "'"' '"" ;, '"'"'° clmc "' "'" lnte=.tio" uf Lh, 
l ,,teccom,ty C """'"°' ,nd l -9 5 Bcca,se ol the "'''"" ol tho Je;dopm,,,,, 
VMtmcs funns oftrampcration ,acluOin" pcck,Lcwn b,c,cle, ,obmob,les, ,ml 
mass troa,h "" ;,o..,css,e, <o ,,,pport the pldDaeJ Jowntown '""· T_,,, ''" ,; 
desl _eoec In '" "''"" "''" ,1,eeL potlem 10 "'"'"'·'° occc,,,t,1 I 1ty, S ''"""' lt,, hoke 
J,,,es, ,,,J t,.,J, le.," be, " µ, o eo""d w ,11, Lile ;pp,s-,cd CSP ;,, 0,; ""' " 
Koa>Ltc'1 Town Ceot<J E,'1 ,nd » L'h i, th is D5 r to, the do"' Timwo cocc '""­
wl,,d, ;,e ''"""'"" w,th rl,e 'l'rmvcrl CSP Add ,i;,,, I ttaasport,r, aa 
"" pru, e m,,,., '" e,,v " ,coed m to, late, si,gcs ot the dc.cloprnc..L J h,se 
nn pro1< m on;, "' ,; , col ""' hos corn,cction~ tcansi· stop, f mm Lhc MA RC ""';"" 
,,< M";'k"k Rvad ai,rl US l ,,,; , potc,tlol Morro s<ot,oo wltJ-.m Lhe o[fi,_, 
coma I" ,n the "";'~"' ot KootoIT, I awn Coate, l,a,t hetw,oo ·he <lo~"lo•a 

core "" .ind 1-00 Tho '""'" o I Lhe "'""""'" J,.e lopcn,,,, I ""S" on tl,e 
cftcot< ,., "'" oh"''"" maJoc tc.uosp,ct.t,o" , y;cenis 

(SJ 'J'o fa,ilit,c, ,ad ,n.o,n>ge , tw,nt)'-foue (24) """' ,n,;rnnment to 
'"'""' ,·ouOl;,log ~""tlon;ng oftl" pmj,et atte,· "orkda}' hou.-. 
through a "'"'"'""' of aotwR), and th, ,ntu,<t;on b«~•rn <he ,.,~ 
.,,d th"" who ,.,.,, ""'-,. ;n. m ,;,,i the nn,n; 

Th, nsp shows <ie>·dopmool In Lh, '"""' C,w"'""''"o,e ~" ofappro"matcl) 
I )l ""' ot l,od wh,ch ha, , rr.""'" oC,.,, Jh, ,e,;O,nL;al ""'"' ",;11 tene,atc 
the !'"-'"'1 """""' of acd,lt, ,a th, slk from O l(t---1/ 00 ,, m and J 00 I 0:00 
p m I he office toooat, '"' ..,,,;clpaLed to opec•k O,,c;,,g n,g,I" 0:00 o ,,i -' 00 
p m hns m o,ss ho,·s I he "''" I cornc<>nenl ~ e,ped,0 10 te,tcratc 0'11Y IL';' a II da; 
,,,,i.,Jin, ,,,,l,lp;,l"l "'"'"' "''"' "'"'' "'"" fiom 7.00 , m -1 0 00 p m ln 
,dd "'''" , eatan,;arnonl ""'" ,,,,h , mot " LbecLer o, l,c•,p, 1,tl ,1, e, · ,,bl <>I """' I 
( ccmmecc i,l l.eiel) ~ 1 II C0.1'1 1 Outc ,c , v ,b,aot mha,, I " "' cm-urn moac ,hac ,,·,IL 
f,ciiiWc ,erl c,,co,,,,pe, 24-hom cnmonmeoL A hotel """ ,s eo,·lst.med In the 
O,,·aotown '"'" "'" m aJd,t,on Lo tl,e 600-wrn, hotel pru,x,serl '" th<'""'""' 
'"'" J h, pc vposed m '"d-uS< do"""""" '°" "" w, 11 Im h<a<e and oacooc,ge d 
24-J-.euc "" """ """' '" tl,e u '"""" de. 0101,~ coc of the rroicc·. 

[ he '"'""""J DSP '°""''"' a Hrl")' ot "'" "" "' '"'""' r,,, '"'"'" "°'" 
.\lud, of1he p,oposcrl '"" '"'" """''· commeccul, ,a<l omce wdl l>e 
comb1•«i '" "'"'' b,,,Jdmg,,'", """"' ,m<ed-oS< fo,,,,,i rteml,<l hmldm,s 
o,><l l~"'"'"I" ""·"" lmhisc"ptOg, p ;,1n,il1 p.,n, m s, ,,,a "1"'1' ,nd I , ~h Ung 
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de""'' "" «lei ,n,, ha,•e been pc vposel I oe Lhe dowalc•¼ n c "" ""'' Lh,,, " ,II c,e.,te 
d , ,,,,,,11,, lcumrn '""" J,,.Jo pmeal 

(") To """ 1e <l , "" m;,. I, " ,;o,,ul ,.1,1;,,,.1,;p, '"""'" imli• i,l u,l ""'' 
1'1tbto a dlstlncttw ,Imai ,bar0<ter ond Identity; 

Io c,e,t, , ,mguc ,drnt,l) and d,st,oct,vc "'"al ch"'""' has he,,, , ccno ,I g,al 
,ofj,,s [)SP I he cnt,s, dowato»TI co,o a<oa h~s bcoa de>•idod ,oto l (, dovolopable 

blocks dnd oac "'"'" open ,p,ce block »,Lh , c•,mpocl ""'" ooL~v,k J he 

<lowntowo "'" ;, fou,se<l oa Oh, coo Leal "'"'" '"" '°cl """'" frnm Lh, conLc.l 
p l,u,, ,,,,1, oh, h,.,J,e>t Je,~,L, . ,,, , rn1,c-,I "''"'J_,,,, fo,rn.-t Tl " """"'' 
gcad.eno g, od ,iali\' dec«ase, fu~l.e: fro.'ll tile """'', C " ,c ,od oiler pul>I " u "' 
.s,e la,c_ m,t a,mmd the tow" "1" , " Adrl "'''"' l commc,o,a l,•ota, I n ,,a '" also 

""'"'' mo""d the '°"" ccoLrnJ "'"''' "" , ""oJJ ,-, the Lowa "-'"''" w , II alsc• 
b, Lho c1,u,s of Lhe <lo"'" lo>' TI '"" "'"" and has a cl ;,t,act,v, , ;,,,,I .h""'"' anU 
;dea!Hy Fuacl,oaally, Lhe do'>a1o~,. '"" """ w ll be Lh, cent<, d l<o..Lerr, 
l<mn Cool<,,;,,,, 

(8) Ju prumuk oµOim,m Limd µhumin" wilb ""'"'" ,m<i,n<r through 
Ob, u,e or ,·,unomi,·s ur "" le ,,ml "" i ,gs iu ene'1)y t,,und ti, , '"''" 
of ,;n"le-P" ,p,:,se pro i•"" 

LJc;eloprneat u[o prnJecl u/ Lh,s "" ,,,,,,Id pmmote ooL<mum :onO pl,mnag, 
v,h,ch wou:cl perrml lhe "" of e,cc•mm"" of ,c,le ,uni • Oe"b]e "''P"''-" "c• tlot 
macket Th, p,c•pco,l [o, Ll,e """ u1u~ " c "" '"" lc•.a1es O ,rr., enl "" '" duse 
P""""~ '"ooder to fom1 ,;mb1onc iehu;oo,htps an<I dep,ndcnc«s ,.~ong the 
o,es n, " cc ,;te, , v, l ,c k ,h,t " 3""" "" o the , un of ;t, I"'" The rlcs, 5" 
,,,·,t<g_; e,composscs , ,cor,o be:,, ,o mdMdu.,I 0<01< ,x ho,ld,o&s m o,dcc to 

"l ,,w 1 comp," u,b'" oo, """"""' IJScs w """' ·he rlow,m~ TI °"""' fit w hha 
the talmc of the whole /\oh,e;mg ,, so,t,moble ooalit]- ofmt>L,.Ly ~;,h ,i;,,,,;,,­
of pop,,la : ,oa ,m<l ,c I ,,;,;,, "''l '""'° a-o ,ml"' I cc,1 "'' I m,1>c, Tl, " ,s ,l<m, by 
est, ;i;sh.n ,, the '"'""' eocc.'downto» o" "" ly ,,,d lott,os ,t ,.,,,,, o, ,c """ Dy fr., 
illld;Lio" c-f ,b ,Ujill.enl • "'"ru'" • "'""" Jiu, USE' ~ • cnL,cal ,,,p ,ow.ml 
b:illJ,ng tlie <lo» nrown cos, dcwloi; mm< cl osc , ,o '" I ,;; , C " ;, "'" ,u 10,oa l 
fue;J;tios '"' ;,,,l,ded »"'""a haloacc »'1h the othc, ,ct,,I cmp!oYMea~ ,ntl 

"'""'"'"' """' l n, ""''d-"°' ,,ppruoch '"""' "h",m""-""' m,x w,'1,m lh, 
M-X -1 z,,,,, , s·,1 t,si,,i, , lly '"°'' tl,an con 1d h< ,ch ,ev<d ,h ,cuai, the coo,t,a,ctoo, 

ol ti "' , ., t,ery or ""' " , "' g le p«cposo poJ«ts 

(91 Io pe,mil , ffnilM "'"""" oo th, "'"k", aml 

The ,..upe of <t,o pruj,.L ,ml ;Ls "' "ILip I, "'"' w H I allow '-"""'" LI " fl,xil,; Hi:, 10 
b, "'"'""'" 10 m.-cke1 ro,,~, "' , 1·a1 "~ or"""" h M<l,tl,'11. thro,,gh 

' PP"'"' of Je,,il "' '"' ~" ''" '"'' " I"' r=d " "''' n,r' P"' m "' " '°' the 
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0,-,,.11 dc.c,,clec ofll" do<> "'"~" coo, •'"'' '" ass uo,d , 11,e Plan1> 1ni Do,rd 
belie,es, p.c,c1,mt k• lhe •PC"-'> "'I O;s,g" '1.,ml,,,(I;, t,"1 penrnt pl,ns c,n b< 
"" ,eweO ,,0 mm ~,ca, ,w 1, accoc<I ,ng lO ·1« ,lppto , «I dcs,gn ,ta;daoJ, ,t 1'osc 
cun,il plao, '"'" ccrt,11, "'""" as dctS,,cd h' ""' [}5P Km.,," ,a '"'""ts a 
~" ll-m;,;1c1"cd set of ccmplcmcatao· '""• wh ,ch L >s<thec '"'"" d om """ -"""' 
,t p l,e< Phasmt <lcs·c lopmcal In , ,e,11,Li. sn J ,-n1,.1,, ,,,,; Lhet escnl ,sl,es U,e 
drn,:n 90,I,~· ,nd ch,rncler ofLhe Lowa ,·eel" ,L 16 be[Pmme "di pru,·,<l, a 
fhme>su,l Lhd! ~·,II bmld '"""'-'' O,m.mcl ,md c,eJ,b ,I , 1, ""'"~")' to folfill 1he 
'"'"' ""'"'' "I""''" , "'""· AW~"'' of1h,s de,elcpm,ot ,,.,,,,., "' ,ho ~Se 
" ,t1, ;r, <lcra , kd d ~" 1" st,odMds w , 11 p,ov ;a, 'l'P'"P"'"' !k" h , l ,~· ,c ,ospo1><! so 

the ch""· ", '"''' of "' "" """ p,vatc ""'"" sectms, wo,,, esubl, sh Ins '" 
,tt,act1,·c, hannomcu, ehs•,lcal fnm"""k foe de>·el,•pmeol J t,o mlxeO-,,,, unJ 
mull, r• '" de>·e lnpmec,L w IU, di'"" p,cJ,- ~ os sbu" " "' 11,e pee> ,oos I) 
,ppru.ed c·oncep<, ,I s,k pl,m foe Kc""".. o<d ,l,e dectded Je,ign """'"d' '" 
Lh I. USP w ,I I perrrn\ a fl",ble "'P"''" Lo Lh, m,1<.eo TIHS DSP is ,0 
coo focm ,nee w ,th Lh,s P'"P"'' ofOlce M -X-T lo,,,. 

(Hf) Io ,llow r,-,,aom of ,nhih,,lu<al ~.,i,n in on]., co ,,n>,M< ,n 

opportmli\)' ,.,I ioc;,o!l,e to the dt>eloptr to .,hl,w '"'""" in 
pll> ,;"), ,oc1,1. """ ''° ""m" ~•,. , ing 

Dct,llcd dcsls,n staodacJs m ih.s lJSP h"" Lhe ,nteal Lv P"-''''J' a f,am,,,a,k foe 

f,,t•,c, ,<im,m, ""'" , "'' ,ew c [ ~,cl, p,m.,l p I,,,, ,1, <I '"' I "'""'3 P" '"" , 1) o " the 
, ,bm c h,,c,dec m,d ,i,t I '"" of ,he pi.bl " r;a Im l, Tho des ;g, ,strnrl.,ds 'P'" I)' 
O ,c, , lei ,,c cl """""' (lrngll cl"' "'~ 5llCh ,s Qi,;,; mp. ho, sht, sol,u m ,entet,,,,, , 
frnrnratl011, ti n isl i11g matena ls, c.snopio,, awa, ass, and bo, ltlmg pmj ecLloa>, b "' 
,he ,ta, rla,Os do ,,., to,, m ,p,ufic ""'h ""'""' di st} b I h I, tle.,,,n-o"'""J 
aopru,eh w,!t prn,cJ, .m uppc'"' "''' a,nl -""" I " e ,u o II '"' S e,do,, of 
scchll"'l'""I Je,;"', Lhat w,11 """ a ,mq," ch;,,ct,i tor Kon«n• l'o~o CCl>tc, 
E,<>l , ml g,-,a, ly '°"'' , blltc mwa,d 11,c "" llo,,cc "'" ,,,,_cd ;,, d,c 200: ,ppm.od 
""""' Pion k,c ccatccs 

(Z) Fu, prup•"> p1,c,<I I" rhe ~l-X-T 7o.,'1hmogl, a \<<tim,al Mae 
Am,ndme"' •~~1·0Hrl aft<, O,,tohe, I, Zm>li, ibe pm"""" dc.dopnl<·nl;, in 

eo,fmmaoce with tbe """'" '"'""""" o, ,Oananru, iol<nd,d to imt>l,m,nt 
th< U ,~ dopmcnl ,·om ,, p , """"'"'"'d,d h) "" ~1 "'"' Pbn. Seem, Pl, " . "' 
s.,,;o;;I M•~ Am,,,dm,ot Zonin< ~ O,n,,; 

l he la,goc site w,a ""oned Lo elce M-X-T Zone ,n l 9341h,o,.g1' z-0,,,,g Mop A,nc,,dmc,t 
A-11'2 10, l '!'!0 %b,ec1e"TI I mede, pl,,c, an<I sectw,.ol mop ,n,codm"t '"°'""d the 
pmc<ny m Lho '1-X- I zo,,, Tin, "'l"'"",cn· ,s nvl ;ppl".1Nc ;., tlHS [}SP 
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(3) lb, prn..,,eJ tl"·clopm,nt b" "" outw•nl o,i,nl•Hon ~bkh oilb,·, ~ 
ph,sic,ll, ,otl ,bunlly ink"""" ~iob n~Hn" ,<ijncenl Jc,dupmcnl u, 
" Lal, ,., .,J i•«nt Wm m , " ily in, "'°''"''"' and ;ej ,,..,,1ioa , 

I h, Oownlowcc '°"' "''" or Kunle,cd 1 own Crnlec C,st h"" '"'" Oe,;g,,,O l>ulh tc• be 
, •riea ktl oo\w acd Luwanl '""" .,,ci"g ·,m· ;'""," l,ml "'" ,,,J "'"'"' "'"lumJ 
L<,ospocl,L,oa '"""'" ,aJ cafr "'""' ·uc,, ,ml to h,w, '" m ~"'" """' L,t,o" ''"' ,,nl ,ts 
oeatr,l pl= sad ""''" .omrr.on. A ,c.,bl, tu»a ""'" m1 oaly JepeaJs on ,m ,/fic,enL 
ce_,;on,l Uoaspo,t,t,cn ,,., ,,m , b,t ,1,, ln,,ge, rn m1,m,, I , ; ""''" LI ''" ;,e "'"' 11, 
arraa _,eu ,ruuccd ,,, ""'" Tb, p,opo,((] <10w,,,ow,> ,occ ,s ph'"" 11, tied !◊ tll, reg 10n, I 

""'" ""'"''"" '''"" , 11,. '"'" ,,,,I fix "' p<•in1 " ach """ th, o,gl, tile gnJ '"""' o of 
, Mets """JJng on the g<<eo CQlll"'""'• ro~ o ,qua, ,, "'"' the "" """'""im, a,ch '""" ra l 
nc,tm co, oi h,,, I ; ,ne olo,at oos 71, o do~ """ a oo,e "'" ,eq "'"'' thoL Ile, ;ti,l<Ly be 
mh,"nL '" Lh< appcaach le '" J,- elupm,,,1 l he ,, n ~,ml o'""' '1 '"" ,,f ,1,, eo , "~"' O'<' 
as cl,,,,],, coosJ,,,,<ed ~ ,!h ,cc,;,, "r<'''·" e, ,od fr,,,,t>g< 0" 1-9'. the l,tc,cmmt:, 

C """'""', ,nd -OCl e, Oh1JOI ~""port,t,o" ''" I ""' " the ""' Th, '"""1) 0'"" a lly 
d:<rca&:s ,s o,,c 1,io,·c, ""'') tiom d,c -own squacc to ,ho em·,rnns '"" l>o em,co,,s 
,, ,as oo the ,,,,,th, ,a,t, ,,,d .so ,th s ;aos ""'' as It .n, i1irn '""" Lh•i inso,e ph; sac.I .,_-,d 

" "" I """"'""" " ; Lh Lh, e,;>Liag dUJ ""-""L ""'' le pm,LL 

(4) l'h• pmpose<J d"'<lopmcnl ;, eomp,Hbk ,.,lb ""''"" ,ad prupo,cd 
d,vo>opmcn1 ;nth, vicioily; 

""' '"" "" mod '"'°')' odja,ooat to the I"''" K,-nterr a fowa Centec s,1, .ac lo<l, 1,,1,1 
'"dusm,I rud cflk, uses t,, th, """and "'"°'""'' ~,d ""'"'"""I, ce..eac,h .ad 
de>·oJ,,pmea \ saJ l•llhl ; odes CT,al "'" lo '-" "'" Lh. ,o, LI ,~ "'· ,,,O noHI"•"' 11,e 
""""""''" ""'" mclui,<l ;, Lid, usr "b,,,,g pl,,,neJ "" <ies,gi,ed for ,,,mpl<to 
COmpdH b,hLy " ,th ,1,, "" -"'"' ,.ea , '"' lud ,,,g , ,i'ico lo, """ , perle,1' "" , " "' '"''"" , 
a,d '"'"P l,m,., L,e, lnsh-q ,,,1,, )' a,,oente'1,c!Ll destio , Th, downro» n core 11 as Do:, 
Jes,'"'" ,e """ "',he ,,,., r,omt "" K""''", Town c,,,,c, Fas<"'" p,o,;m,1, 
r,~pemos 

(SJ '!'he mi, or"'" a.ml 0,; •• •~"t"""' ,,,a ,.,.,,. "'""'"""'' ,nd "the, 
1"1p•·ovomen<s nafl,e1 • eobesW, devdopmcni eap,Ole ol >u>i•;n;n• "" 
, ,d cpcnd,ni env;rn,men L o r eon L;u,;,g q n,lily ilnd 810 Oilil)- ; 

Koat,,ca '"''" Ceolec 1'•>< ,s ,,,,,,s,oo,J ,; , ""' '°~" ,,,d ""I"'"" to "'"'"' ,,,m the 
"""' ,r Lhe ,,,,nl.eno p,rt ,,t the eou"t; l he develormrnt ,s dos,g,,,d « a complete acw 
Lo<-a. " ,Lh , m " ◊ j ,; 1 ,c o, use, that v, , II , How timm, ""'d""' " I '" wmk, oac 
eolecl,m -,, ,11,o at 1,,,,, 1,,,g else» hc,s The drng" of the d,o>, """ o "" """ mcocporntc.s 

" '"" o [ ""'" "" I ,d "'S hote I, ,,m; , dm "''• ""'"' ,icpartmeot ''°"' laeot<, ,cs,denL>ol 
µarkmg, and of!k; '"" ;, ,a ""'"" p<tlcstd""- r demJ 1, gdd pdUem m "'"" to P"-'' ,Ue 
""" "'" • "' hrn I ,v,oo ' he mibmatH-n OHMcle<l "" <l,,,.,._ '''""'le; illLd S,aadat'O~ 
1wo posed a·, h '"""'"J ,l,mea~, q ,d,t, ,oJ mo. of '""""' I, """' ''"'"'"' " , ' he D l e 
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d '" in st,od,i,ds, and ,l,o ,llu,tc,c" a pl '" ,ad m,dec,nE!> , II '"'"" <usta ,ua,lo q"' l,t)' .,,d 

" llect , '°-"" ·,e '"' lo~'"'"' "P'"'' ct "' ~'"' '" ! "' ;,,a,1»orl,., '"' "°" '""" et 
co10<;n -,ng qu , I ,ty ,od ,to °'"'l', Tho '"'"" do~ o<ow, "'" ru-c.s h ., ;,,,, ""'"" d" ,dcd 
'"" """" ""''' lopahlc blocks ru,d on, '""" corr ,non bin,, [ he des I '" strudocds """' 
almost "' "' asp,cl ofs bu.LL u,ba" '" dw" "''" L L hrnu<!l• ,m ""'"""" Oeci"" pruc ,.,_ 
m i, " r ""'• ,a<l d 0,1.uo=J slcee1 "" wo<k, e>cl , Olock ;, plill>u<d ~ Ith a col,esn e r,,tte,n 

wh,W> ¼ , II '"''"'· ,a " " II) ,mJ ""' I , me "' "'""" 1 u\g '!4-ho,u ;,i, " onme , .. , "' ""h ,ch 
,.,;d,nl> ,u,O , ,;iw ,s c,n 1;,,,. wo,·k, shop. , ,.; cote rrain '" , > "' ~"" '"'" com,Hm ,ty 

(0) II tho d<>•lop•""' ;, ,tog«i, ea,h m,,1a;ng ph.,, ;, drngn,d as a 
S<ll-s,,m,,,., ,.,~~- wlnl, allowmg fo,• '"""" """"""" of "hsequ,nt 

ph"'" 
A d, Cul,J o,,!,c,ag ,m,l; »> I,,,, been '" bnurr,d ~ 11h th ,s n SP The p-"k '"1- "" lp , 
J;,, ,Je, Lh, ,,,,~nl"W " '"" "'' , ""' '" tee,, d '"'' op, Ole h '"' ,, "'" P'" ,des rn "" lys,s 
of v "" ,s lyp,s ,, ; p,ik1 ng (, ·"''"'' '"""" ,od, ""' o,H1'"'1 J frn each Mook ro bo 
Jc,c loped '" tc" phases F,oh ,,,,,stn,ct,au phase is dcsl gn od "' a sc lf-suffidea L ea L, L; lo 
he '"'"" w,th oooosh ,,.,,sin" spaces. L h, mixed-use naou,-, or Lh, clc•wo<own '°" ,,.,, 
de>·el,•pme,L will mdk, each phase uf Lh, ''"''""" Je>elepm,nl, ,<if s.ffic '"' cu1,t, ;, 
dllo¼ , ff<ct"'' mkgc"' '"" a r '" bseq oent phases 

{7) 'l h, ..,.i .. , risn s,·,O,m ;, '"""";'"' , ml i, oono P" b,o,;;•el) d"lgnod to 
'"""""' ..,.i .. ,n,,. .,,,;,;,, »;ni, ,1" ,1.,,1opo""" 

A ,e,,,,,lcoc pcd,st, "" """'""" plan was '"'"""d with Lh, coru.,pLoal sale pl.a fo, 1lo, 
eo"" K oa<ma To~ TI C co ~, '"" IL Incl ,tld s,cl=·slb.,, dloag dll o[ Lh, .u1,m.,l ""'' , 
w,thm th, """'" b '" a """ '""' ,m<i • Lc.1'I s,·st<m w h;cll pl o,· Jd" conncc<1oos <O ,nd IT001 
th, ,,,b.,n dow" Low" o,e;s t,, the , "'' , " os """'l'°rt,noo tac, I ,t,cs, "'"'°"'' pa1k'-, 
'"'"' 1t1es , ope r, ,r,,cs, etc I he 1,cdcstn~, ,, ,tom ,s coa-·co ""' ,ntl I, c·omp,ehea,, ,e]y 
des ,socd -.c conm,c L nujv, ce,Lma, ,c•as w,tlno Lhe Oe,e lopH>eU1 oud , ,1,01, a 

p«lesLri,m-fn,,,dl) '""'"""""" D,e ped<W"n ')""" ihowu "th,s rn,r , ~""'"'"' 
~,Lh the pe,,o"'ly ap~,o;od CSP The t,a,ls P''""" has p,o,·,dod common~ on ao,·cml 
.-,1<>1 , "" e•tl,s ,> ,t '" ,m.tod ,ho0ogh tl,e sun'oe< ,=Sing lots f<n "·' II«" "' ., p,· Lh lh.1 

~ I II P'" ,a, "'"" '"'"' witl, ,h,O, "'" ''"'"';"" [mm L, .,m, I ,,,, l,,e,, '""' " " ' ,, 
"" d,t,on "' "'"" ; "' pede,,Lnan ,om"" ,oils ,h, ougll la, ge1 P,Jlll,O><n< su rfacc park "' P, lot, 
Lo o, ,.,,,,,,,,J ' " lh ' ' • ,\ llee' ")' k has '"'" ""''"'" t,, th ,s ,,,,.,,., "' the Plana mg 
po;,d 

(S) o, th< 1>cra;100 Si" Plan, in'"'"' of Lh, ,ic~elopmenl wbl<lt ,,.. ,., be o,,d 

/o, "'""""" »'1;, i,;., "' ., •• Oh<dn! p1,ces fo, """ J) I<, ,,dequat< "''"""" 
ha, bceo pu;d lo hu,oo;,,o ,c,J,, h lg lo qu,l;ty urb'" Jo,;gn, , "" oth " 
am,niHto, ,-t], as lh< typo, ,nd te>lnrc, of mat<r;,1,, 1,nd,eop,00 and 
'""'"'"!, "'"'" furn,tu,c, and 1;•htin• (natnal ond •rt,fid,L), •nd 
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Th, ce, go "" ,d;i d S '" bm m,d wit]'. th IS DSP ""' , Ide CelO<le<i ;,, LCrn,11 "'" <O de:i,,e 1he 
de,, lopn ,e,r , le, '""°' 0f <h< pl◊po.e<l do"·noo~ " o,e, ace,, , Th, "" elupm,,,1 ,,mHl,mlc 

'°''-' 00 Jc,;e, , '""""' > " d '""' "'~"' 00 "" P'''" ,,, ''"°""' OI '""·' On 10 I,""'''" 
scolc, humo,, com/o,t q """"' ofhu;[d '"'· rlos, "" m '"' ;, ,, '" "~"~' ""' ""'"' ,., 
"""" lat;, n '"'-"'"""P'" ,, H gh Une, s i""'""• •'""' fumituce, rn Tim ~,, '"""""'"• dT.d 
P-''""""' u/ pelestda" p.ths, to wn """"'"• .ol >iJe<-.lks 

{9) On , Con<'<pl,,I S;k Pb, lo, prupe,Oy pi.eed in Ok M-X-T Zo0<· by, 
s.--1;0001 ~ fop "'" ,,.,i,,,.;1, "' aspo "";"" r,,m, ;.,, 1h, , , rt .,;,o;ng; ti" , 
ac, ,_;,,, '""""'Iloo; o•· <oo· wloi<h o,o hnrl'<<I P"''''" ( 100%) of 
,on,t,·,c~"" ro n,I, , " , llo<>terl " ithi " tl" ,aopt"I Co " " ')' C•piUI 
lmpm,em,nt Progcam o• 1h, "'""' ~"" ron,olid,ud T.-..,portaTio, 
Pmg,am_ w,11 he provided hy th, ,pph<ant, w,l] he '""I"" to,.,,.,.. 
,nti"p,ted t.-alfa to, the pmpo=l a,.,-c[opm,ol I h, findm• hy the'-''"""' 
nt ,d,q,'1< ""•port,tio, fadlitie, ,1 to, time ,rCoo<eptual S,k Plan 
appmval ,hall oot en,venl tho Plnnnino 11,n,d rrom l•I« •m<ndino tb~ 
findin• dun,, it. ,.,..,.,, of,ubdi,~io, pla,,. 

This icquircmcnt is ,ct appl,caQlc to ,h,s apol,canon, wh,ch " , """'''" "" ploa 

( IO) ()a the D,ato,led S,t, Plan, ,fmm·eth., '" ((,) ,.,.,, ho,•, •l•JK<d ""' , 
finding of ,d,quaor n·a, rn,d, a1 th• time of ,·emnin• throooh • Z..nin• ~l,p 
Amendment, {.onecp/o,I Sito Pl>rn npprn"'· o, pIThmua•'l' plnl ,pproval, 
"hicho,e,oeeu;,<d ho,t, th, <l,.,-dopoaenl »ill b, ,d,qoultl, ,on-,0 ~ilh;, " 
"""'"'hie µ«iud of rim,· »iU, ni,Hn, u, pru,rnmnn·d publi, fmiliH<> 
oho~u <n lh< ;dop1"'1 Counry Cnpihll lmpru;·,.,,., Progr,m. wlfloln tie 

"'"'"' ~'"" Co'!oll,lMM T"'""'""i'" Pmg,,., m· to he p,on,1M hy 
to, •pplie,nt. 

Ccnc,p,,,,1 s,re r,,,, CS" moo1 sorl Pccl,m'""' e1a. ot '""'"''"" 1-m' '" """ 
•r:"ovod by tho P!rnma .< ~oa,d ;, 2UO, /\dcq"'" publl, fa, II n, lss,es '""' "' ,l,mted m 

Lh, "'""' 0 f c,v,e W "'" w,1, ,,pp l ,c,Lioo" '"" """ J """" ""I "' be ,o,,,, '" b, "" 
Pia "'" o;. Ro,, d The dove lopmc ot "'"ta" ,d m t,;s [)SP " ,!t he odcqu,tc 1, s-,-,•,d w ,thm 

, ""~'"""' ""'"" of <Im , wnt, exi '"" g u, ""'"'"'"""'d p,hll, r ,ell I Lies '"""'" In Lh, 
,J,•pted '-""'" ,, Laa<L,l lmpco ,e,nenL Prut"""- w ,,1,;,, ,he , ,c,<nt ~ta<e (,o,,sol "10<1¾1 
J r.m,pc"1,,1 '"" ""'"""'" , o, to be p,ovirled Oy ,h, or I' l '"'" 

(ll) Oo " pro,,.,,,. o, P""' '"'"" F-1-, o, M-X- rand '°""''"'"! a mmimum 
vi,~, """""" fifty (2SO) "'"~ a •hud-lJ,e Planned ComnrnniT)' indudioo 
, eomhinadon of ,~sidcnhal, cruplo}ment, ,omme, ""' "" ,,.~1utiooal ""'' 
m,,, he •PP""''" m """'""" ~i,h the provi,ion, ,el focth in lhi> s.._,;.., 
, a<l "'"i,m 1' -5-18, 
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At di< <1m, ot ti>< '°"" pm, I "" r''" , ppova I fur rhe locge, Kcmecia site, e,·eo ti· our;.t 
the appl ,co,;o, meets , II opp I icob le "~'"' e,nen1S ot See• 10" 2 7 544( <I). tloe ,pp ' "'"' d d 
,,01 ek:1 ,o be appo,ul m acco«lao:c ~<Lh ,h, P"'""""" ><1 [v,<h fo, , mc.,O ""' 

pl, ""d con,mr,niL y 11,is DSP ,s ""' '" t;" L 10 UHi """'""""' 

,C,•o,or, 77. < 4" M -X -T 7 ooc '"C" latjo,s ,~,h l rsh aOd rt, o, ,I st,nrl"rl' fur rhe 
.ie>·clopmc"1 '" thrs ,enc 11,c llSP s contom,.,co v,rth the apploc,hl, p,o.rs,ons ,s 

dos,~ssod as follows 

(1) Wilhout 1ht use of tht optlo.,,l ruetl,od ofde;<lopmtnt - 0.40 
FARC "d 

(2) W~h th, "" ofd,. optio"l method of ,.,.,,opm,nt----li fl 
FAH. 

Th, app I rc,,,,1 cho,e ,o ""' , " ,>p1 "'"' I ,nC<h o.l c,j J,,·c!o 91nc"1 '" Kor,tc,ra T ,,~ " 
Coo·cr P,st ,t the 1'mc ot CSP (Jodc, the opt;a,sl mothod ol Oe.elopmesl 

-'"""" '-''""'" cun "gcdaled, ;, me<emea~ ,p "'d "'"";mum no"'"'"'"'" or 
, ;gh!, foe each o[ Ll1< '°" , r;,,1 o "'' ""''"''"'·"'"· ""d '""'"1 '" rl,e ""~ 
,mprc vem,nl, ac,d """"' L,es p, aposel m 1h, CSP ,,,cl ""' 

Oper, Mc.des Open arc "";" ,toccg Lire "" ""'"' ,ta Or> ld11,g 
J,srgr,el r" "'""'' ran "'' ""'' U< r,1 rl ,,.,J w 1.,,, '"I' '""" ,1 II , 
,pprup,;,10 

n,e,i,r The""'"" pm,rdcd ~,II cooia,,, a m,mmum ot '5U sc,ts ,nd 
rs ;r,tcgral to the dcs,~o o",hc dowatowa ""'- Lh,s will allow"" in."'-'' 
o f ,,,,,, "'"" """'"' [eel [o, '"" "''" a re foo; of ,1 re ''"''"I Pl 0>' ded , 

O,tdoo, P lazo----0,rtcloc, p la,-, of d,JTo,enO mos .m<l lypos ha" beea 
"" pu,,eJ '" ,h, """ ,,10» " ,,,J ,,,,. " "'" "''" 11,., ~ , II ro<en1 ,, II, ,M 
"ght ;q,iarc fccr to,""~ "" SO""'""" ot pl,,,"" ernv,detl 

~nclc~od P,d,son,,, Space Th " e lern,.,\ w , II k "'" , "" " '"" " her, 
ap po:,prror,, I " geocr, l '""' space, ,_,. , II be mo re •p1wopnatc ,o •ho 
dowr,t0'-'" "" Addrtrrnal ,rnor,rtk, w,11 be mace auHablo hcl,<liag 
I 11,hcs or,d outdo,x fom ; ""' 

~es,J,,, Hal Tl "' w ,II '°'"''"'II' ;,,,me,, 11 re n,w '" " al ro (FAR l 1>, 
o,,e ,f more dnn 20 dwclltng units arc pl ov1dcd w"h :I, awlrconon ·1~, 

' 'W "" """ " "'" I ot ' < no dwd '"'e ""'" ,od IS e I ,,., "'' foe "'" hoaL' 
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Tl,c DSr ' "' i,, de, '·" ot Kvo,c,,, T owo c, "'"' F '" ,mh ' """ I '" tl e 
dc,,lop"'-'1'1 w,tlrn the dov,,,cc-wo -,,uc """- The D5P 1"000<'5 rr- "" the 
''"'""' nethoO ofde>cloomom ;, mtlcs toe< cons,st,n w,th Lhc ,ppawcd ( SP 
r he f>SP ha, , eAR ,ho,c DA:J 1·.e P"'roscd SAR ,s .s 1hllows 

1101'1 Room, 

Uc,o<l J C'Ldl 

S,,c U2 Ace" 

•AR 

o.qu,,. tootag, 

""·"" 
l..'91,200 

:,S0\1'0 
2,101 lllJs 

cao "°" 
WP'""'"' 
,.044,JO(, 

,,;'49.92l' 

ox; 

The FAR ,,l,.c ottho p,orhoscd rl~,oloprnc,,t "mmcth,,, doubletho mioimom 
, lowed ;, lue toe rl" el nrmeat w>Lh,'" L u ,m,; Lhe , ·pl inn,I d"·,h,pm," L melh,J, IL 
,s, how<,; ec, much lnwec """ Lh , m.x,mum ,llow,<l L · A l{ of , ;"1,' foe ,1,~ 
tlo;elvpmeal 

(h) l'h< u"",allowcd ;, the M-X-T Z..nc m,, bdo,oted in "'"'' lhan 
one {I) hmldm,, ,ad on mon, th,n ono {l) lol. 

'JI" D>J• 1,,., d" 1Jed <h< ;owntowo co """ '"'° IC d,vclor-.ahlc bloch 
eont" mns ar,,«m rn,tel; '5 b, H<lin,,. L he Lvtal " ""' bee o[ l>ml<I mg, '"' , Oc 
m,,-,,,sed w,tl, r"'""" n.sr,, 

(<) """"' a, pm,;d,d lo, '" ""' m,~;o,. th, a;m"",;""' fu, oh,· 

Joe,t;on, '"""'"'' ., ml hdgh1 of ,.11 ;m "'""""' '" 0$ , >on•o oo "" 
"" p ,,., «I )loo, U.,-1 ~,,. Plan , 1,011 ,,uosntute th, 0<gn1,1;,,,, fo, these 
lo,p,·o"ments fo,• a ,pec,fi< d<VClopm<nt ;, Ibo M-X-'l' Zoo,. 

J h, ,ut,jeu J,c,H,<l «t< ,cu, ooatau,s s,:-e<1fic ,;,, ,rndioior., ro, c,ch of,hc 1(, 

Je,eJop,b I, blocks The [>>P a loo '°"" "" dera , led Jc, '1•" ~"'" ,ms th,- dctioc 
u,, Je,•elopm,,>< ,hoc,c,er ot <h< ?'~pomi ;ow"""" '°" amL W,tO the 
,,op,e>«I ,, f11,, , ::>SP, drne,o """fodsthac °"'" "''"} aspect o0 , towo """" 
c h' ''°"'"'"', '"' "dm3 bot ,mo J,,niEd to loootion b, I k und wlorn, "'""loL;em. 
cm•o, a,, h ,; shts, landsc,,p,n", oaJ """'"' """ I ,gbtmc of ,1,, en>pu><J 
Je,elopme,,l. w H I """"'"'' 1hc ,cg,, 1'1 "" ,, r,, , " , ;, a "' "'"" ,t "'"" 
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(d) l,,nd><•pino, ,erconin•, ,nd buff«in" ol d,-clopm,nt in Lhc M-X-T 
Z.m, ,h,U b< prn,ided punuant to <h< prnvi,iua., of lh, Lnod,rnpe 

-"""""I, Add ilion,l b u/1,<iu• ,md """'"""' nm, O, "'I ,inod Ou 
rnt~fy th, P"'l"''" of the M-X-T Zone and to protect ti" <h•""'' 
of,h• \f-X-T 7-0n, from >rl)"'"'"! or inte,·ioc in<0mr,,,t,hle lond 

"'' 
Th, d, " lopment " "'"J"' tc '"' ,eg,,, """ "" ofthe \,e ds;op< M "' ·"I ' Ch< 
d '" go ,t; nd ai ds, "" l,nd '"P " g ""'"'""'"" p, v,· ,ct;,; on the C/S P d,aw " 1·' 
Th, s,,c l oo,n p I """ ~ ,th ,l,c , ,q,,, '""'"" ot the I ~• rl,-,i,o \a ""'" I w , 11 he 
"''l<~Cd ,t the t,rnc ot each i>-""'"'" ptao """' In a(irl,t,oa t,, the [ aadscarc 
>f ""'" I , '" "lui,cmcots ,s 1nescn hod m '°"''"" S ot ,1,, rlcs, _m stdndo,d, w,11 
he used m ,cv,cw at pmml plans 

(,) I o ,dd ,tioo !<>those •ro,, or " t>uildino ia<l•" 00 in thoeompu Lot;un 
"' """" floor""-" {whhuuO tho "" of ,h, opo;on,l m,1hotl or 
d<Yelo prn<ul). Lhe noo, ""' of ,i,. fo lluu ; "' i"'I"'' emenO, ( ,,, ; "g 
the op~oo,1 m,thorl of d<>elopmeat) shall h, indurlerl in oomeoOin< 
tloe gm" floor., . ., of the ""'"''"! ofwhcch th•s ,., , ,..,.., '""""'" 
r,"'estrian 'P"", to,at,,-,, "d ,...,d,ntial """' "'"°r "'" r,tia, 
shall "dud, from ,ros, floor'"" that ar<a m , buildino or 
,tru<tu,~ dc,otcd h, ><hicul,r pnrltln• and p,ckln" """" '"~" 
(noh,,thstnndin• tho prn•~ion, of s..,,ioo 27-107.0l). Th, floor,,.., 

"'"" ,h,11 be upplktl Ou Oh, ,nHno "'""""' uhld, i, Ii< '""i'" or 
th, Cuoeep,ual Si" Plon. 

( I) rriva Lo ,, ru'1 " ""' m "' >,, lo,,-, ~• " ; ,1,; • tl,e ufr 'I'"' , """, o, ,,. 

on, E"'""" h,lo", puhl~ ,ights-of-way. 

{g) Faeh lot ,h,11 haH fmn""' on, and ""'"' >ehoeob,r """"' lo, n 
pubJ,e ,, ..... ,. "'"'PL 1,1, '"' which prl»lk """" or """ ""'" 
r'\lh,.-ol-oo, l,o,e """ ""'"""" P"'"'"' to Suhtitl, '4 of th~ 
coo,. 

I he USP ; oc ludos th, clo" ak•w o ,oae ''"', Oevdopm"'1 , ,f Konl: "' Tow " (" cot" 
,,,_,, LhoL has U<en c;,, ,J,.I ;,,10 I G de,•ele p;ol< blocks onJ oo, g, "" OP'" '0'"" 
blc•ck J1,e s,r.ec pattern shown m u,,, DSP has t,;,;n ,rrmwa ia bo,h Lhe 

Cunceptv,1 s;1< r1,n, rw-o,ro,, '" ""'"''"" w,th '""'"'' 2'. l.o,;,g 
Od "''"" , ,,,d P,cl , m"'°"' PL,n ot '" od,; mo.. 4-U"/l ,S m ac..o,J,m,·< .,.,.h 
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S obl ;1 le '4, S, bl I , _s,u, Re"claL<o", 'Jh, VS I' compl ,,., w ,tl, LIHS ,,q, """'"" 
1',"pl fo, ll" fa;L ,1'HI Wes1 l'h"""' lln,•es, all ,,,oecaal ,lo,eOS '"II be p,i,,,,e 

'""" , '""''"' "'""" "' LO s" brn I, 24, 

(h) Townbou= Je,dup,d punmonl to a Delniloo SH, PWn for which '" 
opµJkalion ~ llkd afie, D,n·mb,·r 30, 1~6, •b•II be un luL> al le,,I 
un, lbuu,und oijhL hundn,J (1,800) '""'"" frel iu ,;,.,, m,d sh,\11 
b ''"" "' 1<, .. silt:, P"''"' \ 60%) of 11 .. full fr-0;1 fo"d"' , •• ~, "" te<l 
of h•'<I<, """', o, """"- In oddltio" """ ,h,11 h• no "'"" thao 
,;, ((,) townho,.., "'" bmJd,oo oroup, c,cepl whe;, the ••••~•n< 
demunslrnl<> (u lhc ,,.'1,fo,Hun ot!be Plnnnin" Boo,d or Di,O,id 
Cuundl, "' applk,bl,, ObuO mu;e lhan ,ix (6) ,ln,mn• onlc, (buO nul 
rn o n, Ol,,m ei,J,c (8) d ,,,u; ,g , nil>) " oul<l "'"'' • """' ,;U e<<ti•< 
liying ,n;i,·onmeat "' would he mon ,m·imomen<>lly <en<ITI><. !n 
au ""ent ,hall the ,umhe. "' hulldin• ,m,p, ~'"'"'"'"' more th" 
,;, 10) d»dL,oi umt, "'''-'" t,Hnly pm,eot 12"%) or the total 
o,mh" of hulldino ,ro,p, i, th, tot,l de,dopm,nt, and (h< end 
ooit. on ,u,h bui!drn, oruup, ,hnll t,e" minim om of iw,ot•-fo" 
(H) [.,.,, in willih, Th, n,;n;mnm build;,g »hHI, io ""' '"""""""'• 
uUad,e<l gco,p >hll b, '""'TJ- (20) '"'• ,nd "" "''"'"""' g,.,., 
IIYlng spa« ,hall b< ooe 1hou.,,d two hundc<d ,ml fitt,· (1,,511) 

,9 ua,. feet. Fo, 1h< pu,1u~es ot th" .,, hsecbon, '"'" lwin, 'I"" 
,hall t,e delincd ,, all mi,,-ior bmldm, ,p,re ,.,,,,p( ih,· '"""'' ""' 
nofinbh,·d b,,emenO o, nHk ""'· Th< mi,imnul lot si,e, ,,.,,; .. ,m 
,um b,r ol un;1' pe, b , ild iut group , .,,1 pert<,11 ,g., of """ bull<liog 
,ruup,, und b ,ildlo, width n,q ,l,-,m<a " ;,cl ne, OtiCOioos sl" II no< 
,µpl} Oo Ou»nlmu.,e, o, laml '"' portiou which li<S »ilhin .,.,,.hall 
(1/,) milt of on nlsd,g or pl,.ne<l m,., traoslt rail ,tadoo ,.,. 
OJ)"'"" by the Wa,hrngton '1etmpolitan A"• T,~,_;, Authorit}· 
,nd untiall}' opened ,n,-, J,.u,,,- I, WOO, lo ,o c.,·n1 ,h,ll """ be 
mun oho, h·, (!O) .J~,rn,g ,.,.;,, ;,. • b,.na;.,t !"'''I' "" no "''" 
<hon rao (2) ••itdin< ,mups ,o,tainin• ten (IOI dn·,m,, umts. Fm· 
pu,p°""' of lhi, '"'tio,, , b,ildi,, •roup ,b.,11 b, ,•oo,i,J.,,,d " 
"P'"'" hmldiug group (<vn tho,gh altaeh,d) "h'" th< "''" 
fmm<d bv th< front wall, or two (0) adJ"'""' row, ol ,.,o, ;, ""'"'°' 
Ohan fo rt r-fo.e O ''""" I 45"j. E,« p L Oh"l• in II" "'" of a, ',1;,«J. Ui< 
Pli,nntd Community, thert shall o, no mort th,n eight ~I 
ton·nl'"""' P"' hoildin; grnup, ""P' whea th, appheaot 
demorut .. t., to the"""""" ot the Pl'"""" Houd "!Ji,t,~t 
C 'ou ""' L, a, •ppliea hie. th,t mo.-. tt,,m ei;hO i~) d,,,u;,, units (l,uO 
not more th" to, (lU) u~eum, umts) wouhl "'""" mun ,ttrn,H" 
Ii,·"• ,m-uoom,ni "' "ould b,· mon ,n.,ronmeal,ll} ,enshi<t. In 
nu ., .,,o s hnll ti>< nmu b<• of b1"ildi , g g•~n1,s ,o, ta•nine nm " tban 
e,gM (ij) dw,llme onit, <««d race<, p,,,,,nt (2[1%) of the tofal 
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numh<r of hmldrng V""P' ;n to, tot,I d,Hlopmeat, and th, ,nd 
un;t, nn such bmldrni ~mup, ,ball ho• m;n,ruum of h,cnty-!o" 
(l<) toct ;n w«!tb, l"bc mmunum hu;Jdrno »;dth m ,ny ,onhonou,, 

""""'" , ruup ,h,ll l>e l ~en,,- L • u (ll) r,<"!, ana lbc nunlnrnm """' 
11\·lng spa« ,1,.11 be""' ,1,0.,,,n<I two hund"<I '"" nlty (l.l50) 
,qua,~ feet. Fa, 1", P"'1'""' nf th,s Suh,.<t,on, gm,« lh·mg 'P"' 
,hall he defined "all ;nt,,;o, hmld"g 'I"'" e<eept the gang, and 
untin;shed ha,ement m· am, ,,.,_ ""'g" may not dom;n,1' ~ .. 

""'"'"P'- c;a,~g<> tbat a,c an,ehed o, "'"'l""""d mto th, 
dw,mn• ,0,11 he sot bac• a m;n;mum ot fou, 14) fed !mm th, lmnt 

r,,..tc and !he,-, •h•II no( t., mo,e Lhan , """'' ••m•'• not Lu'"""" 
kn (IO) led w;a,, ''""" the rrunl 1s,,a, ul ,n, ;na;,idu,l unlL. 

'-'"""'"' ,n· p,-,/c,.-cd '" b,· ;m•ocpo.,\o,I inlo "' "" of Ohe 
hu;IJ ; '" oc f=sioa<l ;., g ia tl,e "" ,• ~I , .,,1 "'°'""l h, "" ""''. 
~ide"·olk.l o,o ,.qui,.d "" hnth slJ,s of oll puh"c and p•h•at, ,t.,.ts 

'"' l",k;ng lnts 

I h,s DSP foe Koak<ed L ""'" Centec h_,.L ;,cl,<les !.10 I mulL;Ldm,ly <l»,IH"" 
,n.Ls No townho"'" ac< mdod<d ;,, Lid> DSJ' 

(l) The ma'1m,ru heigln "1 mul1if•mii, hui(d;,g, sh,11 t,, o,,o ho,"l,M 
, "" ''" (1 m) r .. ,. Th b h ,;gho .-,,t,;c,;.,,, ,h, 11 ,o, .,,,,,, w ""'" '"Y 
T oa n,;, Dlst,;ot 0,,.,1,; 7.on,, o, • '1 bced-lJ,c Planned <:omm • moy, 

11 " Oolk """ ia, '""' '"""' ned "' the DSr ,10 ""' she w '"' '" , ,., m /, '"" " h ''·"" 
1h,o I I(, Jee- fumrc >'"'"'" ,o·,,c~ wall ,1,0 m,kc ,u,c that th,s ,oqu,,cmcal will 
l;c me< 

(j) .,, not,d ;n S,et;on '7-;<'4(h), "hkh "''"'""' pmperl)- placed'" 

the M-X-J Zon, '"'°''"" ' """"""' M,p Amend men, UPP'""'" 
shu Odobe, I, lCHJ6, and fur,.hkb • comp,<l<=i,e (.,J "'' 
ph""'i"g ,I ,ct, • " <M<l,oct,d b I T ecl,,.ic, l St, ff p1·im "' ,, idot°'"· 
,.,ulatlons fo, Con«ptual "' D'"""" S,1< Plan, o,u,h a,, bu< oo< 
1;m,.,a lo ""~;,,, .. n,.-.,.,. burr, n, ,,,,.,,;og. t.udS<a ping, J,elgM, 
"'"""""'' "q"'""''""- 1ng,.,,1,,,.,~ and ;nt,mal do•e,l,t;n,) 
should b, h=d on th< de,;•n omdd,n<~ o, ,tanda,ds ,nknded lo 

;mplomenl (be Jevdupm,·nl cum·ep, """urnmemleO br U.e M""' 
Pl,m. S"·OOc Pion. o, "" 5ec~o,.,1 M•J) Amenrlm<"' z,.,,, Chaog, 
aml "'' "'"'""'" Hhoh;t of"'"""' '"' th, 1>mp,rty Th~ 
"'~•l'1io" allo app1;., "' p•~P"'t\' ,.,dop«rl ,,. th, .,_ X-T '·'"' 
through a S.tdnnal Mop .,menrlm"t app•n><d oft,, 

OcrohM' 1. 2'1111, "" fm "hkh • rnmp,chn<i>< ianrl '"" plannms 
srud,· "" ,onOu,kd b; '!'"''"""' S(aff p,;o; lo i,;1;uHon ,r., 
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"'"'""""' M,st" Plan°' '"''°' Pl" (s" s,mon 27-nomp) of 
1•, Z.,n;no O,d;m,noc), 

Tho su,,e<t "" w,s ,azoncd ·c the M-X-T lonc ;,, 19&• ,1.,~,,gl Zocn"g M,,a 
A menc,nc,t A -'>18 , The l 090 I obrcg,0" I """" _,. ,n ,11d ,co11011, I ,n,p 
, moorlmc"1 ""'"'' tt c prnf"rt)' "' "'' M -X -T 7 DOC Th, ,.,~ " """' c,v,s ''""' 
'" the mastc, p la, wo, Id mol,dc , pmrnm,.,--m "'"'" pa,k, 1um,,ooadcc, mall, ood 
plans Ho~c>ec, tl,c,c wccc ,o specific "ll"''"'"' sucO .s those "tul,tlog h,I, 
and ,ol,mc listed ;. the pdo, st,ff,-ccommc"d'""" based ,a tl,c doa>flR 
g"'Jel;ae, oc ,umdacd, mtencled Lo ,mplemool th, lo«a coate, wacept w,th th, 

"'""'"" """ n.,, ""'" "" '"-' " ""' apal "'°'' lo 11 .. , DSP. 

Co"""''"' s;,, Pion CSP-0700J: The Pi,i,,,;ng l)o,r(I ,~pru,,J Cc,,c;pto,1 SM !'Ion 

CSP -{)1 00 J ,,.,,h 14 """ '''"'" , The "" j '"°"' ,, '1 "' 1pr I "'"I' ,o "" "'' " "' ot ""' ;"" led 
s,t, pl rn w""°' d "''-ss ,o,. ~s t, lloW> · 

•- Suhm>I • """"" <tn"'m eo,rido, "'""m,nl th•I d,~omeol, <he 
"""-'" t ,·ond,t;u,s of O ho strn,m, Jo,.,,d ou-"to ,nd dm, n.sl n·s m lo 
lk point wh,n lhe m•in ch,nncl """'"' Amm<"ndRlc Ro,d. Th, 
,,n,.m oo,ridu, '"'""'""I ,hall 1K, ,ondud«l o,;in, (he ~forylond 
D,p,c1m,nl ofN.,o.,rnl Ro,o,ne,' prulo,ul, I, ,,Millon, Oh, 

Ana<ostia Rh " a.,;., Sto """""" R,,,ofi t 1,,, '" ro,·,· , ",J ,,,. 
Ana<o,ti, "'•1'rshed R""''";°" ll<Hon 8t>·at,g, shall he e;alo,t«l 
hy th, •ppl><ant fo, potrntial m;ng'1;o, ,;,., fo, hoth """m 
""""'";°" and ,.,odland """""''';'" and th~ ,na~•s,s ,h,11 he 
;nclud,d ;n !be ,ut,m;hal, l'he ""'"""""' ,ball to,n b, ,ubm>tted to 
M-NCPPC ,<,ff, so that ii "' b, d<em,d complelc, p<io, to th, 
Ue,•,lopm,nt of «eomm,ndadon, fo, mitigotion. 

~..co, O ,,,g lo , , c, ""' b, ;., F ,wi,on "'"'°' I Pion n '" t S"t,on (R '''" ro Zh'"1• 
r ""-''Y S '.!(H)O), th,s cond "'"" h,s hcca addc~sscd The srrcam comdo, 

"'""'"""' " "' ""' I "" "" J ''"' LJ 200, 

b, S,.l;mit, ,,eo,,m,oJono, ro, '"""' '"""""°'' methods •nd <heh· 
loe,nons h.,,d on th, ,ompl•te a,s,ssm,nt. I h, method, ,h,11 
;ndud,, but not b, 1;m;1cd fo '"'""' ,c-<>t•bl~hment of ,,..._.nm 
bufk" ,md >t,Mli<nti"' orth, ,hnnD<I u,fo" n,lural moth..J, 
""""" p,,..iM,. P,ior lu lb, fin,l P"-'P'""ino and ,ubm~,;"" ul 
(he ,1no,m rtS\orurto,o pl,,, th< npplienut ,holl coonJ;n,1e • meetltli 
,.,,h ob, Deportment of Publ« ""k:; nnd Trm"l'"'"""" "" 
~1-:,iC'PPC to cli•""' "" int,g.,tio, oftl,. st=m ,..,,.,,.;on '""" 
»·it11 to, ,to~nwat" man,g,m,nt fao,t;t,., propo«d. I 1,. ,,.,. of 
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,lrc,m n,sto,"~"" ,hall b< "'aluakd sepantel}' tnr oons,deration as 
woCHlt,nd eon,on,lion '""• both on .. itc and of!-"k. l«tk'1 tho 
n,rnmmoo,l,tioo, lb,t ,-,,ult rrom the ,hove an,,,,~ nn sub,eqocat 
d<t,ikd ,H, vi"" de,lgn ,ubmlL..,,. lb, n,rnmmeotlaLiuos ,nd10, 
op~o," lnopl<nt"kd sloall ,01 e:<cetd the e.,t<ol o/ "' •"Jui,-,d 
m,n,atioa 

A """" "'"''"''"" plan "'" subm,11,d '° part of'1,i, DSP .ad wdl b, '""~,J 
w,<h !he pe,'" , plans or site '" pru1ect spo<,LJc DSP, ""I""'"" -1,, ,t,eom. 

wh "'" '""" come, ·l ,s, 

,. The 1u1n,1 ,nhmlttal p,ekage for t11< first USP ,ball oontalu an 
,llu,rnn" plan that ,ho'"' hnn· to, ,m,·mwar., rn,u,g,n,e"t P"""' 
wall b< dc,i•ncd ,, ,meoihe,. "J h< pond, ,hall he estaM~hed outside 

of Lh,· o,i>ting "'' ""''"" b, IT<·"' "'"""' fo, <h• outf,JI >trnclu nos ,no 
• l!n,lo<ed g,odi og. o,,d ti" "&• lot"l h•ffrr., sl,oli b< "'"lnbli,h.-0, 
Th, ,llu,n-aove plans sl,all h, ,efl,cted n• "" T}e<>Ue,J Site Plau '"' 
th, ,ssocialtd ,.,,d,cap, plan. 

I h, s,b J"' DSI' doe, ,,,cl,,Je ~""'"'"" '"'"'<!1'"'"" po "'' 0,1",de the "'" 
'""· ""' "t,sfoec,c,, f,,, <h" conc,t,on """' be'"" on pemo,c plans N ,,,._ '" 
P"-j e<o1-Spe<O ,r,, DS Ps. w I, i, he•" c,•,nes fi~t. co,e, ,.,g <he '10,m ~,ce, 

"'""!"""" pc nds. 

4, M ,1,. time of a,,,,~d <11' pl,,. appm»l, <h< ,evtew ,1,,11 ,aa,.,, th, 
follnwme rn,;,., an.,., of'""""' 

a, I he a,~,,n of ,he """"'"w' ,·on·'"'" of ,pvruum,1ci> Ul "'"-'' 
,ball be do,-.<te,~~d o, , ooh,s;,; o,rwn,k nfb,ikli"!' ,,,L """ 
sp,ee, ,,.aa,o , pedo,t,,an-ori,ntod w,lkahlo cornmu"ty 
,on,eoi<-ot lo vublic lraa,portaLion, ,u!omobik ,,J olbe. lrnn>i, 

'""""· r1,;, • ..,. ,1,.11 '"'""''"" , ,,,a ,r '"'"'' ""'' blo, ,,, "'" • 
1>,..dnrninantly venkally inte,,ated "'" of n,e,. Retoll, ,.,,a , "tial. 
om«, dinino """ h""pioali<y ,holl be rndudOO rn tho delmloo '"'' 
pin" fo, to, flrst ph,,.. The "'10l1<d d,slg" subml1to! elem'"~ of 
S.etom, 2'-282, in<lusov, ohrohite«"~, hmldrn••• ""'"""'' 
Oe,,:h<>, """''"'._ "1lbtin,, ,.., b,ek>, "'"""• fool p rini,. "''""'""""' 
"'"'' , ,,,I '°' f";lati ... "'"" sp,«, l"d'"°l,i ,g, """" ,od/oc 
g•""'l' ,,.,.,.,, ""rio, a""""i", sogbtlines, P'"""'g, path,, 
walkway,, intcrsedion,. <t,. ,hall b< pmv,ded b, tlln,trahvc 
dce~tioo, and uritlen ,t,nda,ds in , m•nnec su!fi"<0fly Oefio,h,o 
•nd ilc,ibk lo en,u,e tl,e tl ""'""' d<"l:n eh>< n,c•kr "'I n,n>l b} lb, 
•PP""'" CS!" wrn " imµJo,n,nrncL 
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I be fi,,t IJSP ,hall ,,elodo d'1a11M de,lg,o "'""'"'' tl"t ~m 
,,guJat, th, u,han a.,;g, ,, • .,,,.,, and <h• u,bon r,,m of <he p,bl;c 
,·calms 1hmoghout 1h, '"'"' <low,,.,,, ,,..,. Tho de,lgn srandanls 
shall he !o,,t;oo-,pedfi, h,S<d on tl" app,·o,"" """ '""'"k hi 

""'" "' """" "'"" """''" ""'''"P"""' a, '"''"'""'" hr tho CSP. 
1 he "'""" ,t,nda,W ,hall """ all pb} ,;,_1 asp«I> ol 1h, f, lu " 

built 11 o" ""'" " '"" ""~ """ "• b " 1 nol ""'""' lo, "'"''"'' pc, 
"P" 'P"~'pl=,, O'<h;l«tu" (l,.;gh I, ek~ , 1;um. """" ,k, 

mat.,;,~,''"""~''"' aod o,l(.;olot•oo), ,..toil sm.-.froo<S, "'"' 
eorn,r.nnd,t;,,., bmkHng and p,rltingaoad••g .-.la<lo,.,lllps. g,..., 

bmldrno ""hnolo,:y, "'"''', "•"" , ,, ,to·,ctund p,,-1,Jug, >nd """' 
P"''"•· '!'he •pp,me<l <lcs;,, ,l,od,nls ,hall estaM~h dc,;g, and 
,c~;,~ pan,m,ke< that ,.;n ""'' •• <he """' ''" =<w of all 
,ub""l'"'"' ph,o,, 

I he'"' oct "'" h~, hcca Mod tc folfill th,s '"'1"'"'"''°" TO, nse ,o,,s,sts ot 
"" ploas .c,d <lec,'l" slond.cd, I he dc1ailcd sh, pl,n d;v,dcs !J,o dowaso,so '°" 
'"" "'" 10 Je,dop,bl, blc~k, ,,,J oae opea ,p,<.< blocb. oac show, Lh, bu,ld"·" 
oo,c lope ot ,.,h bloct w ,!h the I"'-"'"'' '""· TI" Jc,ign "'"' i, d , i,a,c Wen 
pcep=c ,n sw.>c<laaco >' ; Lh Lhe utxwc C<eqo,,emcats Lo corl, fy t,o de,olop,ncot as 
,,,,, ,s,0,~d "' cl« CSI' 'Jh< s tc,Oa,Js ""' clo.,el > ,eiotod Lo <lce spec, fie po,,, ical 

la ,~,,1 ,,• ·h; Jc "'"""'" cc,,e a,,d ,o, ec all ""'"" o[ , bo, IL k>wo "'""' 
""'' "' ""'"" as stated "' lh " ,equi""""'" 11.e Jes ,go sC,mJ,,ds "" also ,I lu,lc,t<J 
w ,11, g,ap_,;c, ;,,d ph0tog,ophs <1"11 po:,,,de '"'''"""';"" to d,fiae Lhe ""~lc,pmenl 
, h,m.<ec ,lncl q "'J;,,. o r 1 he p,oposcd dow,.lown '""' ,m,a 

The so,;oct OOP "s,cml,c "' m,n) wa)'5 ,o Oho Pl,r.niog Bo,rc·, P"Yio,i, 
, oornv,' s of dct,; 00 sate o laos to, com "'"""Y '"""'"• ,pcfr.l P" 'I''"' dcta, b.i 
sale pbas l'o, "0"""', .md '•umbcc Ila • "''h,·ccL,naJ ,ppm,als. H,,-, " ,,-, th,s ~SP 
d '"'"' 11"1')' from p, " , "" • I'~' ov,h "' ,~ sea 1, ,,,d COl'lpl"";', The ap _m-0,c, I 
ofth;, DSP w,11 estsbHsh pacamotcrs, ddgo stand~ds, .,,d srtc olaos fo, 
,.., ;,~ '"" p<m> ii plons. hncL<onoll; <hos wil I ~ c•<k b, hm iag applicoa·s pn,,itlc 

,,.rr "'' Lh '" '""'' pmrn1 ,, '"' d "''"" ,,, p,m,<L ''" '"" p,-,,.,,,,,, lh"' ,11,,, mg 
,,,rt to '" O"dc ' ' I"" '"' '°' '""" "'' to "" '"'' "" ,,. "' " d l \• ,, '"'"" o"ts "'' of 
Lhc pe<.<ntag, g,;d, must be '""'''" w e<•ofum, m C,e mleat "' Lhc ""''" 
otaaJ.cd, "' wo, lrl be so b J"L to "" '"' t>y U,, el.anmg LI oad J 1', el"'""'-" 

l\oo ,; "' ' '" '"''"' "'"'' ,;o;,;, '" I '"'"'""' "" ,, h >'OU lrl ,eq " '" r la "' ,,,g 
Roo-d 'CV,CW aod ~, '"eluded ,o th,s nosoluno,,, TO, .<,s,30- '"" 
oh,rac<cc-dmoo «aad,e<ls ,nd apprn;al om=s ~ill not ooly 1~m,dc assu,,rre 
that the J,,,a,J c,-.lopm,nl q,,,,h1y w,11 be ,,h,"c<l b"t oho allow, tl-.o 
,ppl"'"' n, "b ,1,1, 10 "'fon<J 10 tho m,,cket '" ,, L;meJ,, fa>hao" 

o, Ilot !0<1111)' zyp,, qu,ntjl)', lw,tjon ,no mote,il>ls of<he ""-'"' '"' ,., "°"' l ''""';" The ,.,..,.,.,,.,, ,,,,mt,es sh ,11 be oo•stn•<te,:1 
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in """'"'"" "ith th< ,tandaro, oumn,d in to, Pack and 
Rec«ahnn F><mt;,,, {,uiddin,s. 

Sp" ,r,c on-Site "creat1,,iial facilmes ate <lOl L<leat,fied " l<h thJ! DSP Ho"" ~ • 
"" des, io "" "'" d , ,ad ch< "" pl , "' p,ov,;, '" '""''"1'0" "1" a,,, e tho ~•~ I ,i,· 
o,,d ge,,o"I "'''""'"'° ,,-,,,corn m B t)'p,< ot t,c , I "'" tl,,t w, II I;, pmv,dcc. v, ,th 
tun" , "" imp,~""'' "" Coo d ,t,o,,s h,vo hco" s1•pmv,d holow io dm C<osol ""°" 
ro ''9""' c,oh I""'"" pl"" that has , multhOmH) '"'"''"'"' comprncnt to 
''"'' ,a, a t, ack , os table ,,,d nn-s It, ccc,,atloaal fa, I I hies ·c fu lfl II th Is 
'"'"'"'m,nl 

< Ps,krn• in lbe downhmn ,.,,., "" rndud,~ l>uih ,tru,·I""'" ""'' 
,u,l•ce J,dlitic,, A ,·omp,ehen.,h•,· pa,1.in, >Ludy ,h,ll b, pm> hlo,l 
to d,mun>L,•!o Lh-,1 lhe µropv,;e<I eml.ins fo, ,-,lou, m;,oo-u,.,, will 
be rnffi<i,ol fo, \l,e lol<nd,d u,<>. 

A com ptc hcllSl''C p,ckmi l'Ud)' ha, bo-;; P'" ,<Jed m acco,rumco w,<h 1' , 

'"I'" ""'' "' Th ' ,mdy dm.ics the do~ otm, TI '"" '""' l ,, blncks sad ,..,v, "" 
P"t'"3 dc,na,,<l /o, each cl,xk I ot,I ,09mccd packm~ cs l l 77J spaces ,nd tl>e 
P"''"g sTI,d}' sh,,ws that, rotal of 12,<9' 'P''"'' "" pm,IJ,d. lh, pc,,,J,J 
P"''"t will tx, suffk,oat foe tJ-., lntoad,d """' 'Jh, rmill ""mbec o[ p,,,k,ue 
sr•= In eoc>. block m,y >a') wm,dwl m [uL,,,, pemnl plau, 

d. Th«kv,tiuo ""'"" ullhe m~ buuse product. J h, run huu,e 
,kvaliuo, ,h,ll b,· ul hi•h qn,HL, aml ul ••nu,,.,;,,., '"'"""""· 
Th, ,id, •nd "" ,kv,cioo, of tho!< hi.I, ,isibk nalts sho11,1,., b, 

"""" in """'' o r a.s;gu "" '"iol, ,omp, n>bl, " Ith "" r "'"' 
d,valiuo,, 

l t,,, L>SP u,-J,des onl, " , , II ,f,,m I h J<> ,II " ,, "" , I,. f h " "'l" " , " '""' " "'"' 
o ?Pl ,cal· le 

,. Th,· <l o,i,n nml ,s,, J-, '""' of rh, _,, , Im I pMk • "d the " "'""'P' 
;moncl "· ll""i'"' layout and d"'"" infonnotion of the""'"'' pa.• 
and th, ,u,roundrno stn,t,e,p,· shall be •"'"'"°" "'ilh (he fiBi DSP 
lh•< '""''" lb, """"'""" '""' ""''· It >p<eifi, ,l,,pt,·, 11,;II be 
iodud,d io th, rlesl&• g"id<lin" tbat e.,t.>bll,h d"lgn p,..,m,t<e; fo, 
"" i,~ """ , ppro"I ofthe ite,I, '"""~ , .,.,o,mding "" <entcal 
p,,1., lncl,.dlng, bu1 no1 llmitod m, d"ign, mat,,·l•l~ eolo,, ''"'"' 
~"'' it, ,. , sig,,ag,, lightin<, sh ,do~ ,nd "''" d •••~·,cs, d<Sa,l,d 
pla,11•• """'ul, and ha,d,c,p,. 

Th, Jet.,[eJ s,1e p l,m ,1" O des , go ,t,orlo,(1s P'~" ,,ie cert, "' i,>t"c ""'"'"' "V-' ,im ~ 
th, dcs,gn aod '"'P'~""''"" ,,0,md the coorral P"k wh,ch ,s known as J he 
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Pcooc,eo,,O, '" U,e .les,ga sl,m,l,~h OO"k Tlce skmcl.rnl , c v•·ec '°'"'" soc h "' 
0 ec, "" of b,,, IJ "<.!'- el, "''"" a<liu, l,,taom. "' le., m,f ,nab ,Ired f, """'" elc 
Howe, c , . tl,c,c is "0 co " p l«c c;h , b " of the o,nO a I p;, I., A co,,<I ,1 '"" l ,:, bee" 
'"'P°""' ,o ,;;,,, "P'"; th, ,s,;t,oa on ,he cco;al P"k ,o ""l"d' stsdo~ "'d 
,.;,,a , oa 11m d ""' led p la,,t,o~ s.c t '°" cs '"""' '''"""· ,t '") .,,d l,a,;sc,1" "' 
be m,lud,d m "'' 1;,,,1 '"""""°" pock,gc, o, ta suh·mt • "P'"" l}S!' "'' the 
co,>t·,.1 P" k 

Th< ;,.,i;,, ,nbmltt>I p"k•g• to, th< fa,t n:,p ,h,11 ,on,a;, lnfm•ma~on 
"!'"""! any ,.,1,m,i;on wo•·k l"rfo,mod p•ior to MaJ' 2W7. in • fo,mat 
,m,,ln the f"'lA, I"' l,ttu, tn fully rlo,u n,ent tb, P'"''"" of fill m ,,.,,;, ls 
on-«te. A full ,0;1, ,eport ,hall aho h< suhm;tted th>t add,.sse< tb, ,ml 
st,·u,tu,., ,h.,,cte,;,t,c, and toond,t;on >fah;hcy. I h, stud, oh,JJ, at , 

mrn,mum, ""'''' d,fine tb, J,mH, ol p•>t .,,,,.,.,;,., and ;nd,eak ,ll """' 
wh,.o fill b•> b«n pl•«•d, All fill """' ,hall mcludc borin"'' '"' elb, "" '°"' uf Lhe m,Oe,mb found. Th, ~,i>Lin• l>orin., ,n<i le,! pib ;,. fill""'"' 

sbnll be de,1> ,nongh ro """ ''"'~'"'"'" g,·ou"'l. 

4wx Jm " Lo lho spp I "'"" S Ll,o "'-l"'"J ml xmatwL h,,s oe,n pm rnl,J "' """ o [ 
concept,,, I "'' pl,m ,ppn.•,al [ lo½,, "· "o " <Oe,0ve i.., bee" '""""'I to confom ,b, 
s '""'""' L .\ , un<l ,1 "'" l,a, bee" ><lop1ed "' Li,,, "" I "';' " le ""I"'" Ll,e op pl ""'" Lo 

pw»Je •WP"'" I c, '""'" ho "' 1 h, I 1'1 Ith D, "'" " '"' """' ;,, "'" • ;""i" " OI 1hi, Dor 

10. I "''' de,dopm<a< wiohln ,,, '" b jeco ptoperri- ,h,ll bt limited co """ " b l<h 
aen,mk nu '"""' Ohao S.542 AM ,.,I s_,oo PM 1><,~ ho;, v,1,1,1, to<p,, m 
,•on.,i,)o., Lm n of Oh< , VP''" e,J 1d,> '""·' , ,od "" , t>P'""" m<th0<lolog,., toe 
<Um """" g pi,,,-by ond ;nte,•o, l "1 p <apto •~ ,.,,.,_ , ny d"•lopmont 
g,n,,-,,,;,ig ,,, ;"'P'" !"'"' 1hon tbat ,d'"Ufi<d ""'"" ahov, ,boll e<qum, 
.1 ,;,~;o, co cht C'OI0<001'"1 Site flan ~;th a non dot<"""''"°" ofth, 

""''""' ,r <mn,pu,<n!m, la<O,t;e,, 

fhc I ra.srocc.,;oa Pl,m " h," Sectwn ;,, "'"'"'"' .,,J, "· Oao,J J '""'"'' i , , 0(1(,. pCOHJeO 

, Lnp "'"""'"" k,ble"" folio,» 
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AMP..,,kl!o•, r~1r .. k11o" ---- ----
T,ip C,n,rnliou Jo, ,. Out .,..,.,, , . ""' 'l'ut,J 

Pbase I, DSP-0801 l 
Re,,0,nlcal T" ' 216 '"" I.I!.-< "'' "' 1,)07 

Otfocc I dps "' I :, 9'3 L6'.• "' ,;,,; 
R<La,I T" ' -162 290 "' '·'"' ,, \1 

1 '"' - - - - - --
l ~» Ag"""'" I " Lemdl Oo " -I 32 p _, -Jll -650 

"' c, "'"' I ess htcmal Pass-B -!2 -JJ -35 -LM -. 90 -37-1 
Tot.I, DSP-0&0 11 1,401 1,),5 ::.GJ7 2,101 2,l79 1 r, . ' 
L he PL,no In" Bose J ,<iop<eJ thc. t1a0 "·" ""' c m,cl, led Lha< the si<e ln p "'"" .i con " 
'"'h'" 1h, o-.c.11 .. ,p """" Oln, '"""I'""'""''"'""· U as ,.,o w1<l,in ,h, Ph,oe , ~•r, ,,, " 
" '.e.» Lh,m 11,c 1np g,,,cciMo bcl ,howo '" ('o,;,,,o,, 9 v,h ,h ~'13'" Pl,as.o II 

i, ' '"' '" " ' '"'' ,. 

14 ,\ ,,,m, ph,siag '"''Y"' woll he ,uhm,tt<d """ cn•,ew,d durin• th, 
P'°'"""g of the lleta,Jed Site Piao r,,. ,seh ph,>e. I b,; trnllie pha,m, 
""l)~i• ,.;n defioe th, ,mprn;cmonb nqu;n-d fo, phs» IA, ID, IIA, and 
l rn l"h,,c ahnvo monhua,tl lmffi, ,u,Uil;un, ~ill b, modlru·d lu ,dju,c lh, 
hruin• tn'°" nod ~,te,1 ol (bc.,o imprn-.m••" Jo, <ach pb,.,,. Thb 
phu,ino um,ly,i,, wlU nul """] 5,~ll ,\M P"k <t;p c,p '"(] "" S,l~<, P~1 
P""k trip "P• unl;ss a Ion.re 1·,;i,ioa to th• ('o,e,ptu,I Su, Pl•n ,nd 
Pn,]<,,-!"'') Pl" o15nhd"i,io, .,., pm««•d. 

I he ,ppli.=t has s,bmiLLeJ , Lrn:T,c plw,,ag ,m,I y,;, -, o,q,11,e<I b; th i, co, ; "'0", T ,e 

crum, ph,as mg oa,,lycc, ~" "he• ,e[<,o,J 10 both <h< \1" _,I ,,,; St.,re >I , B""') 
\Jrn,,11,l@lmn (SI It,) ,,,d the [).op"~" "" of r,,), ,, W °'"' '" ; , mmporta<mn 
(Lll'W&T), T, ,, Jc,c, "' ,,,rl 11,., tho sobm,ttcd phasios ""'l)s;, " oo occ,pt,blo moans fu, 
"'""'""" >, I rallk ,,poc dtloa, w,th U,e I "trul 11ct;,,, of Uoe '" 11 ial p],o,e d ,1,, Koi.lcu , 
I owo c,,,tec i,.,, "'" lopmt,H T1l , fc I low , ng comm'"" '"" hocn pmv,dcd 

IJPW>< L rnd11adcd that the prup,sed '""'"J foe Pl,.,, l wo<1IJ be ,1ccephbl< 
Ll P W >< L h,,s mdac,kd. howese,. 1l"L 11,e ""'"'°'' ,oos c, t ,,,,r;,,g \• "1-'"" """' 
Rood w,tl, .\,ces, I (Pe"'" "" """ W <'1} ""' •\<cc« < { ,~, hion Pl,ce) m,st ho 
,, E'" I ""' ""' ,cqme<e.ucnt w II I ho Imposed b:, th, opernt mg ""'"'' .s , p,u1 , [ 
ho ,dms d,e a,w awess pclnt> ,md th, aeeO,d ,mprc»e,a"'" lo V,cg,n,; Mane< 

"'"" 
111'\ '""-'°'""d tl,ac the ""' ot '""""' rr,p "P"'"' ~~" ton h1s•h m "'"'' 
""""'" Howc,c, tl-.o mtcrn,L tnp caprucc mdhoJclog; ,.,, b= m, luO,J u, ,II 
P"' 11,flk stLdles fu, th» pro1ect aad th, methoclologi· has ""t bee" al<,ml 'Ilm 
has bcca doc, meat,·J ["' p.is 1 P l,1<111 ms 80<1' 0 r;,,(l ,., ,, lu, tl,e conce1>1"'' p ''" 
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,,,J the s,,M,-,s,o" All toll, "PP"'"""Lel; 11 peccenl vi lnp. ,mJec b,,IJo, L 
<>oul,l b, mten.,l ,,nJ LI,,, ,c J,em,d Lo be a "'""'""bl, e,,t,male 0/!he anwunL ,r 
m L,mai lnp "' ,Jae Lion w ,,hia ,1,,, """ 
Sil A o,inmcntcd tl,at the mid)' uses ao ,nco r, "' cooti !' 11 anon /01· the futur, 
1-0<."(" o"1ce Rood mtc,, h,,, i<' The<c " mn hoc, ha,c CCen ccwo,kcrl w,th the 
cmccntl,·-plaancd eonfi,urntmn »,th ao '"'"~" m the o;orall fiod,ng that was 
m,J, by Lh, P lannm, Bc'illcl _, onelhelos~ foto "' oh,s ms coal,= rr.osl "'-'" 
STIA •'PP""'d desig, fv, ,h, ii'<,ch,,.ge. 

SlfA '"'"' tliac "" """ p0iut, ore proposed ' 111 ,lose '""'"'!)'' to bvth 1-9'. ind 
MD :oo, The""" point, hO''e 1101 mo;C<J trom <11' loc,11011, ,how, Oil Pl IC•I 
pl,n, Nrntcthe cs,, "'"'"f ''" pmccs, nt ho, rl m~ '" a I" "" m,n1., '1ccrlc,1 
m,pco,cmon~ woth SHA, the applocont sln,ld he P"'l""d to an,ly,c opcca<,oaol 

9 '""" a,1d de lays 

i he tc.,ns,,ort,t;o, pha,;"" aaa1,,; , doe, "" clo,d} u/TcrenLt•Le !he le,ol ,,r 
,m pcc.eme"" ""J,O fo, p1,.,,, L.~ , . .,,,,, pi,,,,, JD Th,,,fo,., iL ,, ""'""""' 
,hat m, 1equ;red Phase : 1mp:owmrntt I istcd 111 prior P 1,11 n 111g Boord coo d 1110n, 
woulrl l,o ,m11lernc.,tcrl as, s,n~lc '""" I The l,st ,t ,np,e.omco~ ,., 
( °"""'°' 21 ,t the ccsolm,on •ppmvmg Pecl,mm,ry Pia,, ot Suhd,vmoo 
•l-Cf'1 OS ,,,o,ld, fo;thc most """• Imm C,o f'h,sc , A aad Phase LS Hst of 
fo,pm,crnonts JL ;, ootod ihoL Coadt0ioa CI (u) ts aoL '"d"Jecl wtthm Lh, phos;,g 
,aaly,~ 

1', P,elm, ;n, "' Pl" <tt Suhd" ;,;.,n 4-IJ7 ION, V p -IJ7 ION , I h, Pl.a, mg >l oacd opam,·eJ IJ,e 
rrrJ,mm,ry pl,n ol sobd"'"°", Lhe ,..c·c•mp,nym, ,·,,n,L,m, ,,ppl""""" /fo, ,lu;c1 ace<;, 0010 
A. \6), ml ,, ,, anauce "" Joi ""' oa fols )4, , 008 , ,,. ,h J O CO"d ,t,oos, Th< to llow " s """ " '""' 

''"' "'" "'"" 10 ,h, ""' w or ,h ,, ris r. 

,. !'no, ru Ohc ;""'""" ol p,-,m;b, ,, ·r,l"' ll '''" '"""'""Hon pbo ,h.,11 b, 

'""'"'"'I. 
~ L "' IL I "'" c,,,,,,c. "'"" r I/UL, T CPll-'06 ,,c-s, l1as be<i, ,u bm Lttcd v. Ith Th is DSP The 
Cm '"'"" '"'"] f'l,n,· ;ng ¼t,0u aecomm<e rls 'Pl""' ,I ot tt e T<'Pll ., lou~ w,d, the 
opp,0,,1 oftlHs r,,;r The Pl~rnm, Bo.std adof•tcd the cccommcnda1ton 

:i llev<lopm,n1 of thcs ,;te sb•II bo i, ,onfonn""" wiU, Stocmw,ok, 
M,na,<tn<Ot Coo<ept [>J,,n No. 19046-l007-00 ,o,l ""Y ,nl,,equ,n! n,vi,;o,s. 

,\pprn,ed SLCnnware, M,ing,m,n! Cc-ncc1>1 Pla:1 I 91l"6-)007-0C to, the 000<0 K,,,,tcrr, 

Tc w " C """ ""'"" "' e tl,c 11rnpM<d Oc,•c lopm,nt " ,thm tho <lo~ Titov.n '""' """ coV<n,d 
'" th,s llSP ,s ,,,,,d thrnLgh ""' () 'he VSP " """'''"' "''~- Lh, •PP"-"'" ''°""""" 
'" ""1"'"'"' '''"" " p laa 
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S. Tb, "PPlk,nt, lh, sppl,,.nt'> bcn,, '"'"""" andio, as«gnc" ,hall 
provide on-,ito p,i,,f, ,cc,~,tioul t,cili""' as dct<rn,incd appmp,•i,to at 

Oh, Lim, ol .c~i,» ul (he""""" ,iLc ''''"' (Ju, <he r,<>rta>n """' proper<> 
ln<lud;ng n,;id"'1 0inl eompo,,,nl). l h,· ""'"'"i""' hmJHics sh•II he 
,o..,ru<OOO lo n,~-o,tl"'" »ilh Ob,· ,t,nd•nl• uulh0<d rn the Park and 
Recm,/i,m Fudlili" Gui,/e/im,,, 

Th ,s ~S r pmp~sc, dcv, lopmoot "" "" rl,-·,,tow" '°" '"" , A iota I ofl, I 6 I '" " 11 ,I onlll) 
dweJlm_s onrts s mcluded l he ,ppl.c,m ,lso suh,Htt<>l , dow,mwn co,c '"" ,co,ca<,o,o,.1 

pldn U,at I LL, """"'· "''"'"' irn,I fillO,hL ,, cok socb "'-" lo..tlLioa infmmsLi,m S , 
d "' ,ssed "' f;,,dmt -, abo,·e. ,taLT behe,es Lha1 ,hb •policaccL wi II -'" >e "" d.ffico I Ly 

meet;,,~ the ""°'"0'" l "" l ,~- ool 'B'''"" >rec,s, on-,;,e P'" "' "'''"'"' ,,,,I r,ul<Lce, 
~ ,IL be '" ,cwCO " the "'"e et each pmnn pla,1 [ w,, """"'ooal tac , I ,cy-,c la<cd 
comJitk-ns hd;e been p,opc,ed Lu c,qoi,o Lhc applicant ID prn;,dc on-sito pd;,tc facilities 
,ad pm,•iJe" tmck.a_e mechaaism Lo mdb cert.in that the mimmmn ohhgati,oa has hooo 
fo lfi llod dudn" foo_cc perm it pion "" iews "'1d oppcmo Is. 

7. llcvcl"pm,nt o! Oh, site ,ball mn ro,m lo C~P -('70DJ, '" a, ,u b,e., "'" u, 

The iuO,eot nsr " ,o ""m,maooo w,th ,p1no;ed COi' ()7(,0S Sec ,,,,d,"£ o ''"''' to, , 
deca,lcd d,sc,ss,o" oa eaoh •pp[,rnhLo ,ood,t,oa attached to the (_ SP 

' I. "'"" '" Oh, ' "pm, ,, ' r • """ ''" "" "''" "' """' pl'1, w • ~ h ' "'""" '"' d 
'"'"'""' ,ncumheml hy ""SSC »'"''"" ,,,.m,nt h}' onnd•m••""" to he 
oh,ndoned aad ,ccoo,fructed ' o, toe,,..,. locat,d in the"'" ,bgnm,nt. the 
•pplicaat shall on~·,d• o·,dc,cc of th< n,eon,iructio, agre,m,nt, o, "SSC 

""'"'· 
[ h,s DSP sOOws de;elopmoat ooly ;, tho downtow" ,me ,,., of Koatc,ca [ owa Lent<; 
1'.,,L ! i,, ,,bo>e menl,on,<l W .sh,,,s1rn Sob .cb,,, S,,mlan Co"""''"c'" (\I, SOC) 

'""m"" ;, 'cca,cd rn~,.i, ot "'' ''"" "" ""· ,s w,tl,m tho"""'°" ot the Krntc,ca 
uev,loo""''" 

11, p,;.,, ,., "" , ppo,wal of the fi,,t <let,tl"" , I " pl'" , ti" •p p 11<> "' sh o "1d 
d,moa,t,at, th, s,tis!,etioa at th, H"lth n,p,rtment ,,g,m,.g isso« of 
cm·,mnmcntal "" "'""moat ,ad testing ,datin• to tbc sand aa<l g,·avd 
op,,rata,n th,t exist,.., on Ob~'"'· 

I hi, '"'"' has ""L been ,e,ol.ed w <Ii< s,nsfa'1,on ofch, J:ealch Depanm<,,c at -1.ne 1.B 

cewi<, I '"" w,S " """""' Tl,;, M"<l " '"" w, II "' ""'"rl fo, "''"' "' ' •'O"rl "'°" " ' th ,s 

"''" '"''"" to "9 " " '110 opp I '"°' ,o pcm ,de ev,drncc I"'"' to cert,tkot,0" 
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,._ At least 35 d•)• p,;o, ffl , Pl,na"i Ho"d hea,;ni ofth< ll~P, to, ~Kl "d 
th< TCPl o<soeoakd w;th th< C'SP ,nd the 'JTPI assod,kd ,.-.th tho 
p,-,1;mrn , " elan shall I>< ,.,,, ='O and ""nod, The)' , hall ,how the "" 1;n,1, uf 
th< ,uhJ"'t pml"rtr and• cleu delm.,.t,on o) <be SUA righl-ul-w,, ""ed 
on ,ubm,Hed ,io,•um;,l,Oinn nf Oh; oc,-;ng,. This Joo1,I ..-;u b, ,son·n " 
"p,e, inu!I> <l«J iu,O '4 lo,.cl" a,,cl th pii,,., s hnll b• ,;go '4 >t '"" JI cloy, 
p,;o, lo" Plimniog Boo"I h.,,;,g of th; DSP. 

15. Pcio, to ""l"'"" oftho DSP, tl>< T)p• I t"' "'"""''"°'' plan ,1oal1 t.. 
r,v~od ., fo,on·, an<I r,«n·, "gn,ti"' •ppmval· 

o. i,.,..;,. tl,. l<:PE as"""""', ,o /hot 00th th, .,Rl aod th, ICPI 
""'" th, l,g,l hounda""" ot th, ,;«, 

l<c;he the pion, '" ,how <0n<0plonl •mtlina of lh, ,H, fo, Lhe 
''"'""' ,houn, nol foe !hem,,, ""dino ol Uoe ,ii,. ludml, ,1,. 
'"" """" , mu;,.• lo, nll , .,m, K>n ,equest!, 

,_ R<>i" th< u-o,~sho,t to h•, spJ;Mon,d wo,~sh«< wotl, column, to 

.-..n,<t the pho5'S (the M-X-T pon;o, " "'"" J ,nrl th, R-1' portN>n 
~ Pb,,. II). 

R.,..;,. the wo, .. hcol t<, sho~ the SJIA land d,•d;e,1;on " "pn,i,,,J, 
tlcdk,tod land." 

r. ne,·l,o th< no;,. oo,otoo, on"" pla, ,nrl m th, kg,nd to «fleet the 

"65 dB'\ l.dn unm,t;gat«l ,o;se '°'"""'" 
•- ""'';,. ,h, '''"""" ,ud liuc w<lghlS on th, pin,o, ,o tloot they ,,.. 

n·prurlodbl, in hl><l, '"'' wh;t,_ 

""''"" the pl,m "' nee<J«J 10 ;clclross o<h<c I""" '"""'""' l• th, 
, " h , iwl sWff "l'"" '" d "" '"'"'" , g '"'"'' Don. 

;, Hn-h,e the pl""' a, nee<le<J LO a.ld,ess ,ll <ecl,oic,l ;,,,,s foo• 
woforn"""" o•lth tl,o Woo<llan<I Co""'"t;o, and I , « 
p,.,,1'1,tio• o,a;n,no,_ 

j, "'" , •• ,,,,;,.a .... "•n,d sod "'"" ., th, •• ,,;r.,tl """'""'""' 
who P""'"'" th, plsn, 
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D ,e t,, the I "" l<ed "'"'" of dm [}S e tho en •·irnnmoo ldl '"'"" such ,s Lhcoe ,nch,ded ,o 

the ,to.o <wo condhlons v, 111 00 acld,e=,d oL "" ,ew ,,,J ,, pp,o>al ot the >p,>I '""'' P""' ,t 
p '"" o, s lo,- oc pru1 ecl-s pee , Ge D Sh wlml ,e,,c, ,0,uc, fi tst, To d 11', the ~ R I h,s 
ncceheJ ,ignato,e ,ppru>al l!o~""· tl,e CSP ,,nJ TC'PI i,a,c '"'' hem eo,t,fad s 
ornd,t;,n has heea Impose! o, tl>e Pl~1nu,g Boord to rcq<1Lrc the ,.ppl;c,m ta chl,ca 
ecrt,ficatmn ,pp,ov,I of C>P -0 /00 J onJ s, !"'""' opp,o" I ,a- P·elimm ,ry Pisa of 
S, bd I, i s,on 4-07 L 08 pnc•c <o cec1 ,~c><co; ot <11" DSP 

18, At'"" J.S da}'' p,;o, to "} ho,riao oo !he DSP, Ohe 1',11 ,llgnm"ot ,hall h< 
Hn,l,.,d o, '"'"'' lhaO ;, Ooe, noO ,,,uk "" im,,.,o o, <I><"!"'"''" huffm;, 
I n ""'" Oo "'"'" u,;, '"' ui,<cmeoo, 101, may be lo,t. 

17 "' co,· d ,t,v" 30,crns tJ- , P'" "'"" ofs U,.rr. ,.,J,ey Le, ,Is w "I"" ,1,, en>'i"'"' ,, t 
Ko,,te,r, Town C '""' C ast I ho I ,casportaLion Pl,mn"g Sec1,0n , in o '"""0"""'"" 
o,1ed om,Qc,• 16, ,ons, ~,tcJ that th, k,_," KonteIT, To~" Cent« Cost pmp~,oo "' 
Ch1'nl i,c ,,,;,.-·o,k of fa, 11 ltles fo, b,c) disl> ,,,,J pelecU,ac<l. ,,,cl,1d "~ b ,oy,I o ru,d 
pcdcmi,; -comp.at, b le moo,-., , A II w,,O, ""'"" ct~,d/U d "' w ,a, s,dowalks aloo" boto 
s,.ies ,orl m, JO' ""'' '"' lude des lg,,illed lnl.e l~,es However, (l,c tta, I , h,;nmc, L I, 
b,yoed ,he scnpo ,t lh,s ,ppl.wl ,oa Th ,s con<l ,11,,n h,s '"" '" ""' hr,,a,O m a 
o,od ,tlcd fo"n m th,s =ol, Lc,n Oo "'I "i" ch, co , to"'"'"' ot the /utu,c dct,,L'° sale p 1,m 
,·,Om; l"'mit plur.s, "h,cl,,ve, ,um<> fost, to· the po~,oo ot the site mcluJm, Lhe "'~"" 

""'' ~"'' 
2' Jot,! de«Lopn,e,c within tl,e "'hje'1 pmf"rt,- ,&all he L,m;kd to "'" which 

.,n.,•!e no n,o,-. th'" S,96.S ,M ,nd S,%J P>l peal hoo, ,chicle 1,ip.,, I, 
,on,;JuaOion of tl>< •PP"''"' ti•;p "''" and th, ,ppru,,•d melboclol•~"' fo,· 
,ompo,;"" "'"·">' """ Onte,·"'l tnp eaptu"' rat<s, An}' Je,doemo"O 
,,·n""'"" "" ;"'''"" g ,.,,., than that ,d,ntili,tl horefo above ,h oll '"l ' I,.. 
• "'" prnlim;n"'l' pl,,. of ,oMn•,,;,n u;<h , "'" deknnioalwn 01th, 
ad,qua"' """"'"' rt,t;o, fa u1,,;.,, 

2', A ,,.ffl, pha,;ng an,1,,;, w,l! h, ,obm(!\«J ond ,.,;, .. ,.,, ,luring the 

P"°'"''"• ol tho <lcsa,kd "" """ ro, .,,1, ph•"- Th,s t"'ff" pha,;ng 
,.,,,,;, ~m ,lefm, '"' '"'"'"""''"" TOqmn,d to, Ph,.,, !A, IK HA,""<) 
IIR, Th.,, oho,·• m,nnoned tram, ,oml<Oion, nill b• ""'""•d to ,dju,t the 
"m;ng t,;,o" •nd ~,,eoo ol th,,. l,npnw,mon<s fo,• .,,, ph,s,. Th;, 
phas;n• ,..1,,b ,.;u not'""" tho S,%5 AM peak """' Orip e,p aml Obe 
"•"" !'M pe,k Imm 1,•;p <>p, "nl,,,. , foto,c n,v~;o, to tho e,-,l;mi,ac, pl;" 

of ,ubd;, l;;oo Is !""'"''" 
See Find,ng 9 abc,,c t,x a <!c<mled O ,~"" ,o" "" ch, DSP s co " tc>cma ooc w,th Lh,.,, L wo 
cuaJ,L,u", 
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,o. P"""'"' '" Ob,· ,pp,o,ol ofVP-<l710S th, followrng mi,rnunm lot ,;,,,. '" 
"'" • i,<d ro, tow " h OU« lots' 

A ma,imum ot lo p<«cn! of the lot oi,e. ,h,U UC b,Ott«o 1,000 ,ad 
J 79') ,qua« t<el. 

• A ms,im,m uf 46 p<nenl of tll< lot ,,,., sh,11 ""h,m,,. SS<I and 

999 '""''"' le,,. 
A mu,Jmum ol 10 p,,,:,nt of tl1< lot,;,., ,hall l>c h<t,,co, 6J0 ,nd 
849 ,quar, fe<1. 

The .\pph<ant m,, rnbmot, wHh SU\' DSJ' !hnl prop,,.~ '°~""""'"• "'Y 
,.,w varia,u applic,t,k '" tl»isn ,Oumlanlo, io<l,,Ji,g a ""' vo,i,oe, toe lot 
,~ 

'Jh,,e ~, "" k'eOhOll\Cl p,ooosed lo this DSP I he od1 a,c,d,,,1,al ,,,, V"'PVl<<I "' t,,s 

D SP is a wra I of7, l Gl mu ltl I l>mi ly tl w< 111 o" "" ,l> 

l l L,mlsc, p, ) lo " "' l : Tim OSP , oc lodes soppocl,ag ,afrns<rn.<• , "' '"' h ,s s,onnwstc , prnd a to, 
Lh.,L ,I" , lop·n<," "' <he "" "'"" d Ing cm lrnas, " h ,ch " no1 sobJ<e< <0 ;> , "9""""'"" ot 1"c 
Lm:fac,,o< ""'""I Howcs•c, ti-, port,on ofth, DSP co,enng the <Jov,o,ewn ,occ '"" I, sobjed 
Lo lhc '•'Jl"'""'"ts ofto, L aodscop< \1,mo,I n,,, DSP aho J,ti,so, the d,o»omwn ,occ ""'' 
de, c lop1,om chacactoc an<l q ,ol.L )' Lhwo;;h ,II "''"'"I <lc"gn st,,o rla,rls, wh "h '°"" c.e 
t rnd "" pm f ◊ ,accpl on d tlotai I, ,,,,1, ,,s pa,•uig on d '?" 1cs of ,r oot ~"~ m l"h,plec 5 c•C lhe 
des,ga somdacJs t-0"k Sp,u:icall,·. s,;1,0,,c 4 I, Rrnd,ntid Roqma,mon·~ 4 2, Co,mn<JC<OI 0110 

lnd ,st<i,I LrnJ.c,p, Stnp. -I ,, "" k;,, g Lot ~"'1UlITmenls, "'-" 4 4, Sc"'"" ,,g R,~ u , "'""~ ct 
the L,nd"'-,'P' ',J,mual ; ,e , ppl ,cal,I , ro 1' , downto~ n "'"" ""'' ,o,·<t"'l iu t> ; , [)S r ( omol """ 
»llh lhe Lrni,c;pc Maoo,l ,orl tho ar.,llcabl, lnnJswpm" ,t,1n<l0<ds w,11 l--, ""°""d a· Lhe L.m, 

of c,,ch '""'" Ola" 

' "oodl,00 Com,n'1ioo Ordln""' Thjs rrnr,n, I, soOj«.I ,c, Lb, pw,b<oa, vi 1l>c P,iucc 

"'"'"' ' , Cum1, W oO(ila,a , ''"'""'"''" ,ntl I "'" "'"""''"" O, d lllOllC< bccao,c the p;,oss tract 
""'' ,s m """ otall,(10() "'"""' feet, "''d ll«a, ,; a T n>e TT ,ec ""'""'""''" """· I CPIIV5•U& 
,,ssoc,atcd ~ ,th the """P'"' I s,1e p hll fc, ti, ,s s,t, 

a Tlm ,;L< i,,i a " 0"''" ~atuc ,I ~"""'"'' b ""10cy ('< R 1/0 5 (1/:JS -0 l ) wh I, 0 ~"" aopw, ,,.1 
»,11. CSP-Q7nOS. L he ~RI '""l"<le,; <0\al ct" I '-,lo,,,~, ofwoodlur.d on Lhe -'""' lcK< 
and ~-,1) '"" oc' w,»oiill,i " ill " " ti ,c I 00-yc,i tlooc.f" lam A 11 of the foced sUmds I ,a,, , 
,., "e ot "gc-,d" lH .,,,,,,,,.., '"""' '"' •·oodlonJ Lhat "'""i"' I, pnn~nh· ";,1,,,, th, 

"'"""'"" "b"''""'I '""' Tt., '"" >os , »Lsl or 11 sp-,clcn"" '"" The "'""e ""' 
footmcs opoe;, to I>, shown eorr,,,tl} oa <t«· 1 lPLJ MO ;,,a,lerl "" 1,laa No add,tl,,,,dl 
>a[,,,ma' ,oo o., NR!iOJO,US-Dl I, ,oq1 ;a,J w,tl, Lh" DSP, 
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A L ;pc JL L '" Gunse" "'°" Pl,,,, < TCP [!,~6 S ."08) ,,as «01,,";",; ,,,a "'"'wed w,d, th,s 
US p b; Lh, Lnmonme;.tol Pl""' mg Soc,'°" ; ,,; was t,,u ,,; to "'"'°'"' to the 

"4"'""""'" o [ LI " \\/ c•ol ~ml C ""'" , ,110n o, a '"'°" '" tooct to 0, rt,m ,ond hloas 

U Pl•nn;n, !lo" nJ A,1>1,,~, The subyc: ,pp""" '" was cctmerl to tho "'"'""'J """""'"' ,ml 
J;,, ,,,on, Tl,e Pl,""' mg Bo"d '""' "''-"'" the ,ctm,I comments as foJJow, 

a, 11,c arpl '""'"" cs coRslstc"t with th, 2002 I'n= Gx,•1,~ ·, C' '"'' > .1_q,.o~'1 &" ,, ,, ?a,. 
CJ,;volopmom Pattcm pol Ides le< ~"' Ll"d"P"'' ~ ,er ,ml co,Uom,s m the ,o~• "''""' la,,d m,; 
,c,,ommcn J,rlons m ,h, J .,.}f) ,ppan e<l "'"'"" pl,aa I.,, s,,u,,,_;on I. 

I he prnpcrt, " Lhc sub ''" of " "·'"'-}' app~ ,,·ed P 1el ;,,,, '" '} r l,o ot Sut;.i " "' oo 
,1-r,; .CJS. I he cc,ot,L,oa of ,ppru,,,J "" ,OOpt<d b, tl>O Cla""'"3 Hoa,d o, 
<;cpt<m hoc l S, 2<>U S I le S ,CJn ~,un Se.< ,o,, ,,,tr prcvides c;,cu,s]o , rn, applioob lo 

'°"d "'"°' ,noc hod to tl,e dpp,ov ,I c-f <l,e ,eel '"''"";' p l,n of "''"'" "''"' ( ',co Hndin" JO 
,ho.o '"' , """'''d o1~ ""'"" CH LI " '" ""'" l,]c '""";"'"') it.aft "·''"°' detenn,ae ff ,1., 
subJecL l)S P I , , m,;,;ce,lt w .1h ctie p,a l , "' "'} p 1.,, ot suhd.,• ls,oa ua<II Lhe ,ppl...illH 
"bla,OS s,gn,o "" a PP'~" l of Pee hm ma') Pl•n " f S ,odiv" ioa, LU .' . 08 ooJ 
TCPT/OI'Ol 01 

l he suh,icot USP ''"' '"" "''"'''] ,1.,, lop,1 "" ""' 101,c ;"tom,at,,,,, on the do~ TilcWO 
'°" lay<>et as oppru"J ,,, Lhc Coi,copno,I S ,tc rlru, CSP-< • 7001, ond Prnl,min.u, Ploa of 
Subd_,,,,;m, 4-0' I 08 o,,,n ,h, 'P""''' '""" ot tho downtowo con, """ w,Lhm Ku,,,m, 
J <>wo Cea<ec EosL ,1 was subd." 1d c<1 1'110 '"1" I"'"'' I as <ea<l ,I ,m,11 [ee s,mpl, leb 
J ho deW ,1,0 c ;,_~, '""' " d l lU Om med w ,t> th,s llS P ace seep I"""' Ldl co 1he s,1' p~r.s 
.c,d pro> ;o, '" b'1an al d"" I , ~, dcsenbcd p,ov,ousJ,, on Je.elc•pm"" d,;c,c,e, ""' 
q,,,,I ,1, I lo~•eve,, p, ,,., ro ccrt,iieatc opprn'"l of lh" DSP. the a ppl 1¢0"1 , hculd oh<Sm 
LJ,,;I s,gnanuc ,pp,,0>·01 of Pcchmlnec, PldT. of SoO<ln ,,,,,, 4 071 Oi ""' T)P' I I ,co 
Co""""'"" Pia, I CPl,1'5.'0S-U I t\u,;_ Lhe S"bl ,,;i,o,, Sect,,,l. A 11 >ppl , ,aOk oond ltloas 
"''"'"" In >'GCPD Re,ol,,l,oo Ne, •1!-11 C, should be s.,t,ded A canJ,tnm h,t> bee" 
11npo,ed t,y the Plaanm .< B""'" m IJ.os "'"'-" Lio" 

A c·c-mpld, c,;,ew ,,f,he appl,crnf, '°"tom,mw w>L, tho w,a;,;,ns oLLd..ced ,0 

•PP''-'"I C SP -0 7001, roe hm '"" ""' ,,, S ,bJ,,,s,m, -!--0 I l')8. LI " pack "' g a "''>"' « ""' 
Ll,e "' I fie phos,o t rnalys,s has bcea com,O oat Tloe T ""'P°"";o " "''"" " 1 Seeton 
c,odndcd that '·"" the pC<hm "'''" pl • " of so ),rl " ;, " o /,o,• <,;, ,~so is s-i 11 ,ali<l """ ,he 
,no!,m ;,.~, pl'"' finO ,,,,,_; wW< ,n ,a, ,~" th,,, six yonrs prio, L h, so bJec t ,,,,p I "''' ,,, 

co·" pl "' ~ LIi , ll,e '"'-''"' ry fi od '""' fr, • dotoll,d sole pbo ,,,b1ec 1 lo fo, " co,• d ,1,0,,s th,t 
le, ,e be;J. uicludcd m the cecnm m,,,Jat,,n ,ec '"'" "[ LI,,, ,ep.,,1 The P!,.n"""· R=d 

ad,,pterl "" fiod,os 

l he rr,11, pl,anec pro> ,d,J, c'cm(J,che"s ,c hack_,,oond ,,.,,,,, t,,, m,,s·e, plan 11'•1 

eorr.p I ,am,. >,,_, I: c, II , , st,1tt h." p, o, ldod , dcto,le<l d,~""''"" oa isso,s ot "''°"' 
vdll,, ,,.,1, P"bl,c '""" p, lv,te madway,, on<l pededn.m c.[ely The <ca,i, pl'""" 
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rncrs n, m-SJ 
l·deNo USL'-080LI 
Pag'10 

"'"'""'' ,.d, <1Jh1 ""' 1110ns ,e ""' ,-0 p;,Oe~"" ,01>0ect,-0os ,,,,1 safery th,t h ,w '" " 
,,Juet<J ,,. ,1,, PIO<Lll l,L( B,,,, d 111 th " "" 1,.,;, II , 

d The f1,;11011mcot,I Pl"'"'"' Scctloo, In a momoomdum dated JOl,LO') S 2(H)S iadic,cW 
ci,,t tho plaos as suhm.ttod ha;, t,,n frn,.d 10 ado,oss th, ,mfroomoa81 ccnstc,lnts fo, 
th, ,; ~ m,d Lhe ceq" I '""'" L, , r U,e ednce Geo,"e' s Lm,,_L )' W oo<ll,,,O Co""" '""" .m,I 
J "' l'«sena· 1011 OcJ "-'"'" Th, En ,;ronmei,mi r1,n.,.r,g SectLon pro,• ,Jed , 
'"'"I" eheo ,;,,, """" of rl, - '1'1"'"" I h istor,· rnd the , rr' '~"''"' 's em,im ma,,ce "' 1th the 
An,m~ a ( ,~""'"'"' ( ;, "" 1,,,,,""'"'''"" ?l,m ,nd "l'O I ,ccmlo condlt<oos ot pccHou, 
appm,al. Stdfccoommcnd 0 arprnv,I ofLhl, dppllcot,c•n sub]Cct Lo ·wo concl,L,00, II.al 
hove boea ,doptcd b,· th, Plonains Bw,-J In Lh» ,esoluL<en 

Th, DepacL11,e<1\ uf p-,,_ f,; ,md Rcc,ca< ,c n I DPR I , ;,i a 111,,•, o,,i1du m Jatcd 
Se_:,ieml;;;r 24, 200!, prov,;O<J ao comment oa th'\ DW because pack-,e!,L<d ~mdm, m 
h,w hce" me-"'" tl,c,e ,s no """'" psc, oa th" w r.ioa ,•t'K,mtecrn I o»TI '-""" '-"""' 

J he Pmm< Re,'"' Sec,;,cc "', "'""'"'"'J"m J.ce.l D="-l" S, 200&. pco, ,Je<I ~" 
cc•mme,cls on Je,e]opm, 1>l ,,q o "' '"'"" ,oJ d<'1 I led 10/0,inat IM '"1' 1d I 111, , a I 10,,s 

"""""! »·all;, 

Tho ccvclopmcnt ,cqukcrnorn, fm th,s llSP hdv< boen pn•, ,O<d la Lhe fvnnat vf "'' 
, llusn,t,d Ornso sta, docds b11ol ( ll;ea Lhe ,olurr., o/Uoe des ig" s<a11J,cd, ,t ,s J ,ffic<1I< 

to P'°' , de the de>~lopmeal "'l" """'"" "" 11oe ""'",I,"' o [ Lhe D>P Tl,e J es, !" 
,c,n<l.ucl, bool " ;11 b, pw, io,d 011 Oh; pc<o_ie:t ~,w,,, ( """"', K011tem ""') sod w ,11 he 

""'"' ,J '"'I, ,1,, D~P' R,g.1,d ' ng lh, d,,,, Is ot V, IIOUS "'" "'" £ " ' II< ' """' th " " • 
spec;,1 po,vose DSP he d,,·clo p,n,ot ch"""" a11d si,p1,ort111g mira.sttocrucc, tho 

" """""';' " ·'" '"'"" " ,, ~ ,11 s WI II "° ,oqu,ced and " ,o,•i,w,d ot th, t.m, ' f pomul ploa> 
, ,c site- '" pc ,_ eel-, peci/1, l)SPs, » hkloe , " comes [k,L 

L h, I ,,,,,, ''"'''' of P"hl ;, W a<ks """ T ""'Oortat,oo ( ~ P\; & T) d,d nae com mea· d '""' y 

"" th , l)SP I ~" , conccrm ha,e beea mcl<1deLI m 1h, l rna>pc c ,ll ,e " >'lo "'" "" '"'" oo ', 
, vmm,nls (M.ISC'" '" ZI,,,., ,, fo,, '·" ·' 7, '.!000) Tl,e I ;'"" 1de11111,,d by D P \>, & j WI II bo 
'""'•e<I onJ "''"'"' ,t tho time of tho las""-'" ohccc.a pccm,os o, UPW&T 

Lh, Mac,L,ncl Ital, I hgh"'' -~"""""'""°'' {SIi~) ha, no< "spoedcrl ,_;,cc,11 rn fie 
O,• ,ule.l "" plan ,ef< " , I , '9""' The} hve prnv, kd comments ,hrnus> tho 
Tra,,,pom,,on Pl,an;, .< S"'tloa. 

L he {'~• oi L.auccJ, """"''"''"' of Cm"''"'"':, PlaJ>n 11,g '"'' ~'" '"'" Se ~,,,,cs , "' , 
""mo,andum d,tcc C>clob<e 7, 200 B , '1,11<J 1hal tile C ,~· h ;, ,e,, iew,O ,he "' -c,,~ ,too , 
,ad t1,d, t>, <lo,ogn ,Loa<lo,<l, ul 1h,s p10Je<t ro bo ,,t h,g], 1 "'"Y Sp"'fiooll}' tho C,ty 

~,,,<l """'] ""'" "'"' " 10110"'' ' 
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rccrn Ne•. 09._;3 
f11¢No, DIP-08011 ,,,,,, 

"l he L,t; o, L"'"" h<S has!om•»JJ,• been s11ppc•'1,;o of be KoaOem, prnJ"( Sl<I'-< 
k, m"plmn Oac oaly cuncem ,, "'"'"'"" Lcdnspo<L"''"" unpru"meol r,,.,,,,," 
ond ,Uoqualc pub he fad.L.e.s O " en Lhe ,ec,nl cuLb&b ,a Stole [oacl H1g, ""' 
q ,oscions wrnld be w l.elhec 1h, pru,osecl cl " elopm,nl pl""''"" ~ ,.,1,,,;,, g, "" 
"" ab"'"" of [u11U111g. ,,s "di a, ,1,. ,11L,owH "•'"" ol Kcnd~o,1il Avc,wc 
1',knieJ Dues til,s s;b,n,ttal m«t Cmmzy .WFO ,ca11d"~s, gi;;,n 11,c delay 1" 

fo, ,O, l lf ,, does. how wo,ol d 1"e ,. el>) 0 t .el ,cd "poo ti '" 'I''"""°" 11m«tmct,ne 
t,, 11,cocp01a;ed ,nto the dew!opme"t appmv,I pme<ssc, ood so hcdu., ''" 

Ac"1U-"'} of p ,DH, fa. ,I , L,es lo, Lhe l.u-g" K0nl<1ca d e ,e.epm,nl ,och,rl ,ng tli< d,,w,,,,,.,,,, 
co,e ""' cc»eo,J "' lln, DSP was c,oi,,atcrl at Oh, '""' ,,t Co";cr",ol 5100 r1,,,. 
C SP .•)1001. an<I P ,cJ;,n, 11 a, y Plan ot Snbc;, "'"" 1-() 71 OS ,p ,,m-als Coorl1t1rn s attached 

to tl,e pr<VIOOl 'P?IO'Ol5 "'1'"'" e<rts.m ,mpm,crncnts m be ,mel,mern,d h '""" ru, Lhh 
.i,·,, lo rme"1 tn "'"" toru·anl I h<>sc c.mUitH-n, nr •orow al "" , ' i II '"J;J """ w,11 "" ,m 
each :,hasc nt th,s dc~elopmcat 

I ho subjocc IJSP ,pphcolloa ho, ,lcu bee11 cef,m,cl 10 U,e Depac1nwnt ot Plonniog alld 

/ onm _, of L Jowd,d Co,aiy, " h ,cl, pru, " "I 110 """"'""""' ,,n <h ,; C!S r, 

\\'a,l11ogton Sub<<1b,11 s,,,,,,~, C"ommis,mn (WSSl '} ;n , memo,a,,Jom """" 
O.·tohc, IC,, 7DOS, oc,tod that""'' ,ntl '"""' exleos;oa ,,,,J b, e<q11h,O foe tlHS 
dc,e lopmest J hcr, " ,n ,ppruvel pruJ o.,\, V •\<023 lO .' w ,.1,;n <h , I 1<n 11' of th ,, "'' 

l 4 Ad dihnna[ Plannin; U.Ou,d An,1,,i, , Cun,;s,en1 w,<h C oa<I ,- 10n a 0! C S r O 7·101, tho '" hJoct 

C!SP 01 o; ,dos oooosh '" r crawl '''" Lo cl ,r;,,, -1 .. £'""' I ,icl,i n d,,, go ,s a """ ""· 9<1al ,t; ot' ,he 
prnposcd J,-w,Ll,wa '"" =• Je,•elopme.lL Th~ D';r ;i,o ,nch,dcs ,;h:,, "'"""" to, the sopporthc 
m le Lslrndore ,,_ Lh, '"' '· fo, a .ru ge m11lt1phosc d,1< IO[JO>OO' S\IOh os , plsom,d ~ >mmo; "' o, an 

m 1,gc""" sllOpp"' t w ,,e,, ,he r ''" "'"f Ho,m h,s """"""""' """'"' ed a ""''"' o, com "'""" )' 
cl,ac;C<ec D I r CO'< 1 " t <he ""' " "" m o,dc, to dd me Lhe devdopmea1 cl,"' ,c tei a,>d 1'1' ,ine,e, s 
of the pcopnscd Je>·clopmenl J h, '"""" d"a,led Site p Ian "'' '"' ,iid , Pl"""' p, oco.i, " 
ri-escd bed b, Lh, Zoom, O"-""' ""' i, '""" com pa,ihle with sta,da,d sul,o,bru, , sio"lc-uso '""' 
U ,,J, , <fl¢ e" , a, '" p,ocodu«', at tho time of doLoilcJ "" phm '""'"' . , ""' b 0/ 11,e Jo, elope""' 
sh auld ha;~ ''"""'; beea Haal,,el , \,.ocrli"g '" 0"1 '"" 2 7 -,&2( e ), c½ , site plan sh,,o Id pmvidc 

""'" lei '"-''"'"'""" "''"' ""' ,he I""'"'~' dove lopmeot soch as tho ex,ct locdHoa oad ""' ,,r ,,II 
buld uigs, str<1<n01as , ""- sadcwalk, sad Lhe e,acL lvc.t;m, s ;,,, L,e, • .u,0 I,,)'""' of a 11 
"''""""'" I t,c, '"'"• c~ Jn the ""'' or , l,u g, sc;I;, molc,pie -mg, d<Ycl o,,mco; ,.,eh ,_ a the 
dc~elvpmea, prupc~,J "' -1.- sobJe,·t nsr, ,m ch ot the ,ho,c mto,rnot,cn '"""'" be ,.,,,;i, 
clclem11,.e<I ,nd pro,, 1rled to, "" ,cw ~ lthm tho Llmof,,me c,,q 111,ed fo, " "°'"'' I U IP Th ,s type of 
cl"' elupm,,,, " ; I he ,u b_1cc, to '°""""'I iet1nemea L f rum Lhe m, L1«I sel.,mat;, ce, g,l, ,01l11n<11 og 

tho.•11gh '"'" '" ,o g ""' <-,o1,stn,ct1rn. d,pcod,a-" oo own,· le1,,1ag m,<k,1 "'"- and Je,igi, 1',cCors '5 

,-di "',,,d ""' needs'"' ,oqm,c nents Io"'--'"''' Lh, h,ghes, level of ,,,al,ty, n"morou, 

adj """"'"~ m,y t, """''Y e.en al ,1,, , ""' ,_.,- '" "'"" ul pc, "' ,ts ~"""" ~" <lo-.·clo I"'"" " 
'"""' 1, md1kel -.J,h '" a11J i,;, to JC!f'Olld to ,he ""'"" "' , 11 me l ,. tosh '"" m Ndec '" he 
suce<ssfol 
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rn~eRNo.09--1' 
L·ile No lJSf'-OSOll 

The ,,.l:,J<e< DSP has t<eo tl 1,; , i, ""0' .ia,,ce w ,,> C c,,d '"°" 4 ,t the a pp, v,•,; C '""P"" l S ,o, 
Pl'" CSP 07<l01 (P(K"PH RcsoM,rn No OS-95), to n,~l,c, <lctloc the dovo!oprne"1 chcaot,, "'" 
q,al,c:, otthc dowa.-»o co,o "'" of Kootc~• I OY,TI Cmtc, >.a.st l he ,,,prnv,c dcsi~" stru,Oa,ds 

w,11 b, oti li,ed v, '"""' f, ""' pemu L '"'iew P"'l"'" aml '"'""' !hot '"'' d"'' lc•pmenl 
'°""' bcLe., lo • ,unp le , seneo of ",,,Ji<•· ,-,,bl,. cpoc es anJ ,, <lv "''" , <. "' ~'" '""'~""" '" 11" 
,cu,O"'"' i " Lh " '"'""""" """ tl>e general '""'" of th " ~-pe of D>P fo, de velopmeot charcc1'1 
unJ q ""'"'' e,c•,p1 Iv, "'""' µn.<.,J '" ,I ,,.,ii ''"'" ,cmo,,,o ""'" wh,d, "" O '"'- "'"' below 
'/ he """" ,de,,L.fie<l ,o Lh ,s "'' '"'" o[ Lhe aepo,t ~ d I be add,e,sel 1hrn, ,1, '°"" <Lioacs ,llo.he<l lo 
oh, ,,ppm '"I ,,f th" USP "" st.lei "' ,h,s ,esoi"' ,o,, 11,e d ""'";' n ~ 1,,,1, full '"'' hos be<" 
appco,«I b, 1i., Pl""""" no,cc to ha" r 1,- n "1 Dcp,~1ncnt stoft re, ,cw I""" " pl, as toe 
co,,J,rn,,1, ,, ,:., Jc,ig,o ,,.,,;.,o, ~,th,, the dowo,ow, ,o,c ""' 

la mtlc; he tJ-.e Pl,nams ""'"' Lo cooLiau,11, "'"'"'°' Lhi, tlo,e.opm,nl """ ""'·'"' ,b,..,s, of U,e 
,,pp 1,-,,,, · > P'"'"" "'g, '°" ""'" 10". ,,,; 1,., '"B p "~'""• ,he opp l '""' > "' expccs<cc , 
w 111 i,1 g, "' ,o r, ov de ,. ''""' g tor the Pl '"" mg H ,.,o "o late, tha,, l ; rn ,,,ths suh,quc,.t to 
f 0,11 ,ot,o, "" t>, n,i', "'d "'""'' lmcfiogs thccc,ftcr, at lo~st thrnogh the ;,itiol stag, L his w,11 
p,~, 10,, '"""""''" fiH the """""B Hoo,d to comment rn the ;cvicw ,,rnccss C~scdbcd hc,em. 

a Porn" L P''"' ,,_, b, "" "wed ai,10,n,,t,;,· i,; I) fol com p ""'" w,th ,he '~I""'''· Orn30 
,taai Hi, ,1,,_,,, Id be 1; m 1ted t◊ tl,cs, <'1« ,_a l""J"~ lc,o,tcd ~ ,th "' the deoclopmeat 
'""lopes ot the )(, hl,,cks otthe do~Titown ◊OCC ""'- Pmml pbm Lh»L ,mvh, "'' or,1" 
futl ow "_, ,oad,toom ,-,II b, aev,ewecl b,· Lhe Ploan;n, Ilc,oO , 

{I: °"'"""" [mm U,e appw,e,l "'"'" Wn<l.,o<b '"'" a, h"ght, '"'""'• "" ot tho 
""" face e<c q,,,,,,,,,;,•ely by mo1c tll,11 tell pc,ccot, a11(l "" t rl« """" de<s mt 
, o,, fonn t,, the "'""' of<,e Jc,;~, elem cor, 

{'.!) A a """~" v f ~-' d"·,lcpmenl J,,,s,Ly b,· "'""' ·1,..,, "" p;, ""' !,~,,, tile o, "'" 
dc,cloprneai q mm L, Ly "· Lenn, of11,e '"""°'' of ,., ,(le,ll ,al dwe 11", e ,,, ,ts rnd 

"I """ foolag, re, '°'" """ "l "'" ,,the< '"" ''"'" d,o rn "' '"""" appco,·cd 
,,,eluded ,n tlHs L>SP 

( J } Sigr, iti :,,i mc<l,tloaTIOo 01 Lhe ,cc,, qu.mln_,,, " lacoLion v r d'""'"',J o;•rn 
'P""' rn- pl..-a, " ,t,o,sa "" Lh, L>SI' ;,, "" ,d,ecse ,i,a,i,c,1: 

(4;, Ihempl<On f,om the ,pp,m·ed ,ies;g, st,od.,ds '"'' ,s part,al oc conpleto '"""~' 
o[ p.uk mg ,nJ load " ,g '"I'" ccmcot, of the dev, l,,f>ahlo b h,ks, ,cdocLm,. ,n "'''" 

opea '""'· 011rcc "'"Pl' <0vc1,te, "'' 

( 5j ,\ "Y o,hc, ""'"'°", m "" op " ,on of Pldnains !Jep&Lm,nl ,toff w ;,_cl , ""'""' 
"" appcav,I of the Pldnaine Doon!, rnch ., »l,en •£"""''"' car.not be 10,cl,cd 
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s, "ds "'do 'P!·"-"'"" s,~·,.,p, "'l<l I"''""""''' "lL ~' d """.) u "o l ,, ,,,,,o~ J o 
'"' ,io, U'nO]CUAVp 04> m4l' « "'" "" o,p ,o.. saae1<I 8 "' l»W I '"'"' '>'' s>.mo hs poe ~"'I d 

""4"' '"' .,,,,J "'"'" "''"' '"'"" ;,p " '"" ""'' "''"' "'"P"l°"' ,,.,d, oodo ' 

l""'"" " 1' " "I" P"" )' '''""l'°'' s '"! 1"'° _io "' !"P '4' 4l! ~ l"P" I" , "'I sa,eds I " 1"01 
II' ,c·41 p,pu,awo~o, Sf >r scro1d l!"'',J '" """ """' "'"'""''-' oq I""' "'""''"""'" 

'"'P"-01 pm, 'ooo >HI!» ''"' p>w<i,1,,,,p '"' p;,om , ca <o<o Sumrn-P'""4s <11,nn 
" 1n[p,o , p,µ"o"l ua,q "'I "0''""""J"' ,~1,ad

0 
''" 'p,woouo," ""'P"l se ,., ,y 

'L q, ,s,a,e-ue, "I C "'°" s a,p,,'8,<I aoe0S p>(]deH po,·, 'll"10/ •'"" 
,,,,,,, ""' , I "' ,, , "' 3 ,p Ol ,•,pp, ,q ppioq, '"""'"'!"! ~'" p,dd1'""1pum, '"V'" {4d 

s' '<' ")J '""'' ; "'1"'rl JO "1"''"' "II ~l]lU'fl' lOU saap '! ''I'"' ; "'1-"'U 041 '>OAOMOH 

I"''" ,cad u,,q "4 ;,,,,,.d ""''""°' oq, '"'" ""'"' " ""'" ""' '"' ''°" 'II'" r·r, """ "I p1ooqs 'l!<l '"'1'"' V ''"'""l 041 m ""''fd 1nw,d mJ ""!1"'° '4' J' '"""W" 
"ll Sm M » ,,, "J """P"'" sa posn "I 11 !" '""'"' S '"1"'" P'-'l~uo pue ' °'""'°~' 

"'"'1'°' JO «9wrn '91 ""!P"I'"! 1,orq '"" '"l "''''"' "II"' ~,,,; '"" P'"""" 

'41 .isn ""' 41'" f'"P'·"''" ""' ,~, ''"'" """'""''" "'" "" pas,4 "'·'I"'" '"'1"' \ ' 

""''"''' .i,,_,u 

0 "9'' ( ,, ), I Sm pm <l m P'"~'r " 'l"'P"'" ""!"P """ '""' 
, <I '"'"' '""~od,p ,1q1 m,i '"' "'""P ,, . P"'' I' '" ,q OS[P Pl "04, e,·10,w """"!l""""'"d 

c '"' P'L'"""'"o'"" " 11 "'" """ "I' JO "''""I""" ''I' W ""·'" JO I' "I '9' s,·p.,,Sc, 
; P'''" "l l'l"°'I' uo,s, ,op V llilosop '"'"''" ,s ,qi _i,, ,o, 1 a1dwo, '°"' ,<l'l"P"""'" ,cdoKI 

"11 JO 'I""""'" P"" "'I"' 'u.i! "P ,qi """ 'P m )JS".' "'" "" """ pow Pl ""'I' !''"'! .! d, 
"ll 'sr.wr,.,, , "" !"'r ro """"" ''" "' """'" '" 11 , '"" '"' '"" s, """', "'"' p '"' 10 1 p 

''"""""'" """" "" "' '"" """'"" l"'P >4> -I" !>.1J 001 '" 'll' " P"'''"I "l 
Pl """' \i '" -1 ,,,r -"C'll q .ijO .,,0, q ,, q "'' ,,.,,p '""'°'" "I' ""I'' M P'l' pemo,,; "" '11 "J "l 

lC'"" " 8 "' a,«I "II Jl >!1 p Ol E"P"Old s,,eCs ~m 1' 00 p UOl ,,,_,01 po, ""1"'"" "11 pu• >.Pp 
0, ca<k•1 '·"f " " """'"'P ' •l-I~ ;Ju, 1,ed p;,,,, b" "11ep """ 1'10, "II ft·"l'"1 P"' '19'1 
~u "·" ll '"' jJOd ' PO< .,,.,oo, '"" ,, p,.,o '""' "'10) pu, "" JO ,;.~ 'I'"" '"'P"I"" 'I 'I" 
, ''" WI "'" '""' 11,,,urlo10,,op ,, •1,erurld,, !•' "l"~' , '" J•' ,,,mJ ,·11 m sc,m<i,ar s; "" "'d 11' 
""'l"'l "'4' ],'<Odd•"' ''"I'"' p1noq, ''""'""!"'"'P' P'-~'!'"' '9 0. "'fd ,.rn,tl , =• o 

0"" 'P"'l'"'" llil,sop ,rq,,pdd, "" '" "";"· "l;'!'"' ' ')"'[<l l! uu,J pasc•,lo ,J ''" ~o,, ' u0,,,o'l0Uos-pp"[rao , • " 
P""''"°' ,q o, "''" '""',J 4'" qn" ·, • op• '"""-"' °'·'I'·""~""'",, 

-.' "'"''"' '"""""'""""Y'"nr,oll""""'" I 
_,0 _,0, «~01<,~0~ '41 JO 

, sr•d,m 'l"'"P' '"11 '' m r•~'I'"' l"'l'"""'"P'll ' 'M''"4"""'""41 
"''''""",.""'I II "11 ""'"''9 1u0,,1 l""·''I; "I '" '"""':,:: ,;,;." """'"lrld" "I' pm' D''1' ½"'°' <"' SUOl I' 1"0' U>,S'-'Of 

H JJ,u 
: roio JS<I ·o_s:. •1r1 

rr-oo °'' ~«::i')o 
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ti,o,,, th◊"t 0>< do ~"tow" " = Ho½ """ , add "'""' ,,otdoo, open 'P"" ,hm,l<l b, 
pco,1dcd '" '"'"'""" w,-. BT)' rnult,t..,,Hy oosidonn,I prnjcc<s when pm,ticabl, 

' I be recn,oLI oo,I plea P'"""" Oh, '""'"' Jc,.a<,rn ,,,J I; p-, of Ll,e '" rnivn«I '""" ,vn.1 I 
facuLies .r.O ,m,mloe> ""'"'g tl,; down\O"'" ,01e aJ ea D,m,led !a" l1ty 1ntorinatio.1 
cad,Jms w,l ½ ,II ""' be " ,t, la'+, , 1l11 I <he · 10>< of pernl 11 pl• ,,s l" a ad '"" , to the 

"''"'''"""'' [ac,IILI<• a>>i "°'";,;e, ,<ien111'ed wi,11' " tl,o dowotow" "" '""" ,cn,I p laa, 
uJJ , 1,00, I /"' ,I " "' ,',o " 1(1 "'" l,e p,o, ,de'1 "' oss0c,it,o" w,th the "'" It, .am , I) ,rndoot"l 

"'" "''"~'" w ,u,;,, each , p<ccfic pro Jee<. In g, "" I, ''"' "'" '" ram , I; '"""'""'' b, ildfo ~ 
,hm,IJ P'"' ,J, d ""'''"""" of"'" ''""" ,,,o,o ,1"<1 , olob rco,,i ,, ;, ,>,cd by all ,os,dents 
'" th, t,,,, Id '""· ,n proportLOll 10 the m1 ,ni,c1 ot oo,id,o,s th O} v, , II ,cr,•e A sv,,m mm , ro,, I 
,hon Id be ,,,,h,ded , 11 11 is P"" "" I lf mo,a 11,s , tv,n h,,, lrl '"1' "' de>·clopod, Lhe 
"'"Mn<S of,he ""''""'~' '"')' sh»c °"' swmm-ja~ pool A ,ccn,at,on,I lsc,lll; lmckm, 
ta b le shvu 1,i be I''°' ,<led w Ith each s ltc- ,c omj ect-sp,c I (k lJSP 

h. M ,,o, '""''" I ,n co1mect1ons Lhrn,,h """" l,rrgec pemw,en1 mc[,,ce p"lang "'" ,he, 1d 

he des lgaetl In ,a • ~llee. """"" '" pru,· ,J, '"rr;,;,,,1 Jaai, '"" "'""'"°'' t, o '" 
,·etdculsc Lcd(fa C<m "' J,ndscap '"! ei~i,cnts such a, s,tt1og ta" I ''"'' rrash cccc1>taclos, 
,ad prulecl, >e ""' " es '"' h ,s boll a,rls sh,,,, lrl be mco 'I'"""'' ""o the .irni;n a t soch 
""""""'" Tice de;;,o, ;/ the pedest"'" ""'""'""' s rnuld he m,l,dod '" ·ho p,rmlL 
pla;.s foe lhe ,,0 J o "nng po,_iecti 

co,,,pk "'"''") "'"'"'""' stn,,- furn ltue<, .ad Ii ehtlns r" h '" alms ,,,ch "''J''' 
do,,·nto~ o meet stlo ,11 d t,c cscal}I ,shed ,- ,he t,me nr Lhe n ISL penml p Ian luc ,ite, luc.l,J 
"' ;,h m the adjom , , e blocks tl"t frrnt oa Lh, maio ''"''"- S, bseq ""'' p;, ""' plans shou l<I 

P' o,· ,ct, snfrk<Oot '"""·"' to "" """'" "" '""' '" C r "'"'' "''" ''"~ fo I " '""" ' .,,d 
l,ghrn,g foctu,os foe th>L ""'" ,a whcch Lh, pwJec< "" IS l,o,,,ing, 

The fim Ja,nc,tAI fest,,, of th, <le.,1,;a ,L,,,ckui, ,; to ad,,c ,c des ired publ IC spaces 

J '"'""'" ,, '"'" 1 ''"I """ vf I d.c, '"" " "lo<ccl b; tho h "ld ,ns, fio,>tu,e oach ,tn,ot J b, 
fotnl of the ll'•l>I " 'P'"'' ,cl,,, ,a th , l0,,,tloa 01' , we 11-0efo,el bo, kl-lu-1,n, ,,,, ci, h 
stnoet The "'""" st.unLuO, p,o,·,Je Lllost:at,on, of~111ld-to-lmc, on ronmns ot '"'""' 
sln,e~ 

'" "" summ,,;, ot',pp,vsches Lo s,sLain,,hl,1; ,,,i,,n,ned ~,ti.""' nsr, the ,ppl,o,,nt lcsts 
'" ,hadn" ,ad '"'l'""' me a, o "' ot the """1 '" m m """' ;,, co, boo d,oxad, ,mis.cons 
[o, LI" p,opo,cd Koo""' low, Coote, Cast lo tOct cocshodng ,s '"""'"""'g ''°"d to, 
uc;a,,0,,0 I ca, ,,s, m '"'"Y la,so U I c,t,es ';1,cc,s,sl,,] '" ,L,m,s O,-, lo~"' "" h ,s 

tended 10 be ,,s,,e,atcd m ,lnh· " 1th U,m,l• p,,p " l>L«I ~,,,, sud , a, "'' CC"tc '5 ""· '""" 

ooccn'1y ""'"" "' ,md ,·1,,,,- ""'P"'" Ca,· si>"'lng r<su Its ,n '°'' Ei """ ,, aaJ c,n ,l "' 
hd,, ,cdu"" '°"""' ,,,,, ,md poll ;· ,oo F m1>lc,yec "'"'"' rlev, lowe, '"'""'"" stc.~g,e, LhsL 
s,,rnla,l; holp ,eJ,., congestion and polloOOo should ,lso bo mct,,tled !he ,,,o,ect s,t, is 

the dv¼nlcwn .on, ,,c<a ot , '"B" tn·a0 """" poojoct sad " '" ,d,dl locn;,., L, ,,.w1d, 
packin, 'P"'" lo, a'" sl.~ 1ng p,ogm~ I he Pla,mm_s fkmd h,l,e;o. lhoL 11 ,s h,ghl, 
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d,sambb to pmmote Lhos, slcdkg,e, dnd ,,,.,,,mmond, these ,·od,us P"""'""' bo noted ;, 
th, packiaa S<ctioa c•[Lhc ddeo slmd.,.ds am/ Ix, ,mfaficd w,th aoplicoOI, pom,h pl,n, 

ll ,. ; cl, use ;, , l,o ;J,,, U n,J u, , •" "''"-' "' '""""''" '"'boa J ;,,, id, ""'"' ;""' "''J "''' 
,n,cg; l he P bani. " ~, .. ,J illlop,tl Lh, ""'"m,nl betweea , urf "" J Lhe ,ppl,wnl Lu 
;°''""' aspec6 of J t,e L'""'"'h,p ,n Loe,,:,• "'" 1'm·,mnm,,,L,l Lles,ga ,r Lh, U \ Gn= 
D '" lc,ag Cuoa-,J (LEED) s<,,nd,~h r,, S "'1auccb., S ,L,, C "'" ,1 4 2 AIL,m,1 " , 
T ""'P""" "" , D ",cl< S1oc1g, and Cl,,, ,,g, " g Rooms f_,, ,i.e cow"'°"'" ,o,e a, e, "''° ,1,, 
"Jc,,g,, ~rnct;,;,, 

n, A complc<0 ,et ,,t l,sh<in~ '"md,cd, h,, h,,n P'"''""' lh Lhc d "''"""rn '"" "''" [ he 
standa,ds '""""' nogukcrn c-ncs foe cxlernrr hshtm-' foe p, bl<e '"""" ~ms, "'"-' « r 
stocctsc,pc L, eht, "8 podcsm,n Joght<a-" l""dsc,~ hgh□og, ,nd arnh,tcot,rnl I , ."hlms L he 
B"P'"' sod Hlusuatmss sh,,,, the m,t,,ial, ,ad ~""Ht, of the pmp,,scd li~hfo~ nxtuccs 

1~ ,cc '" "" " p I ,c ,t ""l" """'"" th fu II '"'"°E lightm £ TI <euccs. L he SL,o, iag Horu-d 
ado ,tcd the s<affs ,ccomme;.datioo to mclud, , oote in tho li~,i;,g dos.an stood"'& to 

n,q "'"' all I ,gh ,; ag """'" wl,ere "PP"'P'"'k ,,,J P"' Lkabl, lo be full ,uL-oLT lype. 
oxaepl funbuse sobme,ged ,,, "at<, s,,c_1 a,; the l1ghtl,<g fi•t"°'' for fo,miaLlll OJ 0<h<i 
w,,e, fe;t,,c,s tl,at ; ,e dee,nerl , ~-,·ss"'J- "" com pat, b le I>) "'' ,ew staf! w,th th, """' 
te,tu ·c, they I " mm,tc 

15 As ,cgu;,c,1 hy Scet,o" 27-2'3{b), the suh,icct dctoHod site plan s,t,sfieo all cd<cdu fa, M-X- f 
lo,,, a l'I"""-' ,o P,rt 1, ll ,v,s, °' '.!; the de·,H,d , ;te ,,Ian ar.d pmposod devolopmoat n,eet Lh, 
pur_,o,cs and >ppl,_,blc "9"'"'"'""" oi' Lh, M-X-1 / .. m, c., dewHed "" plm, " ,.,o '" 
,·ootonns""' w[th <l,c 'l'l'' o.cd C nnceocool S he P ba, LX S-0 7'>1l 1, ,ml ;, '""''""'" , ""'"""bl' 
, ltcrnac"" tac s,t,st;, mg ,., s,tc dos, '" -'"'""'"" w .Lho,t ""l" mn" ""'""'""b!e wst "''" ,-,,b,,,,, 
dct, acrn, 8 so bs.,,,1',11} frnm the ""'"'' o r Lh, prnpose<l J"·,lopm<nt foe ,b mteoJec "" 

NOW ! JLJ:,RffOR.E DC IT R[SOL VED, ,ha1 """"'"' LO S,b,,,,, Ji of the f,i,i« George', 
Co """ Col,, , I " Pm '" (k,,, ;/, {" -""'"' Plrurn mp Bo"d o! The \-h~· Ian d-h ot,rnal C ''""' Pa, k '"' 
Pl,oams Cnmrrossi<>n ,d, pteJ J-., rio&,,;s '"'-"""" ""'"" aml ,\l'PROVJ:D Lb, ~ ,o, Il T,ee 
""" '""""" "'"'' ( I lJ 'LJ/06 , -'O g; a,cd fi1nhe: ,\PPR O \"ED Dc•,ilcd S l:C Pl,11 DSP-0 10 I to, the aoo.,­
desmb,O la,,d_ '" l1ett to tl'f IT>llow ;,, t « '"""'""' 

, Ob1,,m cecl,LJCOL<O,> ot C'O""'Ptu,l S,oo Pl,o CSS-07(10, Aoy ,drl,t,o,,al oo,d,c,oos 
,Ll<d,e(l LO <lie fi no I ,p p,~,a I ot CS P -ll7D• ,S ,hat ,mpact the 1m,·s ,col I ,yrnt of the 
do,,ncc,w, 00cc ""' a, ;h,,,,, oo Lhe sobJecL L>Se shull h< coLlecL<d oo the ,ite pl,a, 
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""'"' the dcs,ga soandacd, n a,eomdanc- w,th the ,ocommcadcd ,,,,_,en, in th» C"]'Crt 
and me ludc the dd ea st,ndacd, book m ihe ccnl ficatmn '"'"'"'" r"' Un,I cecL<t1c,,c;o;_ 
appco,al 

E ,,,,,,J LI " e. "1 '"" >eel ,on on 11" P, """"''"' m 1he ,i,;,g,, '1a.nlaub b°'•k to "" I ,O, 
add 11,onai <lesign ,maa,.,ro, mat csmbltsh d '"!" p,ram<1,1s lot tile aich """ " 
,,,.~"" d '"' ''" ccntd I'"'', '""'"'"" e Out '°' l "" ,tcd to, "'"3" , "''"'' " 1,, '"'"' , ,m,ct 
P " n ,to" , "gnog,. J;ga,,,, 5, shado~ and wmd ,oal1s « rl<t" Ice. r ,~"'"~ « hOOol, watec 

"""'''' ,LID), ,od h"d'"I"'• ornot,ln , scp,raoo DSP •ppm,al fu, thcccntral ,,_,,k 

'"'"' ,de "' ldonco domoa>Lrnlm _e th, sates/ K hrn o[ th, Jleolth Depa,Lmenl regad "'" "" e., 

of ea , -""'"''"''" "" "'""""'" """ te,1 "'" cel<I '"" <o 1h, ,.,,J """ "'"''' I ope, "' "'" LI "' 
""""""this ;,te 

r,o,,d, ,,,,J,nce hom tl,e ""''~' "'"I"'""' whch "'" J"''''""°" ovcc ,he "'"J"' "" 
th.< , 11 "'' l,t<cs, w Jfu,n ,h, core ,,re, , w;lJ be p,o; ;;,; ~ ,th '" t>,e n3h,-0t -w,y ofstcocts 

( I J Pe.ic,o"" o l"th'")' m cooacct,oas th ,,,,, ih l"m"""' ""''"' p,Th In" l,>L,, r,,, 
w>;,h ,he t,rtl,e~ po,o, o,ccOOs tou, hond,od \ 100) feet, shaJJ be des,;aecl m 
"Allee' s!)-lo A ')1""1 d,aa,,dctcil ,hoJI ,lso 0, pru-,Jed m Chaple, 5, 
L rudsoapc StandacJs 

(2 l Pru, ,J, a """ " , Ch, plc, 7, L,gl,t ;ng St, no,,,i,, "'' , 0,1t"' t ,1,,, 1>0 1, '"'"'"' 
pecnuem stJect ,n<I mtc1io1 pork mg ore, liTiu,cs, ""P""g ! ght ti,""°' 
P'°' ,cted ~1 ,nd ""Jcct to RG<-F ccqm,cmrnts, '" tn he 1,jht fi,nmos w,th foll 
c,H!f OP"" ,\11 1,ehc thmccs IN&Cd w,th,o ""''" ~oort """" ols-, to be 
ti""' "' w ,th ti, 11 ,ot-oF op<ios to ca , "tent pn,otl oah!, ~"'"'I , , mtem,l '"'" 
,ad ploza poles, decornti" bmld lng-moonted folo "'" , , ,,J ,.,,,., f, , ,,,-., """ r o, 

aes1 l><Li, , rJ"t c , """")', "" ,a;, t those ths.t '"'1 be sLL·mo't('-..d m wotc, 

tcanucs, •a, II bo I , _eht thrucc, w "-' fall c ,t-ocT opto.,,, lo the """" I p@cl;c, bk, 

() > r,~,idc aa ,otc,stn,ot""' chaptc, m dcmonsnte """ otll , L<~, "'"'in, tl,e 
dov. Titown c,,c, """ " d be pm, iJ,J """ " l,ece U " "' ,I '1> ,;;e,i,e,its w I II t,, '°'"'"°- All ,,. ,I ,· ,es sl,,tl I be ,nde,gcc,,,,d ,\ utl I ,t; e<h ,M t, "" le s, , II he 
pw,;,1,d. 

( 4 / Pc,,, <de a "°" 10n oo t, """ access aod tra,Hportatloa-frioadly m ltlat,v"' wh,. h 
,1,.11 rn<l,,Jc, 

t,) rrn, ;s,on ot two ,,c mo,e pc,,p,,sed Cos sloe, w ,thm one-q,a><e< ""le 01 
the pruJecl 
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( b) lmpl,m,nldt,o" o[ ;,, r, "''"" '""' ½ "hi" appcopn,1ce """ oflhe "" to, 
rr.ull,pl, ,,ppcrt P"-'''""'' promo1 "'" si,,o,J ,eincle n~t.ge ""h ,1' CCC 
puol J,oo off '"''", ,Je, ,ga,,<el ""''"'" fo, ,,m po; b v, C/U ,i aic ""' '" , 
rnle boa,J~ "" ,lnnl, cen '" Lo m,s,, 1,-,n,;L, 

(o) Pru,l,loa (a,'°"""' !,,.;cl, rnck,'" "uod,mce ,uh L~,dee,(,,p ,,, 
'-""-"'' .ad [n "'"""''"" I De,;,;,, I LEED) ,,,,,d;c<ls , ,o ,h, c,tcot 
wm,U, o, p, """' ,.m,,,,,, ;,,ro,.,, '""" on , 1no" , pp, OI""" 
,;q,,,,ement for ,n,xcd-usc <lcvclop ncn~ Ul'-B' nt tho h,cyelc rncl, 
sh, II !,e m °" "'"" thrnq;tmut the comsc oi devcloprn ent ,ad Lhe aumee, 
,. P"'''"""' rn,y be '"""""" "decreased ,, ULUL}' d,-lale> 
Modlt1c,t,om of Lh, aumbe,s m,J,o, b.oL.em efb"Jcle ,,ck ,hocld be 

"'"""'''"'" " ;,1, e,,ch ''"'"' ,,pphcaho" ' 

/5 ; I',~,· ,J, , n<w ch,ptc, c " ,u,ta, ,-,_h , I '1} c,f d,c rlovc lo pme,t ar.d ,ncl ,de t" 
n,1fl',1!11' ,uOrnmcd wuh cl-cs :>SP ;, ,h, hew chdplec L h, aew J>aokc ,h,11 ,1,, 
lf'<C '1)' the m ,n;,nmn sol "' "' lloeL<nc, inde, (S K [) '"'"' foe ,;J,,, ,I ks ,,,d 

i,u ld,ng '"''" 

(C,:, P, o,ldo u note .a occh chnple, ,,,,ie,1,,,g Oh'11l>e fies, pe,m,t ~la,s -cc s,Oos 

Jocatod w,th ,n the ad 10;, '"" blocl> 11,al [co"t on 11,c '" , "' '""'°" sh,tl csta ,I ,sh 
, "'" J,ru, fo, , com, l,m,Llo" ,m ,,, o [ """ " "'• tum '""'°' sod I , <htm , fixru.es 
"-""" '"' I, ap,i,eabl, 1r.,ui slr«t, S,i bscq "'"' rcnnit r lans foe Lhose m,ia "'""" 
sJ,oll P"'' ,Je ,,,ffi,•,ent "'"'°'' to the ar,pcmerl spco,es nf ""'" Lrees, "'"'" 
I ""' """, o,,d L, thtms b tu= to, tha· sccct on " h k-h 1 h, prnJecl "" " f ~"'' " t 

h '1 od,f, tb ploa lo ,,_,k, P'°" ;;,o fot ,he "Rou k,"'d' st,,, d3<d beth, "'"" ""' w,,ru 
fmm !'ernL<l" Dn,c "''" ,long the modw,,· ,o,moctlng Koatc"" best dncl Kcnlm, 
Wost 

Re>1se tlie eo,raocc, to ,he lots north an<l sooth of J ~,lu,n Pl,ce ,h,wn "" ,,,, 16 ,,:-,h, 
,,,,. pl "' to ,.1 , pn these dn,·,w, ys "1 tJ-,e prupased ,nedi,n b'"aK, 

( J l R,rn,>< 1ilc p.-o rosed ,cf,,, cstotloa from the rnru, LhcOdk,.o.l, ,,,J e,nlo" geo,d 
;p,c;e, 1 RTE) b,itt"c, a, ;t ,s oc loose, part ,,ftJ-., ><Le .mJ "'"" Ll,e »ocksl1oct 
accordl'>gly 
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(4: Rcs·lsc t,o s;mool, onJ l.ae ""'h~ va !he pl,as so Lhdi th,, "'' ,epwdoubl, m 
Olac, ,,,d ,shit<. 

Remo,·e oil d,plicace u,to,mmioo from the plan 1oclud1ng, but oot l1m11,d to, 

" '"' t>g '°"'°''" 
(<S:, Re<1'>' "' 1100 'YI" ,s.od to d,p;ctthcf,5 dHA l.dn 001.sc c;oato,<to be dlstme< 

Imm """' karuccs sh,~ , oa uo plon cad pmvldc edd<too,.,l ldbels ""nece.,soty 

Sha« ,I I ""';" , wooJ.~ ,U loc.L,<l w , U,;,, p,~,o,el o, e<t>Li11g '""'-"""" <1~1 "" 
LO cem,;n as ciea, ed , ond ,.,. ~• :t.e wo, ksh,ec =ordinaly 

(S\ Prnvdc , I LSII s,_,aotoec appco,al blocl on ,II ,hee<s of Lhe plan ,el 

t'J', Rcvlso the II m,t o ( J,s Lmboace fLO D; 1o acco '" L fo, octly Lh, ,I,, 1 "'b'"'" 

""'"'"" fv, ,I., prup,»eO gc,,J ,ag and ""''' , "' ,he wn "" Cl" pl>n 

( I O) Remo1e p1 ,,posed ,etc "'"''" ~,.., r, "''"')' ""' " .01 '"" " t 1he ""J eel , I ~ 
a,1d '"""' the v,01 ksh,c< ,ococdm? ly 

( 11) Nc;lso tho t1.,e<esl ccnsocvolton Jet.,[ lv ta.le<le Lh, followm" """· 'Tl,e s,g11c "' 

lo ,em,,m '" pfoce.' 

(121 Re,c,c 11lc T;pc II t"' '"""''""0" "otcs to ;,,,,,.,, opooool N,,te J ,nd to 
r< pla« o II ,cfcr;nc;, 10 the "OF R mspoccoC woth "co,oLy I as P"'"" • 

1-'tovnle , ,p-,c,m,n 1,ee t,O e oo tl>e J''"" '°"'""""1 ,he""'"'"'"", s,,o 

'P" ,,s, ,o,,d "'"" , ~' opo,ed d ,spo,nlon, comments aad/o, '''""' "'""""" 
""""""' "oommooCed, ss well oa • '·"' bclov, 1he wbb lndka,me how (,e 

spoc,mc" trcoa "'" lowkJ 

( H :, Have d,o '"' ,scd p '"' s, _eaed and ddt<d b, tho q oali f,ed pruths irnal »-he 
pe<p,cctl Lhe plao 

A 1 tho , "'" , ,[ p-,n n,· pl; "' , o, ,;,,. o, rrn,1cct -specific DSPs, wh "hcs·cc come 11, ,L ~-' dprllcdnl 
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FINAL PLATS OF SUBDIVISION 5-22104 

LARGO CENTRE WEST, PARCEL 1 

FINDING: IN CONFORMANCE WITH PRELIMINARY PLANS OF SUBDIVISION 4-21060 
AND DETAILED SITE PLAN DSP-21049 

STAFF RECOMMENDATION:  APPROVAL 

AGENDA ITEM:   4F 
AGENDA DATE:  11/10/2022
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FINAL PLATS OF SUBDIVISION 5-21155 THROUGH 5-21161 

WESTPHALIA TOWN CENTER NORTH, PLATS 1-7 

FINDING: IN CONFORMANCE WITH PRELIMINARY PLAN OF SUBDIVISION 4-08002 AND 
DETAILED SITE PLAN DSP-19062. 

STAFF RECOMMENDATION:  APPROVAL 

AGENDA ITEM:   4G 
AGENDA DATE:  11/10/2022
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FINAL PLATS OF SUBDIVISION 5-22062 

210 MARYLAND PARK DRIVE, PLAT 1 

FINDING: IN CONFORMANCE WITH PRELIMINARY PLANS OF SUBDIVISION 4-15029 
AND DETAILED SITE PLAN DSP-15045 

STAFF RECOMMENDATION:  APPROVAL 

SUPPLEMENTAL AGENDA ITEM:  4H 
AGENDA DATE: 11/10/2022
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AGENDA ITEM # ____05_____ 
PGCPB MEETING OF __11/10/2022___ 

 
The Maryland-National Capital Park and Planning Commission 
Prince George’s County Planning Department     
Countywide Planning Division 
301-952-3650 
Note: Staff reports can be accessed at www.pgplanning.org/planning.home.htm 
 
Mandatory Referral       MRF-2022-010 

 
Application 

 
General Data 

Project Name:  
Poplar Hill Solar 
 
 
 
Location:  
7606 Woodyard Road  
Clinton, MD 20735 
 
  
 
Applicant/Address:  
Trajectory Energy Partners 
P.O. Box 310 
Highland Park, IL 60035 
 
 
 
Property Owner:  
John M. & Sara R. Walton Foundation, Inc. 
7606 Woodyard Road  
Clinton, MD 20735 
 

  
 
 
11/10/2022 

Planning Board Hearing 
Date: 
 
Date Accepted: 

 
9/12/2022 

 
Mandatory Action 
Timeframe: 

 
 
11/10/2022 

 
Acreage: 

 
123.03 

 
Zone:  

 
AR (formerly R-A 
Zone) 

 
Planning Area: 

 
81A 

 
General Plan Growth Policy 
Area: 

 
Established 
Communities 

 
Council District: 

 
9 

 
Municipality: 

 
N/A 

 
200-Scale Base Map: 

 
211SE08 

 
Purpose of Application Notice Date 

Development of a 2-megawatt (MW) community 
solar project on a 12-acre portion of a 123-acre 
site. 

Acceptance Mailing:  9/12/2022 

 
Staff Recommendation Staff Reviewer:  Tineya Walker 

Transmit Staff Report to: 
Mr. David Lipowicz 
Trajectory Energy Partners 
P.O. Box 310 
Highland Park, IL 60035 

 
Phone:  301-952-3215 
Email: tineya.walker@ppd.mncppc.org  
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Map 1 – Site Vicinity Map 
 

 

Map 2 - General Location Map 
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Maryland-National Capital Park and Planning Commission 

 

PRINCE GEORGE’S COUNTY PLANNING BOARD  
 

STAFF REPORT 
 
Subject:  Mandatory Referral (MRF-2022-010): Poplar Hill Solar 
 
This application proposes a community solar project at 7606 Woodyard Road in Clinton, MD.   
 
The proposed project is being reviewed according to the Land Use Article §§20-301 through 305 of the 
Maryland Annotated Code and the Prince George’s County Planning Board’s Adopted Uniform Standards for 
mandatory referrals. The Land Use Article grants the Planning Board exclusive jurisdiction to review public 
construction projects for all federal, state, county, and municipal governments, as well as publicly owned 
and privately owned utilities through the mandatory referral (MR) review process. 
 

Map 3 – Existing Zoning 
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Map 4 - Aerial View of Site 
 

 
 

PROJECT OVERVIEW 
 

SITE DESCRIPTION 
According to PGAtlas, the site is 126.03 acres in area; however, the applicant performed a site survey that 
confirmed the acreage to be 123.03 acres. The site, Parcel 236, is zoned AR (Agricultural Residential) and 
located in Clinton, MD. The site is bounded on the north by MD 223 (Woodyard Road); on the south by 
Parcels A (zoned ROS, Reserved Open Space) and C (zoned RR, Residential Rural), both owned by the 
Maryland-National Capital Park and Planning Commission (M-NCPPC); on the east by several private lots 
and parcels (zoned AR); and on the west by Parcels 4 (zoned AR), 61 (zoned RR), and 237 (zoned AR). 
Parcel 4 is a cemetery and contains a historic site.  
 
The site is partially wooded and contains regulated environmental features (REF) that include wetlands, 
streams, and a 100-year floodplain. The site is within the environmental setting of Poplar Hill on His 
Lordship’s Kindness and contains a designated historic resource, the Marshall’s Mill site. The site contains 
one residential dwelling and accessory structures in the north area of the property. The site is also located 
within the Military Installation Overlay (MIO) Zone.   
 
BACKGROUND/PREVIOUS APPLICATIONS 
The Planning Department has not reviewed this site for any previous development applications.  
 
PROJECT DESCRIPTION 
The project proposes a 2-megawatt (MW) solar array consisting of 6,240 solar panels covering 
approximately 12 acres of the 123.03-acre site. The panels will be mounted on a single-axis tracking system 
that follows the sun from east to west daily. The tracking system will be mounted to driven steel or 
aluminum posts and will reach a height of approximately 8 to 10 feet at maximum tilt, depending on the 
site’s topography. The power generated by the facility will tap into a Point of Interconnection (POI), which 
will feed into the existing Pepco distribution system. The POI will be on the subject property in an area 
fronting Woodyard Road at a new electrical pole located just east of the existing entry driveway. 
 

151



MRF-2022-010 Poplar Hill Solar 
Page 5 
 

5 

A vinyl-coated black chain link security fence, no more than 7 feet in height, will surround the perimeter of 
the array with metal security gates. A gravel road will provide access to the solar array for maintenance 
purposes.  
 
The Federal Aviation Administration (FAA) issued a “Determination of No Hazard to Air Navigation” letter 
dated February 8, 2022.  An aeronautical study revealed that the structure does not exceed obstruction 
standards and would not be a hazard to air navigation.  
 

Figure 1 - Site Plan 

 

 
PROJECT SCHEDULE/HOURS OF OPERATION 
The estimated lifetime of the solar array is at least 25 years. While the facility will generate electricity 
during daylight hours when the sun is shining, it will not be staffed. Only maintenance vehicles will access 
the facility occasionally. 
 
OUTREACH & PUBLIC ENGAGEMENT 
 
Planning Department:   
A notice was mailed to adjoining, confronting, and abutting property owners, and area civic associations on 
September 12, 2022. To date, no citizens have contacted Planning Department staff regarding the project. 
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Applicant: 
The applicant hosted an open house on September 14, 2022, and presented an overview of the project to 
the community.  
 

PROJECT ANALYSIS 
 
The Maryland-National Capital Park and Planning Commission Prince George's County Planning staff 
reviewed the project information submitted and provided the following comments:   
 
1. PRINCE GEORGE’S COUNTY ADOPTED SOLAR ENERGY SYSTEM (SES) GUIDELINES 

This application is subject to the “Prince George’s County Solar Energy Systems Guidelines for 
Mandatory Referral Cases” contained in the Adopted Uniform Standards for mandatory referral 
review and adopted by the Planning Board on April 18, 2018. The Guidelines apply to Solar Energy 
Systems (SES) that are reviewed under the mandatory referral process and require approval from 
the Public Service Commission (PSC) or any other public body subject to the mandatory referral 
process.  
 
The Guidelines are provided in bold font and comments are provided in regular font. 
 
Siting Preferences: 
Site selection and placement on the site are important considerations for SES projects. The 
Board strongly discourages locations that result in significant loss of prime agricultural land, 
affect cultural and natural resources, or impact significant scenic viewsheds. 
 
Based on a review of the submitted natural resources inventory (NRI) plan and soils report, the 
proposed project will impact agricultural land and affect natural resources. The submitted NRI has 
not been approved. The soils report identifies 1.2 acres of land classified as “farmland of statewide 
importance” and six acres of land classified as “prime farmland”. The conceptual layout for the solar 
array identifies impacts on prime farmland and on a portion of the farmland of statewide 
importance. It is also noted that the Maryland Department of Natural Resources (DNR) layer on 
PGAtlas identifies a potential Sensitive Species Project Review Area at the southern portion of the 
property. Correspondence from DNR is required to confirm the presence or absence of rare, 
threatened, or endangered (RTE) species prior to the approval of an NRI. 
 
Location Restrictions: 
The Board does not support SES in the Chesapeake Bay Critical Area or the Mount Vernon 
Viewshed Area of Primary Concern. 
 
The application area is not located within the Chesapeake Bay Critical Area (CBCA) or within the 
Mount Vernon Viewshed Area of Primary Concern. 
 
The Board’s siting preference hierarchy is as follows, listed from most suitable to least 
suitable in descending order: 

 
1.  Locations on disturbed land such as brownfields, reclaimed surface mines, 
 abandoned rubble fills, and closed landfills. 
2.  Locations in industrial and commercial zoning districts. 
3.  Locations in residential zoning districts other than R-O-S, O-S, and R-A Zones. 

153



MRF-2022-010 Poplar Hill Solar 
Page 7 
 

7 

4.  R-O-S, O-S, and R-A Zoned properties. Proposals in these zoning districts are subject 
to the following additional guidelines: 

 
a.  The least productive agricultural soils classified as class IV through VIII (as 
 determined by USDA-NRCS Soil Survey) should be considered first if buildable. 
b.  A dual-use land-design concept should be considered to preserve productive 

farmland by: (a) continuing crop production underneath high-mounted and well-
spaced panels; or (b) maintaining and grazing livestock, or poultry underneath 
panels; or (c) Maintaining and planting an herbaceous cover with pollinator 
value. 

c.  If dual-use concepts are determined to be impractical, the Board strongly 
discourages installing SES on soils with classification of I, II, and III as determined 
by USDA-NRCS Soil Survey, as these are the most productive soils. If proposed, 
such projects would be expected to provide mitigation for the loss of productive 
soils. 

 
The location of the project is in the least suitable zone of the siting preference hierarchy, the AR 
zone (formerly R-A), and is subject to the additional guidelines referenced above. The Prince 
George’s Soil Conservation District (PGSCD) has identified the soil types of Grosstown gravelly silt 
loam (5 to10 percent) as farmland of state importance, Dodon fine sandy loam (two to five percent) 
as prime farmland, and Marr-Dodon complex (two to five percent) as prime farmland. The solar 
panels will be almost entirely situated on these soils. 
 
Consistent with 4.b.(c) above, the applicant is proposing an herbaceous cover with pollinator value 
to meet the dual-use land use concept recommendation and to offset impacts to the agricultural 
soils.  
 
Woodland Conservation 
The Board strongly discourages the clearing of woodlands for the installation of SES. In cases 
where clearing of woodlands is unavoidable, the applicant shall be required to comply with 
Subtitle 25, Division 2 of the County Code, the Woodland and Wildlife Habitat Conservation 
Ordinance. The applicant shall submit a Type 2 (II) Tree Conservation Plan that is consistent 
with all ordinance requirements. Whenever possible, all reforestation area(s) should be 
located within the impacted sub-watershed and should be designed to contribute to the 
maximum extent practical to improving the water quality of the impacted watershed. 
 
The site is subject to the Prince George’s County Woodland and Wildlife Habitat Conservation 
Ordinance (WCO) because the site is greater than 40,000 square feet in size and contains more than 
10,000 square feet of existing woodland. The applicant asserts that the project proposes no clearing 
of woodlands. Existing hedgerows and other vegetation, which do not qualify as woodland, will be 
impacted by the project. Further review will be required under a separate application to determine 
if a type 2 tree conservation plan (TCP2) is required, or if the project qualifies for an exemption 
from the WCO.   
  
Screening and Buffering 
SES should be designed to minimize visibility from roads and neighboring properties. SES 
should strive to implement landscaping and screening set forth in the Prince George’s 
County Landscape Manual.  
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For purposes of applying Table 4.7-1 of the Landscape Manual, SES will be considered a Low 
Impact use and will be reviewed in accordance with the corresponding landscape buffering 
requirements. 

 
The project is exempt from the requirements of the Prince George’s County Landscape Manual. 
However, the applicant provided a landscape plan showing proposed landscaping in accordance 
with the following sections of the manual: 

 
• Section 4.6 Buffering Development from Streets.  
• Section 4.7 Buffering Incompatible Uses.  
• Section 4.9 Sustainable Landscaping Requirements.  

 
The proposed landscaping will result in a continuous opaque visual buffer from the main house of 
Poplar Hill on His Lordship’s Kindness. The property will be fully screened using existing vegetation 
with supplemental planting. Specifically, two of the hedgerows will be retained in their entirety and 
enhanced with native shade trees and evergreen trees.  

 
Protection of Rural Character and Scenic and Historic Resource Areas 
To the maximum extent practical SES should be sited behind natural topography, existing 
vegetation, or supplemental indigenous landscaping to screen the facility from public view. 
SES facilities should be screened in accordance with the Prince George’s County Landscape 
Manual from all scenic and historic-designated roads, properties within a County-designated 
Historic District, National Register properties, historic sites, and environmental settings. The 
Board will consider the impact of SES on properties designated as historic. 
 
The subject site is adjacent to Poplar Hill on His Lordship’s Landing, a designated historic site, 
contains the Marshall’s Mill designated historic resource site, and is within a historic environmental 
setting. Woodyard Road is a designated historic road; however, the proposed solar array is set back 
approximately 1400 feet from the road. The Historic Preservation Commission reviewed the project 
at their meeting on September 20, 2022, and recommended approval with no modifications. As 
previously discussed, the historic site to the east will be adequately screened using additional 
vegetation with supplemental planting.  
 
Fencing 
Metal fencing (chain-link or equivalent), when necessary for security and public safety 
purposes, should be non-reflective and black in color to minimize visibility of the fencing 
material in the landscape. Fencing over seven feet in height is discouraged. 
 
A 7-foot-high black vinyl-coated chain link fence is proposed to enclose the solar array site. The 
fence detail is provided and is consistent with the requirements of the Solar Energy Systems (SES) 
Guidelines. 
 
Lighting 
If lighting is required, all fixtures should be energy efficient, motion-sensor, full-optic cutoff, 
and downward casting such that light does not spill onto adjacent parcels or the night sky. 
Floodlights of any type are strongly discouraged. 
 
No lighting is being proposed as part of this project. 

 

155



MRF-2022-010 Poplar Hill Solar 
Page 9 
 

9 

Vegetation Management 
For the enhancement of habitat and site pollinator value, an herbaceous cover mix selected 
from the Natural Resources Conservation Service Conservation Practice Standards for 
Conservation Cover (Code 327), Table 2: Selected List of Herbaceous Cover Mixes based on 
the specific characteristics of the site should be utilized. 
 
As previously discussed, the applicant is proposing an herbaceous cover with pollinator value to 
meet the dual-use land use concept recommendation and to offset impacts to the agricultural soils. 
The applicant proposes the installation of a pollinator mix, Fuzz & Buzz Mix-Premium-ERNMX-147, 
that will help stabilize the soil, and provide sediment and erosion control where possible. The 
applicant should provide the total area of pollinator planting, the required seedling counts, and the 
soil preparation requirements.  
 
Additionally, to promote native bird populations, it is recommended that native plant species found 
to foster caterpillar propagation be planted on-site. Localized plant species can be identified using 
the National Wildlife Federation tool “Native Plant Finder” 
(https://www.nwf.org/NativePlantFinder/Plants).  

 
2. CONSISTENCY WITH APPROVED PLANS 

This application is consistent with the 2014 Plan Prince George's 2035 General Plan (Plan 2035), 
which designates this application in the Established Communities policy area. Plan 2035 describes 
Established Communities as areas appropriate for context-sensitive infill and low-to-medium-
density development. Plan 2035 also recommends maintaining and enhancing existing public 
services, facilities, and infrastructure in these areas to ensure that the needs of existing residents 
are met. 
 
This application is in conformance with the 2013 Approved Subregion 5 Master Plan, which 
recommends residential low land uses on the subject property. Additionally, it is a strategy of the 
master plan to “encourage the use of clean energy sources such as solar and wind power” (page. 
35). 
 

3. CONSISTENCY WITH DEVELOPMENT/REGULATORY STANDARDS 
Site Design 
The solar site will be accessed from MD 223 by a proposed 12-foot-wide gravel driveway that 
extends from the existing 10-foot-wide driveway to the area where the solar array is proposed.  
 
Landscaping  
See SES Guidelines section. 
 
Fencing 
See SES Guidelines section. 
 
Tree Canopy Coverage (TCC) 
The subject property is in the AR zone and is exempt from the tree canopy coverage (TCC) 
requirements in accordance with Section 25-128(b) of the Tree Canopy Coverage Ordinance. The 
applicant does provide a tree canopy coverage schedule that demonstrates that a total of 56 acres 
of tree canopy coverage is provided through existing and proposed trees. This equates to 
approximately 45 percent of the gross tract area. 
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4. ENVIRONMENTAL ASSESSMENT  

 Green Infrastructure Plan 
 According to the Countywide Green Infrastructure Plan of the 2017 Approved Prince George’s 

County Resource Conservation Plan, the site contains Evaluation and Regulated Areas within the 
designated network of the plan. The Evaluation Areas are in the wooded areas of the site, and the 
Regulated Areas are located along the on-site stream system. The site plan shows solar panels in 
some Evaluation Areas. There appears to be no development proposed within any Regulated Areas.  

 
 Existing Conditions/Natural Resources Inventory (NRI) 

The applicant submitted an unapproved NRI plan for the site. The NRI plan indicates that the site 
contains approximately 55.80 acres of woodland, several hedgerows, and regulated environmental 
features consisting of wetlands, streams, and a 100-year floodplain. No unsafe soils containing 
Marlboro Clay or Christiana Complexes exist on-site. The NRI identifies 21 specimen trees in good 
to poor condition.  

  
Tier II Catchment and Total Maximum Daily Load (TMDL)  
This site is within the Piscataway Creek watershed and identified in PGAtlas as being within a Tier 
II Catchment Area. The Prince George’s Soils Conservation District (PGSCD) reserves the right to 
limit impacts to the Tier II buffer at the time of review of the erosion and sediment control plan, 
which could affect the development envelope. The Tier II/Total Maximum Daily Load (TMDL) 
buffer will be required to be shown on the approved NRI.  
 
Woodland Conservation 
See SES Guidelines section. 
 
Specimen Trees 
If a TCP2 application is required, a variance from Section 25-122(b)(1)(G) will be required for the 
proposed removal of any specimen trees identified through an approved NRI. If a TCP2 is not 
required for this application, specimen trees should be preserved to the extent practicable.  

 
 Soils 

See SES Guidelines section. 
 

Noise and Vibration   
During construction and post-construction, the Maryland noise pollution standards referenced in 
COMAR 26.02.03 for residential zoning designations should not be exceeded at the property line, or 
noise mitigation may be appropriate.  
 
Stormwater Management 
Stormwater management (SWM) on-site will be subject to review and approval by the Department 
of Permitting, Inspections and Enforcement (DPIE). As required by DPIE, full environmental site 
design (ESD) treatment must be provided for all new impervious areas, as well as 50 percent for all 
existing impervious areas.  
 
Impacts to Regulated Environmental Features 
The unapproved NRI shows the proposed limits of disturbance (LOD) within the primary 
management area (PMA) along the site’s access road.  
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This impact terminates within the PMA and is not identified. Impacts to the PMA for solar projects 
are not supported, unless for site access or stormwater outfall structures.  
 

5. TRANSPORTATION ASSESSMENT 
 Master Plan Conformance 
 MD 223 (Woodyard Road) is identified in the 2009 Approved Countywide Master Plan of 

Transportation (MPOT) as an arterial roadway. There are no structures planned within the right-of-
way along Woodyard Road and the applicant is not proposing any roadway improvements within 
the right-of-way as part of this application. The MPOT also recommends a side-path along 
Woodyard Road.  
 
Site Access and Circulation 
The proposed site will have vehicular access via the existing private driveway from Woodyard 
Road. A new 12-foot access road from the private road will be constructed as part of this project. 
The extended access road will have gated access to the solar array. Two fire equipment turnaround 
areas are provided, and in these areas, the access road is widened to 16 feet to allow for the 
required turning distance. A 10-foot fire break is proposed along the perimeter of the solar panels 
that will provide vehicular circulation for any maintenance that may be required. The applicant 
should consult with the fire department to ensure that the material for the access road is suitable 
for fire vehicles. No public roads will be constructed as part of the project.  
 

 No parking is provided with this application as this will be an unmanned facility. Access will only be 
necessary for the maintenance of the solar panels and mowing. Staff does not recommend 
additional bicycle and pedestrian improvements at this time.  

 
6. HISTORIC PRESERVATION/ARCHEOLOGY  

The adjacent lot (Parcel 6) to the west contains the main house and outbuildings of the historic site, 
Poplar Hill on His Lordship’s Kindness (Historic Site 81A-001). The subject property is within the  
environmental setting of this historic site. Also included within the environmental setting at the  
north portion of the property is the Marshall’s Mill site, a designated historic resource. The 
Marshall’s Mill Site is the location of a grist mill that operated near the head of Piscataway Creek. No 
structures associated with the mill have been extant since the resource was first documented by the 
Maryland-National Capital Park and Planning Commission in1974. The solar installation is 
proposed east of the historic main house. The Historic Preservation Commission (HPC) reviewed 
the project on September 20, 2022, and recommended approval.   
 
A Phase I archeology survey was conducted on the site in July 2022 with no archeological sites 
delineated. Historic Preservation staff concurs that the installation of the solar panels on the subject 
site will not impact any significant archeological resources. Staff also concurs that no further 
archeological investigations are necessary within the area to be impacted by the installation of the 
solar arrays. 
 

7. EXISTING PUBLIC FACILITIES 
According to the 2008 Approved Public Safety Facilities Master Plan, the subject property is served 
by Police District V, located at 6707 Groveton Drive in Clinton, MD. The closest Fire/EMS Station is 
the Clinton Volunteer Fire/EMS Co. 825, located at 9025 Woodyard Road in Clinton, MD.  
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The Prince George’s County Fire/EMS Department representative, James V. Reilly, stated in writing 
(via email) that as of September 19, 2022, “the subject project fails the 4-minute travel time test 
from the Clinton station”. Mitigation is included in the project recommendations.  
 
The 2018 Water and Sewer Plan places this property in Water & Sewer Category 4. Category 4 
comprises “properties inside the envelope eligible for public water and sewer for which the 
subdivision process is required.” 

 
8. PERMITTING AGENCIES  

The mandatory referral review process does not exempt any project from meeting other required 
reviews. The subject application may require final approvals from the following agencies as 
outlined below before the project can be implemented: 
 
1. Prince George’s County Planning Department:  

• Natural Resources Inventory (NRI) Plan or Equivalency Letter 
• Type 2 Tree Conservation Plan (TCP2) or WCO Exemption 

2.  Prince George’s County, Soil Conservation District (PGSCD):  
• Sediment and Erosion Control Approval  

3. Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE): 
• Floodplain Delineation Approval 
• Final Stormwater Management Plan  
• Building Permit, Electrical Permit, Fence Permit 
•  Commercial Solar Permit 

4.  Prince George’s County Historic Preservation Commission (HPC): 
• Historic Area Work Permit 

5. Maryland Department of the Environment (MDE): 
• National Pollutant Discharge Elimination System (NPDES) Permit 

  
STAFF RECOMMENDATIONS:  
The Planning Department’s review of the subject application resulted in the recommendations outlined 
below: 

 
1. During the construction phase, the applicant should adhere to the State of Maryland Regulations 

regarding particulate matter pollution and noise. 
 

2. Prior to issuance of a use and occupancy permit, the applicant and the applicant’s heirs, successors, 
and/or assignees should contact the Prince George’s County Fire/EMS Department to request a pre-
incident emergency plan for the facility and ensure that material for the access road is suitable for 
fire vehicles. 

 
3. A Historic Area Work Permit (HAWP) is required prior to obtaining any Prince George’s County 

building or grading permits. 
 

4. The dual-use land use concept of planting an herbaceous cover with pollinator value should be 
implemented as stated in the submitted project description. 
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Staff Recommendations: Approve Recommendations
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Council District: 09
Planning Area: 81AGENERAL LOCATION MAP

161



Case: MRF-2022-010

Item: #5 11/10/2022 Slide 3 of 13

SITE VICINITY MAP

162



Case: MRF-2022-010

Property Zone: AR

Item: #5 11/10/2022 Slide 4 of 13

ZONING MAP
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ZONING MAP
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ENVIRONMENTAL FEATURES MAP
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MASTER PLAN RIGHT-OF-WAY MAP
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• 12-acre portion of a 123-acre parcel.
• 2-megawatt (MW) solar array consisting of approximately

(6,240) 450-watt solar panels.
• Approximately 1,000 pile-driven steel I-beams.
• Galvanized steel or aluminum racking system.
• Single-axis trackers.
• Vinyl-coated black chain link security fence wire for security, no more than

7-foot in total height, surrounding the array perimeter.
• Gravel access road.
• Metal security gates at array location.

SITE FEATURES
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PLANNING DEPARTMENT:
A notice was mailed to adjoining, confronting, and abutting property owners, and 
area civic associations.

APPLICANT'S COORDINATION WITH STAKEHOLDERS:
The applicant hosted an open house on September 14, 2022, to present an 
overview of the project to the community. 

COMMUNITY OUTREACH & PUBLIC ENGAGEMENT 
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The following permits are required for the Poplar Hill Solar Array:

1. Prince George’s County Planning Department: 
• Natural Resources Inventory (NRI) Plan or Equivalency Letter
• Type 2 Tree Conservation Plan or WCO Exemption

2. Prince George’s County, Soil Conservation District (PGSCD): 
• Sediment and Erosion Control Approval

3. Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE):
• Floodplain Delineation Approval
• Final Stormwater Management Plan Permit
• Building Permit, Electrical Permit, Fence Permit, Commercial Solar Permit

4. Prince George’s County Historic Preservation Commission (HPC):
• Historic Area Work Permit

5. Maryland Department of the Environment (MDE):
• National Pollutant Discharge Elimination System (NPDES) Permit

PERMITTING AGENCIES
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SITE PLAN
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The Planning Department staff’s review of the proposed application resulted in the
following recommendations:

1. During construction, the applicant should adhere to the State of Maryland Regulations regarding 
particulate matter pollution and noise.

2. Prior to issuance of a use and occupancy permit, the applicant and the applicant’s heirs, successors, 
and/or assignees should contact the Prince George’s County Fire/EMS Department to request a pre-
incident emergency plan for the facility and ensure that material for the access road is suitable for fire 
vehicles.

3. A Historic Area Work Permit (HAWP) is required prior to obtaining any Prince George’s County building 
or grading permits.

4. The dual-use land use concept of planting an herbaceous cover with pollinator value will be implemented 
as stated in the submitted project description.

STAFF RECOMMENDATIONS
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September 22, 2022 

MEMORANDUM 

TO: Tineya Walker, Special Projects Section, Countywide Planning Division 

VIA: Thomas Gross, Acting Supervisor, Historic Preservation Section, Countywide 
Planning Division TWG 
Tyler Smith, Historic Preservation Section, Countywide Planning Division TAS 
Jennifer Stabler, Ph.D., Historic Preservation Section, Countywide Planning Division  
JAS 
Amelia Chisholm, Historic Preservation Section, Countywide Planning Division AGC 

FROM: Prince George’s County Historic Preservation Commission 

SUBJECT: MRF-2022-010 Poplar Hill Solar 

The Prince George’s County Historic Preservation Commission (HPC) reviewed the subject application 
at its September 20, 2022, public meeting. The HPC voted 7-0 to forward the following findings, 
conclusions, and recommendations to the Planning Board for its consideration.  

Background 

Trajectory Energy Partners and Aspen Power Partners submitted materials for the installation of a 
solar project on approximately 12 acres within the Environmental Setting of Poplar Hill on His 
Lordship’s Kindness (Historic Site 81A-001). The submittal was accepted by the Planning 
Department on September 12, 2022. The Mandatory Referral was reviewed by the Historic 
Preservation Commission at its public meeting on September 20, 2022. 

Built from 1784–1786, Poplar Hill on His Lordship’s Kindness (81A-001) is a five-part Georgian 
brick mansion with hip roof, hyphens, and wings; the walls are laid in Flemish bond, and the 
interior exhibits Federal decorative detail. The mansion was built by Robert Darnall on a tract 
known as His Lordship’s Kindness. In one wing of the house is a private Catholic chapel, and there is 
a family cemetery on the grounds. A smokehouse, washhouse and aviary are among the historic 
outbuildings. A portion of the Historic Site is protected by an easement held by the Maryland 
Historical Trust (MHT). The property was listed as a National Historic Landmark in 1970. 

Also included within the Environmental Setting at the north end of the property is the Marshall’s 
Mill Site Historic Resource. The Marshall’s Mill Site is the location of a grist mill that operated near 
the head of Piscataway Creek. No structures associated with the mill have been extant since the 
resource was first documented by the Maryland-National Capital Park and Planning Commission in 
1974. The mill race, which was dry at the time of the most recent on-site survey in 2008, is still 
distinguishable from the surrounding landscape, but is overgrown with mature trees and 
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vegetation. The bed of the millrace is approximately fifteen feet wide and five feet deep, with large 
stones (not mill stones) scattered throughout the streambed. 
 
Findings 
 
Poplar Hill Solar is a proposed 2 MW AC solar farm on land located at 7606 Woodyard Road. The 
subject property (Parcel 236) is a 123.03-acre parcel that is owned by the John M. & Sara R. Walton 
Foundation, Inc. The foundation also owns the adjacent lot (Parcel 6), which contains the main 
house and outbuildings of Poplar Hill on His Lordship’s Kindness, Historic Site 81A-001. The 
Environmental Setting of the Historic Site includes both Parcel 236 and Parcel 6. 
 
The installation is proposed east of the historic main house and will consist of approximately 6,240 
panels. The location of the installation was selected in part because of the existing tree cover that 
screens the project area from occupied dwellings and the main house and outbuildings of the 
Historic Site. Monocrystalline solar panels will be mounted to a single axis tracking system that 
follows the sun from east to west. The trackers are mounted to driven steel or aluminum posts and 
will reach a maximum height of approximately 8 to 10 feet at maximum tilt, depending on site 
topography. The perimeter of the installation will be secured by a black chain link security fence, no 
more than 7 feet in total height. The installation will be accessed by a gravel drive with a metal 
security gate. The installation will be unmanned, and only occasional maintenance vehicles will 
require access. The estimated useful installation lifetime is 25-35 years or more. 
 
Archeology 
 
A Phase I archeology survey was conducted on the subject property in July 2022 within two roughly 
500-foot by 500-foot grid squares, in areas marked by the applicant’s engineers. Shovel test pits 
(STPs) were excavated at a 50-foot interval along transects placed 50 feet apart. The landscape had 
been reshaped and terraced by the current owner of the property sometime in the 1950s or 1960s. 
Soils encountered in excavation of the STPs contained highly compacted, dense gravels indicating 
considerable soil loss. Several units in the south grid and in the western portions of the north grid 
encountered moderately deep soils with gravel. The easternmost paddock in the north grid and the 
eastern portion of the paddock immediately to its west appeared to retain intact soils, all sandy 
loams. These soils appear to have been redeposited in earlier periods of occupation of the site. The 
only artifacts identified in the survey area consisted of small pieces of brick and a possible 
shattered quartz flake recovered from beneath the sod and lying directly on gravel pavement. No 
archeological sites were delineated. 
 
Due to the lack of intact cultural features, artifacts, and soil layers, no further work was 
recommended by the applicant’s archeology consultant. Historic Preservation staff concurs that the 
installation of the solar panels on the subject site will not impact any significant archeological 
resources. Staff also concurs that no further archeological investigations are necessary within the 
area to be impacted by installation of the solar arrays. 
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Conclusions 
 
The applicant should understand that regardless of the outcome of the Mandatory Referral review 
process, the ultimate character of the proposed solar installation will be determined through the 
review and approval of a Historic Area Work Permit by the HPC. This review will include, but not be 
limited to, the solar array, perimeter fence, access road, and landscape modifications (including tree 
planting).  
 
The applicant has prioritized minimizing the impact to the Historic Site by developing a landscape 
plan that screens the view of the solar installation from the historic mansion and its immediate 
landscape. The installation is located outside of the MHT historic preservation easement on the 
6.26-acre parcel (Parcel 6); specifically, it is located an average of 570 feet from the mansion and a 
minimum of 200 feet from the border of Parcel 6.  
 
The applicant performed a glare analysis using ForgeSolar software to assess the possible effects of 
reflectivity created by the installation. The results of the analysis did not reveal any glare impacts at 
the observation points located in front of the historic mansion. The height of the panels is lower 
than eye level at the mansion due to the change in topography. Further, the proposed landscape 
plan (in conjunction with the existing vegetation on the property between the mansion and the 
installation) will provide additional screening tall enough to block potential reflection coming from 
the installation.   
 
While the Landscape Manual bufferyard requirements do not apply in this scenario because the 
installation is within the Environmental Setting of the Historic Site, the analysis and proposed 
landscape buffer is appropriate and adequate. Views from the main house of Poplar Hill on His 
Lordship’s Kindness will be fully screened using existing vegetation with supplemental proposed 
planting. Specifically, two (2) existing hedgerows will be retained in their entirety:   
 

1) Along the existing drive, on the subject property side, varying from 20 to 40 feet 
wide; and 

 
2) Approximately 60 feet east of the property line, varying from 50 to 100 feet wide.   

 
Where there are gaps, proposed planting will result in a continuous, opaque visual buffer:  
 

1) Two largest areas: filled with groupings of native shade trees that mimic the 
volunteer history of vegetation bolstered on the installation side by a double row of 
wide evergreen trees that branch to the ground (Ilex opaca); and  

 
2) Two small, localized gaps: filled with overlapping evergreen trees that branch to the 

ground (Ilex opaca) – which will be field located to assure successful screening.  
 
The income from the solar lease will support the John M. and Sarah R. Walton Foundation’s mission 
of preserving the historic mansion and outbuildings of Poplar Hill on His Lordship’s Kindness. The 
applicant states that Foundation President John M. Walton, Jr. fully supports the project. 
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Recommendation 
 
The HPC recommends approval of MRF-2022-010, Poplar Hill Solar, as submitted. After the 
Planning Board has completed its review of the Mandatory Referral application, the applicant may 
submit the required Historic Area Work Permit (HAWP) application to the HPC to approve any 
work within the Environmental Setting of Poplar Hill on His Lordship’s Kindness (81A-001) before 
obtaining any required Prince George’s County building or grading permits. 

177



1 

 

 
 

 

301-952-3530            
 
 

September 26, 2022 
 

MEMORANDUM 
 
 
TO:  Tineya Walker, Planning Technician III, Special Projects Section, Countywide 

Planning 
	  
VIA:  Henry Zhang, Planner IV, Urban Design Section	
 
FROM:			 Mridula Gupta, Planner III, Subdivision Section		
 
SUBJECT:		 Mandatory	Referral	MRF‐2022‐010		

Poplar	Hill	Community	Solar	
 
The Urban Design Section has reviewed the package accepted on September 12, 2022, submitted in 
support of  MRF-2022-010 for the installation of a solar array located at 7606 Woodyard Road in 
Clinton, Maryland. The site consists of Parcel 236 as depicted on Tax Map 108 in Grids E3, E4, D3, 
and D4, and Tax Map 117 in Grid E1. The property is currently used for agriculture, and is also 
developed with a single-family detached residence and several farm structures. The approximately 
25-acre solar array site is proposed in the middle of the 123.03-acre larger property located within 
the Agricultural-Residential (AR) and Military Installation Overlay (MIO) Zones, to the south of the 
intersection of MD 223 (Woodyard Road) and Rosaryville Road. The site is bounded by MD 223 to 
the northwest, by single-family detached homes and a church in the AR Zone to the east, by County-
owned open space in the Rural Residential (RR) and Reserved Open Space (ROS) Zones to the south 
and southeast, a cemetery in the Agricultural and Preservation (AG) Zone and single-family 
detached homes in the AR and RR Zones to the west.  
 
The applicant is proposing a 2,000 kW AC (Kilowatt Alternating Current) photovoltaic solar array 
on the subject property and is intended for continuous use without the need of permanent on-site 
personnel. The site will remain owned and operated privately and the electricity generated will be 
marketed to Potomac Electric Power Company (PEPCO) ratepayers.  
 
The subject property shares its access drive with a historic site which adjoins the property to the 
west and is known as His Lordship’s Kindness/Poplar Hill and Cemetery. The subject property itself 
is identified as a historic resource,Marshall’s Mill Site (ID 81A-002).  
 
Siting	Preferences	
The solar site is accessed from MD 223 by a proposed 12-foot-wide gravel driveway that extends 
from the existing 10-foot-wide driveway to the area where the solar array is proposed.  A site 
layout was included with the application showing the solar field, and details of the solar panel 
racking and the seven-foot-high chainlink security fence.  
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The subject site is located in the AR Zone. In accordance with the Prince	George’s	County	Solar	
Energy	Systems	(SES)	Guidelines, the solar array proposals in this zone are subject to additional 
guidelines, including locating on the least productive soils and utilizing dual-use land-design 
concept to preserve productive farmland . The applicant should avoid locating the solar panels on 
prime agricultural land as determined by the soil survey. The applicant has proposed a low-growth 
pollinator seed mix underneath the panels. Thus, the herbaceous ground cover with pollinator 
value will ensure a dual-use land-design concept to preserve productive farmland.  
 
Landscaping		
The project is exempt from the requirements of the Prince	George’s	County	Landscape	Manual. 
However, the applicant provides landscaping in accordance with the requirements of the Landscape	
Manual, specifically with reference to Section 4.6 Buffering Development from Streets, Section 4.7 
Buffering Incompatible Uses, and Section 4.9 Sustainable Landscaping Requirements. It is noted 
that the proposed solar array occupies a portion of the larger site that is leased; but not legally 
subdivided. The proposed landscaping is acceptable and the discussion below is for informational 
purposes only. 
 
The section of MD 223 (Woodyard Road) fronting the property is a designated historic road. 
Approximately 500 linear feet of the property’s frontage on this special road is wooded with mostly 
mature trees and/or understory plantings that block and diffuse views, and the remaining 970 +/- 
linear feet of property’s frontage along MD 223 is mostly open, with low grasses, shrubs, and lawn. 
In accordance with Section 4.6(c)(2)(A)(III), a minimum 40-foot-wide buffer should be provided 
along the first 500 +/- linear feet, and this is achieved by preserving existing trees and understory 
plantings. Further, a minimum 25-foot-wide buffer is required adjacent to the remaining 970 +/- 
length of MD 223 which should mimic the existing character. The Landscape Plan claims credit of 
existing hedgerow and wooded vegetation located between 165 to 500 feet from the front property 
line. The natural resources inventory (NRI) report describes the presence of some invasive and 
non-native species such as Tree of Heaven, Multifora Rose, and Japanese Honeysuckle within the 
hedgerows. While this buffer is not located closest to the location of solar panels, it may satisfy the 
intent of the Landscape Manual to conserve and enhance the special roadway with regard to the 
natural and/or cultural features of the surrounding area, if the hedgerows are cleared of invasive 
species. 
 
Along the east, south, and northwest property lines abutting single-family detached and open space 
uses, the landscape plans should show a Type C bufferyard in accordance with Section 4.7, with a 
minimum 30-foot-wide landscaped yard and 120 plant units per 100 linear feet of the property line. 
This buffering requirement is amply provided by existing forested wetland and floodplain areas 
along most of this perimeter. There is however one section along the western property line, 180 +/- 
linear feet, which are insufficient in the required plant material within this bufferyard. In addition, 
the existing 10-foot-wide driveway, which is proposed to be extended to service the solar panels, is 
located within this 30-foot-wide bufferyard, for a length of approximately 840 linear feet. While 
there are several specimen trees identified along this length of bufferyard, the applicant is 
encouraged to strengthen the existing vegetation with planting of evergreen trees or shrubs to 
provide visual buffer from the adjoining single-family residences. 
 
Along the southeast and western property lines abutting the church and cemetery uses, the 
landscape plans should show a Type A bufferyard in accordance with Section 4.7 with a minimum 
10-foot-wide landscaped yard and 40 plant units per 100 linear feet of the property line. This buffer 
is achieved by taking credit for preserving existing trees and understory plantings along these 
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property lines. The NRI report records the notable vine growth and Multiflora Rose in the outer 
edges of the wooded stands. The bufferyards should be cleared of invasive species and replanted 
with native species, if it is needed. 
 
Along the western property boundary abutting the designated historic site, a Type E buffer is 
required along the entire shared property line in accordance with Section 4.7, with a minimum 50-
foot-wide landscaped yard and 180 plant units per 100 linear feet of the property line. The 
Landscape Plan proposes to maintain existing hedgerows and plant new vegetation, including 
noninvasive shade trees and closely-spaced evergreen trees for screeing between the solar panel 
installation and the historic site. However, there are several sections of the bufferyard that are not 
fully vegetated. In addition, there exists a large area of pavement serving as access to several 
accessory structures located between the historic site and the subject property. The applicant is 
encouraged to plant the bufferyard with a minimum 180 plant units per 100 linear feet of the 
bufferyard. 
 
All shade and evergreen trees in the proposed plant list are native, thus conforming to Section 4.9 
Sustainable Landscaping Requirements. Native species including grasses and/or an herbaceous 
seed mix are proposed to be installed on disturbed areas, and surrounding solar arrays to enhance 
the habitat and provide increased pollinator values. 
 
Fencing		
A 7-foot-high black vinyl-coated chainlink fence is proposed to enclose the solar array site. The 
fence detail is provided and is consistent with the requirements of SES Guidelines.  
 
Lighting	
No permanent lighting is proposed to be installed at the solar array site. 
	
Tree	Canopy	Coverage	
The subject property is in the AR Zone that is exempt from the tree canopy coverage (TCC) 
requirements in accordance with Section 25-128(b) of the Tree Canopy Coverage Ordinance. 
However, the applicant does provide a tree canopy coverage schedule, which demonstrates that a 
total of 56 acres of tree canopy coverage is provided through existing and the proposed trees, which 
equate to approximately 45 percent of the total gross tract area.	
	
Conclusion		
The Urban Design Section has no objections to the approval of MRF-2022-010 for Poplar Hill 
Community Solar Project. 
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September 26, 2022 

 

MEMORANDUM 

TO:  Tineya Walker, Principal Planning Technician, Special Projects Section 
  Countywide Planning Division 

VIA: David A. Green, MBA, Planner IV, Long Range Planning Section 
Community Planning Division 

 
FROM:   Daniel Sams, Planner III, Neighborhood Revitalization Section 
  Community Planning Division 

SUBJECT:      MRF-2022-010 Poplar Hill Solar LLC 

 

FINDINGS 

General Plan:   

This application is consistent with the 2014 Plan Prince George’s 2035 Approved General Plan which 
designates this application in the Established Communities. 

Master Plan:   

This application conforms with the land use recommendations for the 2013 Approved Subregion 5 
Master Plan. 

 

BACKGROUND 

Location:  7606 Woodyard Road, Clinton, MD 20735 

Size:   126 Acres (25-acre project site) 

Existing Use:  Vacant  

Proposal:  Solar energy facility 

 

 

Prince George’s County Planning Department 
Community Planning Division 301-952-3972 
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GENERAL PLAN, MASTER PLAN AND SMA 

General Plan: The subject property is in the Established Communities. Plan 2035 classifies existing 
residential neighborhoods and commercial areas served by public water and sewer outside of the 
Regional Transit Districts and Local Centers, as Established Communities. Established communities 
are most appropriate for context-sensitive infill and low- to medium-density development. Plan 
2035 recommends maintaining and enhancing existing public services (police and fire/EMS), 
facilities (such as libraries, schools, parks, and open space), and infrastructure in these areas (such 
as sidewalks) to ensure that the needs of existing residents are met (p. 20). 

Master Plan:  

The 2013 Approved Subregion 5 Master Plan recommends Residential Low land uses on the subject 
property. 

Planning Area: 81A 

Community: Clinton & Vicinity 

Aviation/MIOZ:  Pursuant to Section 27-548.5(e)(2)(D) Maximum Height Requirements, this 
application is located within the Conical Surface (20:1) – Left Runway; Area Label: E. of the Military 
Installation Overlay Zone (MIOZ). The applicant must demonstrate compliance with the maximum 
height requirements for proposed structures on the subject site.  

SMA/Zoning: The 2013 Approved Subregion 5 Sectional Map Amendment maintained the property 
in the R-A (Residential-Agricultural) Zone. 

 

PLANNING COMMENTS: None. 
 
cc: Long Range Notebook 
      Frederick Stachura, J.D., Neighborhood Revitalization Section Community Planning Division 
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  Countywide Planning Division 
  Environmental Planning Section    301-952-3650 

 
September 28, 2022 

 
MEMORANDUM 
 

TO:  Tineya Walker, Planning Technician III, Special Projects Section, CWPD 

 

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

 

FROM:  Alexander Kirchhof, Planner I, Environmental Planning Section, CWPD AK 

  

SUBJECT: MRF-2022-010 Poplar Hill Solar, LLC 

 

The Environmental Planning Section (EPS) has completed its review of MRF-2022-010 for the 

construction of a community solar facility, located at 7606 Woodyard Road in Clinton.  

 

BACKGROUND 

The proposed use is for the development of a community solar facility and access road. The EPS has 

not previously reviewed this site as part of any development review application. 

 

According to PGAtlas.com, the 126.03-acre property, known as Parcel 236, is currently in the 

Agricultural Residential (AR) Zone. The majority of this site is in agricultural use with woodlands 

concentrated along much of the site’s boundary. Plan Prince George’s 2035 Approved General Plan 

(2014) placed the property in the Established Communities Growth Policy area and recommends 

Residential Low as the future land use. The site has frontage on Woodyard Road to the northwest 

and Rosaryville Road to the northeast. The frontage along Woodyard Road is designated as a 

historic road and is classified as an arterial road. Rosaryville Road is not classified as historic and is 

classified as a collector road. A historic site, identified as Marshall’s Mill Site (#81A-002), is located 

along the northern portion of the site with an associated historic site of environmental setting 

covering the entire property. To the west on Parcel 6 is an additional historic site known as His 

Lordships Kindness/Poplar Hill and Cemetery (#81A-001); an associated historic site of 

environmental setting is mapped along the entire parcel.  

 

The EPS provided written comments at a pre-acceptance meeting on September 6, 2022. At that 

time, the EPS staff requested further information prior to acceptance of this application including: 

 
1)  A revised draft Natural Resource Inventory (NRI) Plan to show the environmental features 

on-site for evaluation. 
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2)  A stand-alone draft type 2 tree conservation plan (TCP2) to evaluate the impacts of the 
proposed development. 

 
Out of these two requested items, only the revised draft NRI plan was received on September 12, 

2022. Comments dated September 26, 2022, from the Prince George’s Soil Conservation District 

(PGSCD), and an updated soils report were received by EPS on September 27, 2022. 

 

COMPLIANCE WITH SOLAR ENERGY PROGRAM GUIDELINES FOR MANDATORY REFERRAL  

 

The application is subject to the “Prince George’s County Solar Energy Systems Guidelines for 

Mandatory Referral Cases” contained in the Adopted Uniform Standards for Mandatory Referral 

Review, adopted by the Planning Board on April 18, 2018. The guidelines apply to Solar Energy 

Systems (SES) that are reviewed under the Prince George’s County Planning Board’s (the “Board”) 

Mandatory Referral (MR) process and that require approval from the Maryland Public Service 

Commission (PSC), or any other public body subject to the Board’s MR process. The Board expects 

applicants to demonstrate that their proposals comply with these guidelines.  

The guidelines are designed to provide consistent parameters for the Board to review all SES 

located in the County that require approval from the PSC or any other public body. These guidelines 

provide a framework for review of SES and analysis of the project’s conformance with the County’s 

comprehensive land use plans. The Board invites the PSC and other public agencies to give “due 

consideration” to these guidelines and to the Board’s specific MR comments for each SES, as 

required by §7-207(e) of the Public Utilities Article. Review in accordance with these guidelines 

occurs during the MR Process.  

 

The guidelines are provided in bold font and comments are provided in regular font.  
 
Siting Preferences:  
Site selection and placement on the site are important considerations for SES projects. The 
Board strongly discourages locations that result in significant loss of prime agricultural land, 
affect cultural and natural resources, or impact significant scenic viewsheds. 
 
The proposed project intends to use existing agricultural land areas to install solar panels. The 
applicant proposes an access road and security fence along the perimeter of the panels. Based on 
staff’s review of the unapproved NRI plan and the soils report, as prepared by the PGSCD, the 
proposed project will impact agricultural land and affect natural resources. Productive agricultural 
soils on site include CrC/class 3, CwC/class 3, CwD/class 4, DfB/class 2, GgC/class 3 and MnB/class 
2. The report provided by the PGSCD identifies 1.2 acres classified as farmland of statewide 
importance and 6 acres classified as prime farmland. The conceptual layout for the solar field 
proposes to impact prime farmland (MnB) and a portion of the farmland of statewide importance 
(GgC). It is also noted the Maryland Department of Natural Resources (DNR) layer on PGAtlas 
identifies a potential Sensitive Species Review area at the southernmost end of the property. 
Correspondence from DNR is required to confirm the presence or absence of rare, threatened, or 
endangered species on-site, prior to TCP2 approval. The entire project will directly impact the 
existing historic site of environmental setting associated with Marshall’s Mill Site (#81A-002). 
These impacts will be evaluated by the Historic Preservation Section and the Urban Design Section 
in more detail.  
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Location Restrictions: 
The Board does not support SES in the Chesapeake Bay Critical Area or the Mount Vernon 
Viewshed Area of Primary Concern.  
 
The application area is not located in the Chesapeake Bay Critical Area (CBCA) or within the Mount 
Vernon Viewshed Area of Primary Concern. 
 
The Board’s siting preference hierarchy is as follows, listed from most suitable to least 
suitable in descending order:  
 
1. Locations on disturbed land such as brownfields, reclaimed surface mines, 

abandoned rubble fills, and closed landfills.  
 
2.  Locations in industrial and commercial zoning districts.  
 
3.  Locations in residential zoning districts other than R-O-S, O-S, and R-A zones.  
 
4.  R-O-S, O-S, and R-A zoned properties. Proposals in these zoning districts are subject 

to the following additional guidelines:  
 
a.  The least productive agricultural soils classified as class IV through VIII (as 

determined by USDA-NRCS Soil Survey) should be considered first if buildable.  
 
b.  A dual-use land-design concept should be considered to preserve productive 

farmland by: (a) continuing crop production underneath high-mounted and 
well-spaced panels; or (b) maintaining and grazing livestock, or poultry 
underneath panels; or (c) Maintaining and planting an herbaceous cover with 
pollinator value.   

 
c.  If dual-use concepts are determined to be impractical, the Board strongly 

discourages installing SES on soils with classification of I, II, and III as 
determined by USDA-NRCS Soil Survey, as these are the most productive soils. 
If proposed, such projects would be expected to provide mitigation for the loss 
of productive soils. 

 
Item 1:  The Poplar Hill site does not contain any former areas identified as landfills, surface 

mines, or brownfield locations. 

 

Items 2, 3, and 4: The site is an existing agricultural area, which is not an industrial or 

commercial use property. The site is zoned AR (Agricultural-Residential) under the current 

zoning ordinance, which is comparable with the R-A (Residential Agricultural) zone under 

the prior ordinance. The AR Zone permits large-lot one-family detached residential 

subdivisions, while encouraging the retention of agriculture as a primary land use. This 

zone is ranked the least suitable according to the Board’s siting preference hierarchy 

[priority 4 (four)], and is subject to the additional guidelines as covered above. The soils 

that exist on-site are farmland of statewide importance and prime farmland, including 

CrC/class 3, CwC/class 3, CwD/class 4, DfB/class 2, GgC/class 3 and MnB/class 2.  
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In a meeting with the applicant on September 6, 2022, reliance on herbaceous cover with 

pollinator value was proposed to meet the dual use recommendation to off-set solar panel 

installation on both farmland of statewide importance and prime agricultural soils. The 

landscape plan set indicates a pollinator mix (Fuzz & Buzz Mi- Premium – ERNMX-147), 

which is comprised of a variety of pollinator plant species. A dual-use concept plan was not 

submitted for review and will be needed to visualize implementation. Without 

implementation of a dual-use concept, the hierarchy for site suitability cannot be met in 

accordance with the above guidelines.  

 

Woodland Conservation  

 

The Board strongly discourages the clearing of woodlands for the installation of SES. In cases 

where clearing of woodlands is unavoidable, the applicant shall be required to comply with 

Subtitle 25, Division 2 of the County Code, the Woodland and Wildlife Habitat Conservation 

Ordinance. The applicant shall submit a Type 2 (II) Tree Conservation Plan that is consistent 

with all ordinance requirements. Whenever possible, all reforestation area(s) should be 

located within the impacted sub-watershed and should be designed to contribute to the 

maximum extent practical to improving the water quality of the impacted watershed. 

 
The site is subject to the Prince George’s County Woodland and Wildlife Habitat Conservation 

Ordinance (WCO) because the site is greater than 40,000 square feet in size and contains more than 

10,000 square feet of existing woodland. Based upon the statement of justification and information 

provided on the plans, it is unclear if clearing of woodlands is proposed with this application. 

Further review will be required under a separate application.   

 

Screening and Buffering  
 

SES should be designed to minimize visibility from roads and neighboring properties. SES 
should strive to implement landscaping and screening set forth in the Prince George’s 
County Landscape Manual. For purposes of applying Table 4.7-1 of the Landscape Manual, 
SES will be considered a Low Impact use and will be reviewed in accordance with the 
corresponding landscape buffering requirements.  
 
As part of the MR process, the Urban Design Section will review and evaluate this project for the 
provision of adequate Screening and Buffering, as required by the current Prince George’s County 
Landscape Manual. Conformance with landscaping standards will also be evaluated by the Permits 
Review Section of the Maryland-National Capital Park and Planning Commission (M-NCPPC) at time 
of permit review.  
 

Protection of Rural Character and Scenic and Historic Resource Areas  
 

To the maximum extent practical SES should be sited behind natural topography, existing 

vegetation, or supplemental indigenous landscaping to screen the facility from public view. 

SES facilities should be screened in accordance with the Prince George’s County Landscape 

Manual from all scenic and historic-designated roads, properties within a County-designated 
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Historic District, National Register properties, historic sites, and environmental settings. The 

Board will consider the impact of SES on properties designated as historic. 

Protection of Rural Character and Scenic and Historic Resource Areas is applicable to the proposed 
project design because the site is located within and adjacent to designated historic sites’ 
environmental setting, and Woodyard Road is a designated historic road. The environmental 
settings of the on-site and adjacent historic resources shall be preserved to the extent practicable. 
Conformance with the Prince George’s County Landscape Manual will be evaluated By the Urban 
Design Section.  
 
Fencing  

 
Metal fencing (chain-link or equivalent), when necessary for security and public safety 
purposes, should be non-reflective and black in color to minimize visibility of the fencing 
material in the landscape. Fencing over seven feet in height is discouraged.  
 

The appropriateness of metal fencing to this design will be evaluated by the Urban Design Section.  

Lighting  
 

If lighting is required, all fixtures should be energy efficient, motion-sensor, full-optic cutoff, 

and downward casting such that light does not spill onto adjacent parcels or the night sky. 

Floodlights of any type are strongly discouraged. 

 

No lighting is being proposed as part of this project. The Urban Design Section will comment further 

on the appropriateness of the lighting design for this project. 

 

Vegetation Management  

 

For the enhancement of habitat and site pollinator value, an herbaceous cover mix selected 

from the Natural Resources Conservation Service Conservation Practice Standards for 

Conservation Cover (Code 327), Table 2: Selected List of Herbaceous Cover Mixes based on 

the specific characteristics of the site should be utilized.  

 

The applicant is strongly encouraged to install herbaceous cover with high pollinator value, which 

qualifies as a dual-use land use concept to stabilize the soils and provide sediment and erosion 

control where possible. This could be targeted along the edge of the proposed access road and 

along the edge of the existing woodlands on-site. The applicant submitted a revised landscape plan 

on September 9, 2022, which shows areas of herbaceous planting, and provides the list of 

herbaceous pollinator species. The applicant shall provide the total area of pollinator planting, the 

required seedling counts, and the soil preparation requirements. The Urban Design Section will be 

reviewing the proposed pollinator planting details with the landscape plan.  

 

Additionally, to promote native bird populations, it is recommended that native plant species found 

to foster caterpillar propagation be planted on-site. Localized plant species can be identified using 

the National Wildlife Federation tool “Native Plant Finder” 
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(https://www.nwf.org/NativePlantFinder/Plants). This tool ranks local plant species by their value 

to beneficial caterpillar species, which native birds rely on as a vital energy source.  

 

ENVIRONMENTAL REVIEW 

 

Existing Conditions/Natural Resources Inventory  

The applicant has submitted an unapproved NRI plan for the project. This review will be the first 

NRI plan reviewed on the site, and has not been accepted, pending an approved floodplain 

delineation by the Department of Permitting, Inspection and Enforcement (DPIE). The unapproved 

NRI plan shows a 55.80-acre area of existing woodland with streams and 100-year floodplain 

located on-site. No unsafe soils containing Marlboro Clay or Christiana Complexes exist on-site. The 

unapproved NRI identifies 21 specimen trees on-site, from good to poor condition.  

 

Tier II Catchment and TDML  

This site is within the Piscataway Creek watershed and identified in PGAtlas as within a Tier II 

catchment area. The PGSCD reserves the right to limit impacts to the buffer at the time of review of 

the grading, erosion, and sediment control plan, which could affect the development envelope. The 

Tier II/TMDL Buffer will be required to be shown on the approved NRI.  

 

Woodland Conservation  

Based upon the provided statement of justification and information provided on the plans, it is 

unclear if clearing of woodlands is proposed with this application. Development proposed with 

MRF-2022-010 will require either a stand-alone TCP2 or a WCO exemption letter for conformance 

with the WCO prior to the issuance of any grading permits. 

   

Regulated Environmental Features  

This site contains an extensive stream network and floodplain as part of Piscataway Creek along the 

eastern property boundary. This floodplain area is within an existing easement and the Liber folio 

shall be identified on the NRI.   

Specimen Trees 
The unapproved NRI shows 21 specimen trees scattered throughout the project area. The proposed 

LOD contains eight specimen trees identified as ST-1 through ST-6 and ST-15 and ST-16. The 

condition of these trees ranges from poor to good. If a TCP2 application is required, a variance from 

Section 25-122(b)(1)(G) will be required to remove any of the on-site specimen trees. If a TCP2 is 

not required for this application, staff recommend the retention of specimen trees to the extent 

practicable, and removal of specimen trees is to be avoided.  

Soils  

According to the U.S. Department of Agriculture (USDA) Natural Resource Conservation Service 

(NRCS) Web Soil Survey (WSS), the predominant soils found to occur on this site include Adelphia-

Holmdel complexes, Beltsville-silt loam, Croom gravelly sandy loam, Croom-Marr complexes, 

Croom-Marr-Urban land complexes, Croom-Urban land complexes, Dodon fine sandy loam, 

Grosstown gravelly silt loam, Hoghole-Grosstown complex, Issue-Urban land complexes, Marr-

Dodon complex, Marr-Dodon-Urban land complexes, Sassafras sandy loam, Sassafras-Urban land 

complexes, Udorthents loamy, Woodstown sandy loam, and Widewater and Issue soils. The PGSCD 
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has identified the soil types of Grosstown gravelly silt loam (5-10 percent) as farmland of state 

importance, and Dodon fine sandy loam (2-5 percent) and Marr-Dodon complex (2-5 percent) as 

prime farmland. The solar panels will be almost entirely situated on these soils. 

 

A determination of appropriate erosion and sediment control measures for the site will be made by 

the PGSCD. No unsafe soils or slope issues are mapped on-site. No additional information is needed 

concerning soils at this time. 

 

Noise and Vibration   

During construction and during operation post construction, the Maryland noise pollution 

standards referenced in COMAR 26.02.03 for residential zoning designations should not be 

exceeded at the property line, or noise mitigation may be appropriate.  

 

Stormwater Management 

Stormwater management (SWM) on-site will be subject to review and approval by DPIE. As 

required by DPIE, full Environmental Site Design (ESD) treatment must be provided for all new 

impervious, as well as 50 percent for all existing impervious area. A draft stormwater concept plan 

was not submitted. The final position of necessary SWM devices will be determined by DPIE. The 

site plan will need to be revised to conform with the approved stormwater concept plan, and final 

positions of any devices should appear on the TCP2, if one is required. Woodland conservation 

areas cannot overlap with SWM devices. No further information pertaining to SWM is required with 

the current application. 

 

Potential Impacts 

The limit of disturbance (LOD) proposes to avoid the wooded floodplain areas of the site for the 

installation of a community solar facility and access road. At the September 6, 2022, meeting with 

the applicant, it was stated that primary management area (PMA) impacts are not proposed. 

However, the unapproved NRI shows the proposed LOD within the PMA area along the site access 

road. This impact terminates within the PMA and is not identified. Primary management area 

impacts for solar projects are not supported, unless for site access or for stormwater outfall 

structures.  

Permitting  
It should be noted that the MR review process does not exempt any project from the need to meet 
the requirements of any other entitlement process. The subject application may require final 
approvals from the following agencies, as outlined below, before the project can be implemented:  
 

1. Prince George’s County Planning Department:  
• Natural Resources Inventory (NRI) and Tree Conservation Plan (TCP) 

 
2.   Prince George’s Soil Conservation District (PGSCD):  

• Erosion and Sediment Control Permit 
 
3.   Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE): 

• Site Development (Stormwater Management) Concept 
• Final Stormwater Management Plan Permit 
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• Building Permit, Electrical Permit, Fence Permit and Commercial Solar Panel 
Permit 

 

4.   Maryland Department of the Environment (MDE) 

 

5.   Maryland Public Service Commission (PSC) 

 

6.   Maryland Department of Natural Resources (DNR) 

• Power Plant Research Program 
 

7. Prince George’s County Historic Preservation Commission (HPC) 

• Historic Area Work Permit for any work proposed to be conducted in the 
Environmental Setting of a historic facility 

 

CONCLUSION 

Thank you for the opportunity to comment on the proposed Poplar Hill Solar project (MRF-2022-

010).  

The EPS finds that this project may meet the hierarchy of site suitability section of the SES 

guidelines should the dual-use concept of planting an herbaceous cover with pollinator value be 

implemented as stated in the submitted project description to off-set solar panel installation on 

both farmland of statewide importance and prime agricultural soils. It is unclear how this dual-use 

concept will be met as limited details were provided. If the dual-use concept is not implemented, 

additional mitigation should be provided for the loss of productive soils in accordance with the 

Board’s siting preference hierarchy guidelines, as appropriate for a site in the R-A Zone situated on 

prime agricultural soils and farmland of statewide importance.  

The EPS finds that this project will require a full NRI plan. Based on the provided information, it is 

unclear if clearing of woodlands is proposed and if impacts are proposed to the PMA with this 

application. Further review of the environmental conditions of the site may be required with a 

subsequent TCP2 application. The environmental setting of the historic properties located on-site 

and adjacent to this property shall be retained to the extent practicable. An approved stormwater 

concept plan, which determines the size, type, and location of the SWM features on-site, may be 

required prior to approval of the TCP2. The final location and design of which will be reviewed and 

approved by the DPIE.  
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    Countywide Planning Division 
    Transportation Planning Section    
         301-952-3680 
 

September 26, 2022 
 
MEMORANDUM 
 
TO:  Tineya Walker, Special Projects Section, Countywide Planning Division 
 
FROM: Benjamin Patrick, Transportation Planning Section, Countywide Planning Division 
 
VIA:  William Capers III., PTP, Transportation Planning Section, Countywide Planning 

Division 
 
 Crystal Saunders-Hancock, Transportation Planning Section, Countywide Planning 

Division 
  
SUBJECT: MRF-2022-010: Poplar Hill Community Solar 
 
Proposal: 
The Transportation Planning Section has reviewed the referenced mandatory referral application 
for the proposed development of a new solar farm and access road. The subject site is located at 
7606 Woodyard Road in Clinton, Maryland.  
 
Master Plan Compliance: 
Woodyard Road is identified in the 2009 Approved Countywide Master Plan of Transportation as 
an arterial roadway.  There are no structures proposed within the right-of-way along Woodyard 
Road and the applicant is not proposing any roadway improvements within the master plan right-
of-way as part of this application. 
 
The 2009 Approved Countywide Master Plan of Transportation also recommends a side path along 
Woodyard Road. As mentioned above, the applicant is not proposing any roadway improvements 
with this project and will utilize the existing private access road for construction and maintenance 
of the solar farm.  
 
Transportation Planning Review: 
The proposed site will have vehicular access via the existing private road off Woodyard Road. A 
new 12’ access road from the private road will be constructed as part of this project. The new 
access road will be 12’ wide with a gate to access the fenced-in solar farm. Two fire equipment 
turnarounds are provided and, in these areas, the access road is widened to 16’ to allow for the 
required turning distance. A 10’ fire break is proposed along the perimeter of the solar panels that 
will provide the vehicular circulation for any maintenance that may be required. Staff recommends 
the applicant consult with the fire department to ensure the material for the access road is suitable 
for fire vehicles. No public roads will be constructed as part of the project. 
 

BHP 
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There is no parking provided with this application as this will be an unmanned facility and access 
will only be necessary for the maintenance of the solar panels and mowing. The master plan 
recommendation for a side path would require significant modification to the property’s frontage 
and the applicant intends on utilizing the existing private road and modifying it as necessary for fire 
access. Given this application is only proposing a connection to Woodyard Road for site access and 
all associated development is internal to the site, staff is not requesting additional bicycle and 
pedestrian improvements at this time. 
 
In consideration of the scope of this application, the Transportation Planning Section recommends 
approval of MRF-2022-010 Poplar Hill Community Solar with no conditions. 
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  Countywide Planning Division 
  Special Projects Section 
 
         September 20, 2022 
 
 
MEMORANDUM 
                         
TO: Tineya Walker, Planning Technician III, Special Projects Section, Countywide 

Planning Division 
 
VIA:          BR Bobby Ray, AICP, Supervisor, Special Projects Section, Countywide Planning Division  
 
FROM:   Elena Perry, Planner II, Special Projects Section, Countywide Planning Division   
 
SUBJECT: MRF-2022-010 Poplar Hill Solar 
      
Project Summary:  
This project proposes construction of a 2MW AC community solar farm on approximately 12 acres 
of a 123-acre parcel.   
 
In accordance with Land Use Article §§20-301 through 305 of the Maryland Annotated Code, 
the following is provided for informational purposes: 
 
Water and Sewer: 
Section 24-4405 of the Subdivision Regulations states that “the location of the property within the 
appropriate service area of the Ten-Year Water and Sewerage Plan is deemed sufficient evidence of 
the immediate or planned availability of public water and sewerage and compliance with the 
standards for the provision of public sewer and water.” The 2018 Water and Sewer Plan placed this 
property in Water Category 4, Adequate for Development Planning. Category 4 comprises 
“properties inside the envelope eligible for public water and sewer for which the subdivision 
process is required”. 
 
Capital Improvement Program (CIP): 
The Prince George's County FY 2023-2028 Approved CIP identifies two CIP public safety facilities 
and/or school projects near the subject site in Planning Area 81A Clinton & Vicinity:  
 

a. School: Stephen Decatur SEI Middle School Renovation 
b. Fire station: Clinton Fire/EMS #825 
c. Police station: none 

 
NON-RESIDENTIAL 
 
Section 24-4508. Police Facility Adequacy 
The subject property is in Police District V, Clinton located at 6707 Groveton Drive in Clinton. The 
level of service standard for police facilities is not applicable to nonresidential applications in 
accordance with Section 24-4502(b) and Section 24-4508(b)(3). 

EP 
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Section 24-4509. Fire and Rescue Adequacy 
The subject property is served by Clinton Volunteer Fire/EMS Co. 825 located at 9025 Woodyard 
Road in Clinton. Pursuant to the Level of Service Standards as summarized in Table 24-4502 the 
standard for Fire and Rescue, for nonresidential development, is a maximum of 5-minutes response 
time from the first due station. Per the National Fire Protection Association (NFPA) 1710, Chapter 
4, 240 seconds (4 minutes) or less travel time is the national performance objective.  
 
Prince George’s County Fire and EMS Department representative, James V. Reilly, stated in writing 
(via email) that as of September 19, 2022, the subject project fails the 4-minute travel time test 
from the closest Prince George’s County Fire/EMS Station Clinton Volunteer Fire/EMS Co. 825 
when applying the national standard and [NFPA 1710.4.1.2.1 (3)]. Therefore, this property would 
not meet an associated total response time under five-minutes from the closest Fire/EMS Station. 
 
It is recommended that prior to issuance of a use and occupancy permit, the applicant and the 
applicant’s heirs, successors, and/or assignees should contact the Prince George’s County Fire/EMS 
Department to request a pre-incident Emergency Plan for the facility. 
 
Section 24-4510. Schools Adequacy 
The level of service standard for school facilities is not applicable to nonresidential applications in 
accordance with Section 24-4502(b). 
 
RECOMMENDATIONS  
At the writing of this referral the Special Projects Section recommends that prior to issuance of a 
use and occupancy permit, the applicant and the applicant’s heirs, successors, and/or assignees 
should: 

1. Contact the Prince George’s County Fire/EMS Department to request a pre-incident 
Emergency Plan for the facility. 
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Soil Conservation District (SCD) 
Referral 

Date: 
MR Case #: 

Case Manager: 

Phone Number: 
Email: 

MR Project Description 

Project Name: 
Property Tax Account # 

Project Address: 
Project City/State/Zip: 

Is the site outside the General Plan growth boundaries? YES ____  No _____ 
Is the site outside the sewer boundary? YES ____  No _____ 

SCD Evaluation 

Is the property agricultural assessed? YES ____     No _____ 
Does any portion of the property lie within the Chesapeake Bay Critical Area limits?  YES ___ NO ____ 
       If yes, provide a map showing the CBCA limits. 
Is there an Agriculture Preservation Easement on this property? YES ____     No _____ 

If yes, what type; MALPF ______ HARPP _______ RURAL LEGACY________ 
Other______________________________________ 

Please provide a list and map of the soil types including USDA soil classifications on the subject site. 
______________________________________________________________________________ 
___________________________________________________________________________________ 
How many acres of prime farmland or farmland of statewide importance will be impacted by the 
development? 
___________________________________________________________________________________ 
___________________________________________________________________________________ 
Will an Erosion and Sediment Control Plan be required?   YES ____ NO ____   

Any other Comments?  ________________________________________________________________ 
___________________________________________________________________________________ 

SCD Staff Name: 
Title: 
Signature: 
Date: 

195



United States
Department of
Agriculture

A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants

Custom Soil Resource 
Report for
Prince George's 
County, Maryland
Poplar Hill Solar - 7606 Woodyard 
Rd, Clinton, MD

Natural
Resources
Conservation
Service

September 26, 2022196



Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Prince George's County, Maryland
Survey Area Data: Version 19, Aug 27, 2021

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: May 29, 2022—May 
31, 2022

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

CrC Croom gravelly sandy loam, 5 
to 10 percent slopes

3.7 24.3%

CwC Croom-Marr complex, 5 to 10 
percent slopes

3.2 20.8%

CwD Croom-Marr complex, 10 to 15 
percent slopes

1.1 7.1%

DfB Dodon fine sandy loam, 2 to 5 
percent slopes

1.0 6.6%

GgC Grosstown gravelly silt loam, 5 
to 10 percent slopes

1.2 7.9%

MnB Marr-Dodon complex, 2 to 5 
percent slopes

5.0 33.3%

Totals for Area of Interest 15.1 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
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was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Prince George's County, Maryland

CrC—Croom gravelly sandy loam, 5 to 10 percent slopes

Map Unit Setting
National map unit symbol: 2ndwp
Elevation: 0 to 370 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 57 degrees F
Frost-free period: 180 to 210 days
Farmland classification: Not prime farmland

Map Unit Composition
Croom and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Croom

Setting
Landform: Interfluves, knolls
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Head slope, nose slope, side slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Gravelly fluviomarine deposits

Typical profile
Ap1 - 0 to 1 inches: gravelly sandy loam
Ap2 - 1 to 9 inches: gravelly sandy loam
Bt1 - 9 to 13 inches: very gravelly clay loam
Bt2 - 13 to 30 inches: extremely gravelly sandy clay loam
Bt3 - 30 to 54 inches: extremely gravelly sandy clay loam
BCt - 54 to 66 inches: extremely gravelly sandy clay loam
BC - 66 to 80 inches: extremely gravelly coarse sandy loam

Properties and qualities
Slope: 5 to 10 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.1 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Hydric soil rating: No

Custom Soil Resource Report
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Minor Components

Beltsville
Percent of map unit: 15 percent
Landform: Broad interstream divides
Landform position (three-dimensional): Interfluve
Down-slope shape: Convex, linear
Across-slope shape: Linear, convex
Hydric soil rating: No

Woodstown
Percent of map unit: 5 percent
Landform: Depressions, broad interstream divides, pediments, fluviomarine 

terraces, stream terraces, swales
Landform position (three-dimensional): Tread
Down-slope shape: Concave, linear
Across-slope shape: Concave, linear
Hydric soil rating: No

Marr
Percent of map unit: 5 percent
Landform: Knolls, interfluves
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

CwC—Croom-Marr complex, 5 to 10 percent slopes

Map Unit Setting
National map unit symbol: 2p2b4
Elevation: 10 to 370 feet
Mean annual precipitation: 30 to 50 inches
Mean annual air temperature: 46 to 59 degrees F
Frost-free period: 175 to 220 days
Farmland classification: Not prime farmland

Map Unit Composition
Croom and similar soils: 60 percent
Marr and similar soils: 25 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Croom

Setting
Landform: Interfluves, knolls
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Head slope, nose slope, side slope
Down-slope shape: Linear

Custom Soil Resource Report
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Across-slope shape: Linear
Parent material: Gravelly fluviomarine deposits

Typical profile
Ap1 - 0 to 1 inches: gravelly sandy loam
Ap2 - 1 to 9 inches: gravelly sandy loam
Bt1 - 9 to 13 inches: very gravelly clay loam
Bt2 - 13 to 30 inches: extremely gravelly sandy clay loam
Bt3 - 30 to 54 inches: extremely gravelly sandy clay loam
BCt - 54 to 66 inches: extremely gravelly sandy clay loam
BC - 66 to 80 inches: extremely gravelly coarse sandy loam

Properties and qualities
Slope: 5 to 10 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.1 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: C
Hydric soil rating: No

Description of Marr

Setting
Landform: Interfluves, knolls
Landform position (three-dimensional): Interfluve, head slope, nose slope, side 

slope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy fluviomarine deposits

Typical profile
Ap - 0 to 4 inches: fine sandy loam
Bt1 - 4 to 25 inches: fine sandy loam
Bt2 - 25 to 57 inches: sandy clay loam
BC - 57 to 76 inches: loamy fine sand

Properties and qualities
Slope: 5 to 10 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 9.2 inches)
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Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: B
Hydric soil rating: No

Minor Components

Dodon
Percent of map unit: 15 percent
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

CwD—Croom-Marr complex, 10 to 15 percent slopes

Map Unit Setting
National map unit symbol: 2p2b5
Elevation: 10 to 370 feet
Mean annual precipitation: 30 to 50 inches
Mean annual air temperature: 46 to 59 degrees F
Frost-free period: 175 to 220 days
Farmland classification: Not prime farmland

Map Unit Composition
Croom and similar soils: 50 percent
Marr and similar soils: 30 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Croom

Setting
Landform: Knolls, interfluves
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Head slope, nose slope, side slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Gravelly fluviomarine deposits

Typical profile
Ap1 - 0 to 1 inches: gravelly sandy loam
Ap2 - 1 to 9 inches: gravelly sandy loam
Bt1 - 9 to 13 inches: very gravelly clay loam
Bt2 - 13 to 30 inches: extremely gravelly sandy clay loam
Bt3 - 30 to 54 inches: extremely gravelly sandy clay loam
BCt - 54 to 66 inches: extremely gravelly sandy clay loam
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BC - 66 to 80 inches: extremely gravelly coarse sandy loam

Properties and qualities
Slope: 10 to 15 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.1 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: C
Hydric soil rating: No

Description of Marr

Setting
Landform: Interfluves, knolls
Landform position (three-dimensional): Interfluve, head slope, nose slope, side 

slope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy fluviomarine deposits

Typical profile
Ap - 0 to 4 inches: fine sandy loam
Bt1 - 4 to 25 inches: fine sandy loam
Bt2 - 25 to 57 inches: sandy clay loam
BC - 57 to 76 inches: loamy fine sand

Properties and qualities
Slope: 10 to 15 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 9.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: B
Hydric soil rating: No

Minor Components

Annapolis
Percent of map unit: 10 percent
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Landform: Knolls, hillslopes
Landform position (three-dimensional): Interfluve, side slope
Hydric soil rating: No

Dodon
Percent of map unit: 5 percent
Landform: Knolls, hillslopes
Landform position (three-dimensional): Tread
Hydric soil rating: No

Howell
Percent of map unit: 5 percent
Landform: Hillslopes, knolls
Landform position (two-dimensional): Summit
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

DfB—Dodon fine sandy loam, 2 to 5 percent slopes

Map Unit Setting
National map unit symbol: 2ndvt
Elevation: 10 to 200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 57 degrees F
Frost-free period: 180 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Dodon and similar soils: 70 percent
Minor components: 30 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Dodon

Setting
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy fluviomarine deposits

Typical profile
Ap - 0 to 9 inches: fine sandy loam
Bt - 9 to 36 inches: sandy clay loam
BC - 36 to 48 inches: sandy clay loam
CB - 48 to 64 inches: fine sandy loam

Properties and qualities
Slope: 2 to 5 percent

Custom Soil Resource Report

18
213

Gail.Myers
Highlight



Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: About 20 to 40 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 9.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Hydric soil rating: No

Minor Components

Marr
Percent of map unit: 20 percent
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Annemessex
Percent of map unit: 10 percent
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

GgC—Grosstown gravelly silt loam, 5 to 10 percent slopes

Map Unit Setting
National map unit symbol: 2ndwy
Elevation: 0 to 400 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 57 degrees F
Frost-free period: 180 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Grosstown and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
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Description of Grosstown

Setting
Landform: Fluviomarine terraces, broad interstream divides, stream terraces
Landform position (two-dimensional): Summit, shoulder, backslope
Landform position (three-dimensional): Interfluve, tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy and gravelly fluviomarine deposits

Typical profile
Ap - 0 to 4 inches: gravelly silt loam
Bt1 - 4 to 20 inches: silt loam
Bt2 - 20 to 26 inches: gravelly loam
2Bt3 - 26 to 71 inches: extremely gravelly silt loam
3BC - 71 to 80 inches: extremely gravelly coarse sand

Properties and qualities
Slope: 5 to 10 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 

in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Moderate (about 6.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: A
Hydric soil rating: No

Minor Components

Hoghole
Percent of map unit: 5 percent
Landform: Fluviomarine terraces, broad interstream divides, stream terraces
Landform position (three-dimensional): Interfluve, tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Woodstown
Percent of map unit: 5 percent
Landform: Depressions, broad interstream divides, pediments, fluviomarine 

terraces, stream terraces, swales
Landform position (three-dimensional): Tread
Down-slope shape: Concave, linear
Across-slope shape: Concave, linear
Hydric soil rating: No
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MnB—Marr-Dodon complex, 2 to 5 percent slopes

Map Unit Setting
National map unit symbol: 2p27y
Elevation: 0 to 200 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 57 degrees F
Frost-free period: 180 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Marr and similar soils: 45 percent
Dodon and similar soils: 35 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Marr

Setting
Landform: Interfluves, knolls
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy fluviomarine deposits

Typical profile
Ap - 0 to 12 inches: fine sandy loam
Bt1 - 12 to 25 inches: fine sandy loam
Bt2 - 25 to 57 inches: sandy clay loam
BC - 57 to 76 inches: loamy fine sand

Properties and qualities
Slope: 2 to 5 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 9.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: B
Hydric soil rating: No
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Description of Dodon

Setting
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy fluviomarine deposits

Typical profile
Ap - 0 to 9 inches: fine sandy loam
Bt - 9 to 36 inches: sandy clay loam
BC - 36 to 48 inches: sandy clay loam
CB - 48 to 64 inches: fine sandy loam

Properties and qualities
Slope: 2 to 5 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: About 20 to 40 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 9.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Hydric soil rating: No

Minor Components

Hambrook
Percent of map unit: 10 percent
Landform: Broad interstream divides, fluviomarine terraces, interfluves
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Liverpool
Percent of map unit: 10 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No
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Soil Information for All Uses

Soil Reports
The Soil Reports section includes various formatted tabular and narrative reports 
(tables) containing data for each selected soil map unit and each component of 
each unit. No aggregation of data has occurred as is done in reports in the Soil 
Properties and Qualities and Suitabilities and Limitations sections.

The reports contain soil interpretive information as well as basic soil properties and 
qualities. A description of each report (table) is included.

Land Classifications

This folder contains a collection of tabular reports that present a variety of soil 
groupings. The reports (tables) include all selected map units and components for 
each map unit. Land classifications are specified land use and management 
groupings that are assigned to soil areas because combinations of soil have similar 
behavior for specified practices. Most are based on soil properties and other factors 
that directly influence the specific use of the soil. Example classifications include 
ecological site classification, farmland classification, irrigated and nonirrigated land 
capability classification, and hydric rating.

Prime and other Important Farmlands

This table lists the map units in the survey area that are considered important 
farmlands. Important farmlands consist of prime farmland, unique farmland, and 
farmland of statewide or local importance. This list does not constitute a 
recommendation for a particular land use.

In an effort to identify the extent and location of important farmlands, the Natural 
Resources Conservation Service, in cooperation with other interested Federal, 
State, and local government organizations, has inventoried land that can be used 
for the production of the Nation's food supply.

Prime farmland is of major importance in meeting the Nation's short- and long-range 
needs for food and fiber. Because the supply of high-quality farmland is limited, the 
U.S. Department of Agriculture recognizes that responsible levels of government, as 
well as individuals, should encourage and facilitate the wise use of our Nation's 
prime farmland.
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Prime farmland, as defined by the U.S. Department of Agriculture, is land that has 
the best combination of physical and chemical characteristics for producing food, 
feed, forage, fiber, and oilseed crops and is available for these uses. It could be 
cultivated land, pastureland, forestland, or other land, but it is not urban or built-up 
land or water areas. The soil quality, growing season, and moisture supply are 
those needed for the soil to economically produce sustained high yields of crops 
when proper management, including water management, and acceptable farming 
methods are applied. In general, prime farmland has an adequate and dependable 
supply of moisture from precipitation or irrigation, a favorable temperature and 
growing season, acceptable acidity or alkalinity, an acceptable salt and sodium 
content, and few or no rocks. The water supply is dependable and of adequate 
quality. Prime farmland is permeable to water and air. It is not excessively erodible 
or saturated with water for long periods, and it either is not frequently flooded during 
the growing season or is protected from flooding. Slope ranges mainly from 0 to 6 
percent. More detailed information about the criteria for prime farmland is available 
at the local office of the Natural Resources Conservation Service.

For some of the soils identified in the table as prime farmland, measures that 
overcome a hazard or limitation, such as flooding, wetness, and droughtiness, are 
needed. Onsite evaluation is needed to determine whether or not the hazard or 
limitation has been overcome by corrective measures.

A recent trend in land use in some areas has been the loss of some prime farmland 
to industrial and urban uses. The loss of prime farmland to other uses puts pressure 
on marginal lands, which generally are more erodible, droughty, and less productive 
and cannot be easily cultivated.

Unique farmland is land other than prime farmland that is used for the production of 
specific high-value food and fiber crops, such as citrus, tree nuts, olives, 
cranberries, and other fruits and vegetables. It has the special combination of soil 
quality, growing season, moisture supply, temperature, humidity, air drainage, 
elevation, and aspect needed for the soil to economically produce sustainable high 
yields of these crops when properly managed. The water supply is dependable and 
of adequate quality. Nearness to markets is an additional consideration. Unique 
farmland is not based on national criteria. It commonly is in areas where there is a 
special microclimate, such as the wine country in California.

In some areas, land that does not meet the criteria for prime or unique farmland is 
considered to be farmland of statewide importance for the production of food, feed, 
fiber, forage, and oilseed crops. The criteria for defining and delineating farmland of 
statewide importance are determined by the appropriate State agencies. Generally, 
this land includes areas of soils that nearly meet the requirements for prime 
farmland and that economically produce high yields of crops when treated and 
managed according to acceptable farming methods. Some areas may produce as 
high a yield as prime farmland if conditions are favorable. Farmland of statewide 
importance may include tracts of land that have been designated for agriculture by 
State law.

In some areas that are not identified as having national or statewide importance, 
land is considered to be farmland of local importance for the production of food, 
feed, fiber, forage, and oilseed crops. This farmland is identified by the appropriate 
local agencies. Farmland of local importance may include tracts of land that have 
been designated for agriculture by local ordinance.

Report—Prime and other Important Farmlands
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Prime and other Important Farmlands–Prince George's County, Maryland

Map Symbol Map Unit Name Farmland Classification

CrC Croom gravelly sandy loam, 5 to 10 percent slopes Not prime farmland

CwC Croom-Marr complex, 5 to 10 percent slopes Not prime farmland

CwD Croom-Marr complex, 10 to 15 percent slopes Not prime farmland

DfB Dodon fine sandy loam, 2 to 5 percent slopes All areas are prime farmland

GgC Grosstown gravelly silt loam, 5 to 10 percent slopes Farmland of statewide importance

MnB Marr-Dodon complex, 2 to 5 percent slopes All areas are prime farmland

Vegetative Productivity

This folder contains a collection of tabular reports that present vegetative 
productivity data. The reports (tables) include all selected map units and 
components for each map unit. Vegetative productivity includes estimates of 
potential vegetative production for a variety of land uses, including cropland, 
forestland, hayland, pastureland, horticulture and rangeland. In the underlying 
database, some states maintain crop yield data by individual map unit component. 
Other states maintain the data at the map unit level. Attributes are included for both, 
although only one or the other is likely to contain data for any given geographic 
area. For other land uses, productivity data is shown only at the map unit 
component level. Examples include potential crop yields under irrigated and 
nonirrigated conditions, forest productivity, forest site index, and total rangeland 
production under of normal, favorable and unfavorable conditions.

Forestland Productivity

This table is designed to assist forestland owners or managers in planning the use 
of soils for wood crops. It provides the potential productivity of the soils for wood 
crops.

Potential productivity of merchantable or common trees on a soil is expressed as a 
site index and as a volume growth rate number. The site index is the average 
height, in feet, that dominant and codominant trees of a given species attain in a 
specified number of years. The site index applies to fully stocked, even-aged, 
unmanaged stands. Common trees are those that forestland managers generally 
favor in intermediate or improvement cuttings. They are selected on the basis of 
growth rate, quality, value, and marketability. More detailed information regarding 
site index is available in the "National Forestry Manual," which is available in local 
offices of the Natural Resources Conservation Service or on the Internet.

The Base Age is the age of trees in years on which the site index is based. "TA" 
indicates total age. "BH" indicates breast height age. "N/A" indicates that base age 
is not applicable.

The Site Index Curve Number is listed in the National Register of Site Index Curves. 
It identifies the site index curve used to determine the site index.

The Volume Growth Rate is the maximum wood volume annual growth rate likely to 
be produced by the tree species. This number, expressed as cubic feet per acre per 
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year, is calculated at the age of culmination of the mean annual increment (CMAI). It 
indicates the maximum volume of wood fiber produced per year in a fully stocked, 
even-aged, unmanaged stand.

Reference:
United States Department of Agriculture, Natural Resources Conservation Service, 
National Forestry Manual.

Report—Forestland Productivity

Forestland Productivity–Prince George's County, Maryland

Map unit symbol and soil 
name

Potential productivity Trees to manage

Common trees Site Index Volume of 
wood fiber

Cu ft/ac/yr

CrC—Croom gravelly sandy 
loam, 5 to 10 percent slopes

Croom Virginia pine 60 86.00 Loblolly pine, Virginia pine

White oak 60 43.00

CwC—Croom-Marr complex, 5 
to 10 percent slopes

Croom Virginia pine 60 86.00 Loblolly pine, Virginia pine

White oak 60 43.00

Marr Loblolly pine 80 114.00 Eastern white pine, Loblolly 
pine, Sweetgum, Virginia 
pine, Yellow-poplarSweetgum 80 86.00

Virginia pine 70 114.00

White oak 70 57.00

Yellow-poplar 80 72.00

CwD—Croom-Marr complex, 10 
to 15 percent slopes

Croom Virginia pine 60 86.00 Loblolly pine, Virginia pine

White oak 60 43.00

Marr Loblolly pine 80 114.00 Eastern white pine, Loblolly 
pine, Sweetgum, Virginia 
pine, Yellow-poplarSweetgum 80 86.00

Virginia pine 70 114.00

White oak 70 57.00

Yellow-poplar 80 72.00

DfB—Dodon fine sandy loam, 2 
to 5 percent slopes

Dodon Loblolly pine 90 — Loblolly pine, Northern red oak, 
Virginia pine, White oak, 
Yellow-poplarSweetgum 90 —

White oak 90 —

Yellow-poplar 90 —
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Forestland Productivity–Prince George's County, Maryland

Map unit symbol and soil 
name

Potential productivity Trees to manage

Common trees Site Index Volume of 
wood fiber

Cu ft/ac/yr

GgC—Grosstown gravelly silt 
loam, 5 to 10 percent slopes

Grosstown Loblolly pine 80 — Loblolly pine, Northern red oak, 
Virginia pine, White oak, 
Yellow-poplarVirginia pine 70 —

White oak 70 —

Yellow-poplar 80 —

MnB—Marr-Dodon complex, 2 
to 5 percent slopes

Marr Loblolly pine 80 — Loblolly pine, Northern red oak, 
Shortleaf pine, Virginia pine, 
White oak, Yellow-poplarSweetgum 80 —

Virginia pine 70 —

White oak 70 —

Yellow-poplar 80 —

Dodon Loblolly pine 90 — Loblolly pine, Northern red oak, 
Virginia pine, White oak, 
Yellow-poplarSweetgum 90 —

White oak 90 —

Yellow-poplar 90 —

Irrigated and Nonirrigated Yields by Map Unit 
Component

The average yields per acre that can be expected of the principal crops under a 
high level of management are shown in this table. In any given year, yields may be 
higher or lower than those indicated in the table because of variations in rainfall and 
other climatic factors.

The yields are based mainly on the experience and records of farmers, 
conservationists, and extension agents. Available yield data from nearby counties 
and results of field trials and demonstrations also are considered.

The management needed to obtain the indicated yields of the various crops 
depends on the kind of soil and the crop. Management can include drainage, 
erosion control, and protection from flooding; the proper planting and seeding rates; 
suitable high-yielding crop varieties; appropriate and timely tillage; control of weeds, 
plant diseases, and harmful insects; favorable soil reaction and optimum levels of 
nitrogen, phosphorus, potassium, and trace elements for each crop; effective use of 
crop residue, barnyard manure, and green manure crops; and harvesting that 
ensures the smallest possible loss.

If yields of irrigated crops are given, it is assumed that the irrigation system is 
adapted to the soils and to the crops grown, that good-quality irrigation water is 
uniformly applied as needed, and that tillage is kept to a minimum.
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Pasture yields are expressed in terms of animal unit months. An animal unit month 
(AUM) is the amount of forage required by one mature cow of approximately 1,000 
pounds weight, with or without a calf, for 1 month.

The estimated yields reflect the productive capacity of each soil for each of the 
principal crops. Yields are likely to increase as new production technology is 
developed. The productivity of a given soil compared with that of other soils, 
however, is not likely to change.

Crops other than those shown in the table are grown in the survey area, but 
estimated yields are not listed because the acreage of such crops is small. The 
local office of the Natural Resources Conservation Service or of the Cooperative 
Extension Service can provide information about the management and productivity 
of the soils for those crops.

The land capability classification of map units in the survey area is shown in this 
table. This classification shows, in a general way, the suitability of soils for most 
kinds of field crops (United States Department of Agriculture, Soil Conservation 
Service, 1961). Crops that require special management are excluded. The soils are 
grouped according to their limitations for field crops, the risk of damage if they are 
used for crops, and the way they respond to management. The criteria used in 
grouping the soils do not include major and generally expensive landforming that 
would change slope, depth, or other characteristics of the soils, nor do they include 
possible but unlikely major reclamation projects. Capability classification is not a 
substitute for interpretations designed to show suitability and limitations of groups of 
soils for rangeland, for forestland, or for engineering purposes.

In the capability system, soils are generally grouped at three levels: capability class, 
subclass, and unit.

Capability classes, the broadest groups, are designated by the numbers 1 through 
8. The numbers indicate progressively greater limitations and narrower choices for 
practical use. The classes are defined as follows:

- Class 1 soils have slight limitations that restrict their use.
- Class 2 soils have moderate limitations that restrict the choice of plants or that 

require moderate conservation practices.
- Class 3 soils have severe limitations that restrict the choice of plants or that 

require special conservation practices, or both.
- Class 4 soils have very severe limitations that restrict the choice of plants or 

that require very careful management, or both.
- Class 5 soils are subject to little or no erosion but have other limitations, 

impractical to remove, that restrict their use mainly to pasture, rangeland, 
forestland, or wildlife habitat.

- Class 6 soils have severe limitations that make them generally unsuitable for 
cultivation and that restrict their use mainly to pasture, rangeland, forestland, or 
wildlife habitat.

- Class 7 soils have very severe limitations that make them unsuitable for 
cultivation and that restrict their use mainly to grazing, forestland, or wildlife 
habitat.

- Class 8 soils and miscellaneous areas have limitations that preclude 
commercial plant production and that restrict their use to recreational purposes, 
wildlife habitat, watershed, or esthetic purposes.
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Capability subclasses are soil groups within one class. They are designated by 
adding a small letter, e, w, s, or c, to the class numeral, for example, 2e. The letter e 
shows that the main hazard is the risk of erosion unless close-growing plant cover is 
maintained; w shows that water in or on the soil interferes with plant growth or 
cultivation (in some soils the wetness can be partly corrected by artificial drainage); 
s shows that the soil is limited mainly because it is shallow, droughty, or stony; and 
c, used in only some parts of the United States, shows that the chief limitation is 
climate that is very cold or very dry.

In class 1 there are no subclasses because the soils of this class have few 
limitations. Class 5 contains only the subclasses indicated by w, s, or c because the 
soils in class 5 are subject to little or no erosion.

Capability units are soil groups within a subclass. The soils in a capability unit are 
enough alike to be suited to the same crops and pasture plants, to require similar 
management, and to have similar productivity. Capability units are generally 
designated by adding an Arabic numeral to the subclass symbol, for example, 2e-4 
and 3e-6. These units are not given in all soil surveys.

Reference:
United States Department of Agriculture, Soil Conservation Service. 1961. Land 
capability classification. U.S. Department of Agriculture Handbook 210.
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Irrigated and Nonirrigated Yields by Map Unit Component–Prince George's County, Maryland

Map symbol and 
soil name

Land capability Corn Grass-legume hay Pasture Soybeans Wheat

Irrigated Nonirrigated Irrigated Nonirrigated Irrigated Nonirrigated Irrigated Nonirrigated Irrigated Nonirrigated Irrigated Nonirrigated

Bu Tons Bu Bu

CrC—Croom 
gravelly sandy 
loam, 5 to 10 
percent slopes

Croom — 3e — 90 — 2.50 — — — 30 — 30

CwC—Croom-Marr 
complex, 5 to 10 
percent slopes

Croom — 4e — 90 — 2.50 — — — 30 — 30

Marr — 3e — 130 — 3.00 — — — 35 — 45

CwD—Croom-Marr 
complex, 10 to 15 
percent slopes

Croom — 6e — 80 — 2.50 — — — 25 — 30

Marr — 4e — 105 — 2.50 — — — 25 — 30

DfB—Dodon fine 
sandy loam, 2 to 
5 percent slopes

Dodon — 2e — 140 — 3.50 — — — 45 — 50

GgC—Grosstown 
gravelly silt loam, 
5 to 10 percent 
slopes

Grosstown — 3e 150 115 — 3.00 — — 60 35 — 40

MnB—Marr-Dodon 
complex, 2 to 5 
percent slopes

Marr — 2e — 140 — 3.00 — — — 40 — 50

Dodon — 2e — 140 — 3.00 — — — 45 — 50
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The Planning Board encourages all interested persons to request to become a person of record for this 
application. Requests to become a person of record may be made online at 

http://www.mncppcapps.org/planning/Person_of_Record/. 
Please call 301-952-3530 for additional information. 

The Maryland-National Capital Park and Planning Commission 
Prince George’s County Planning Department 
Development Review Division 
301-952-3530
Note: Staff reports can be accessed at http://mncppc.iqm2.com/Citizens/Default.aspx

Detailed Site Plan  DSP-19071 
Departure from Design Standards DDS-685 
Alternative Compliance AC-22002 
THE PROMISE 
Expedited Transit Oriented Development (ETOD) 

REQUEST STAFF RECOMMENDATION 

The applicant requests a continuance from 
the Planning Board hearing date of 
November 10, 2022 to November 17, 2022. 

A mixed-use development consisting of 
1,014 multifamily units and 37,810 square feet 
of commercial space.

APPROVAL of continuance 

Location: On the south side of Southern Avenue, 
approximately 2,100 feet north of its 
intersection with Wheeler Road. 

Gross Acreage: 15.10 

Zone: NAC 

Zone Prior: M-X-T/D-D-O
Reviewed per prior 
Zoning Ordinance: Section 27-1704(b) 

Dwelling Units: 1,014 

Gross Floor Area: 37,810 sq. ft. 

Planning Area: 76A 

Council District: 07 

Municipality: None 

Applicant/Address: 
A Determined Seed, LLC 
13308 Big Cedar Lane 
Bowie, MD 20720 

Staff Reviewer:  Thomas Burke 
Phone Number: 301-952-4534 
Email: Thomas.Burke@ppd.mncppc.org 

Planning Board Date: 11/10/2022 

Planning Board Action Limit: Waived 

Memorandum Date: 10/18/2022 

Date Accepted: 09/13/2022 

Informational Mailing: 09/22/2021 

Acceptance Mailing: 08/31/2022 

Sign Posting Deadline: 10/11/2022 

AGENDA ITEM:   7 & 8 
AGENDA DATE:  11/10/2022
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October 18, 2022 
 
 
 
 
MEMORANDUM 
 
TO: The Prince George’s County Planning Board 
 
VIA:  Anne Fothergill, Supervisor, Urban Design Section, Development Review Division 
 
FROM:  Tom Burke, Planner IV, Urban Design Section, Development Review Division 
 
SUBJECT: Detailed Site Plan DSP-19071 

Departure from Design Standards DDS-685 
Alternative Compliance AC-22002 
The Promise, Expedited Transit Oriented Development (ETOD) 
Planning Board Agenda November 10, 2022 – Request for Continuance 

 
 In a memorandum dated October 14, 2022, the applicant’s representative, Traci Scudder, 
requests a continuance of the Prince George’s County Planning Board hearing date for the 
above-referenced application, from November 10, 2022 to November 17, 2022. The continuance is 
necessary to allow time for the applicant to address transportation issues. 
 
 The site was posted on October 11, 2022, for the original hearing date, as required by the 
Prince George’s County Zoning Ordinance. 
 
 
RECOMMENDATION 
 
 The Urban Design Section recommends that the Planning Board APPROVE the request for 
continuance and schedule this application for the Planning Board hearing date of 
November 17, 2022. 
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Post Office 114, Bowie, MD 20719 

†
 ADMITTED IN MD

 
TRACI R. SCUDDER 

†

4200 Parliament Place, Suite 220 
Lanham. MD 20706 

137 National Plaza, Suite 300 
National Harbor, MD 20745 

(240) 273-3294 (O) 

(240) 397-3625 (C) 

Traci@scudderlegal.com 

October 14, 2022 

BY EMAIL (James.Hunt@ppd.mncppc.org) 

James R. Hunt 

Planning Division Chief 

Development Review Division 

The Maryland-National Capital Park and Planning Commission 

Prince George’s County Planning Department  

14741 Governor Oden Bowie Drive 

Upper Marlboro, Maryland 20772 

RE: Waiver of Mandatory Review Period  

Expedited Transit-Oriented Development 

The Promise (DSP-19071 & DDS-685)  

Dear Mr. Hunt: 

On behalf of my client and the Applicant, A Determined Seed, LLC, a waiver of the 60- 

mandatory review period in this case is hereby granted to allow additional time to review the 

subject application.   Further, to that end, the Applicant is requesting that this case be continued 

from the currently scheduled Planning Board hearing date of November 10, 2022, to the next 

available Planning Board date, which is November 17, 2022.   

Thank you for your efforts to keep this case moving forward expeditiously. 

Warmest Regards, 

Traci R. Scudder 

Traci R. Scudder 

cc: Mr. Eli Borek 

Mr. Tom Mateya 

Mr. Torben Ageson 

Mr. Nicholas Snyder 

AGENDA ITEM:   7 & 8 
AGENDA DATE:  11/17/2022
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APPROVAL with conditions Detailed Site Plan DSP-19071
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• N/A

Applicant Required Mailings:
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The Planning Board encourages all interested persons to request to become a person of record for this 
application. Requests to become a person of record may be made online at 

http://www.mncppcapps.org/planning/Person_of_Record/. 
Please call 301-952-3530 for additional information. 

The Maryland-National Capital Park and Planning Commission 
Prince George’s County Planning Department 
Development Review Division 
301-952-3530
Note: Staff reports can be accessed at http://mncppc.iqm2.com/Citizens/Default.aspx

Detailed Site Plan DSP-19071 
Departure from Design Standards DDS-685 
Alternative Compliance AC-22002 
The Promise 
Expedited Transit-Oriented Development Project 

REQUEST STAFF RECOMMENDATION 

DSP: A mixed-use development containing 
880 multifamily units, 134 assisted living 
units, and 37,810 square feet of 
commercial space. 
DDS: To allow a reduction in parking space 
size, loading space distance, and number of 
street trees. 
AC: Alternative compliance from 
Section 4.2 of the 2010 Prince George’s 
County Landscape Manual. 

With the conditions recommended herein: 

•Approval of Detailed Site Plan DSP-19071

•Approval of Type 2 Tree Conservation Plan TCP2-036-2022

•Approval of Departure from Design Standards DDS-685

•Partial Approval of Alternative Compliance AC-22002

Location: On the south side of Southern 
Avenue, 2,100 feet north of its intersection 
with Wheeler Road. 
Gross Acreage: 15.10 

Zone: NAC 

Prior Zone: M-X-T/D-D-O
Reviewed per prior 
Zoning Ordinance: Section 27-1704(b) 

Dwelling Units: 1,014 

Gross Floor Area: 1,278,170 sq. ft. 

Planning Area: 76A 

Council District: 07 

Municipality: N/A 

Applicant/Address: 
A Determined Seed 
13308 Big Cedar Lane 
Bowie, MD 20720 
Staff Reviewer: Tom Burke 
Phone Number: 301-952-4534 
Email: Thomas.Burke@ppd.mncppc.org 

Planning Board Date: 11/17/2022 

Planning Board Action Limit: 11/17/2022 

Staff Report Date: 11/03/2022 

Date Accepted: 09/13/2022 

Informational Mailing: 09/22/2021 

Acceptance Mailing: 08/31/2022 

Sign Posting Deadline: 10/11/2022 

AGENDA ITEM:   7 & 8 
AGENDA DATE:  11/10/2022
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 3 DSP-19071, DDS-685, & AC-22002 

THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Detailed Site Plan DSP-19071 

Type 2 Tree Conservation Plan TCP2-036-2022 
Departure from Design Standards DDS-685 
Alternative Compliance AC-22002 
The Promise - Expedited Transit-Oriented Development Project 

 
 

The Urban Design staff has completed the review of the detailed site plan, departure from 
design standards, and appropriate referrals. The following evaluation and findings lead to a 
recommendation of APPROVAL with conditions, as described in the Recommendation section of 
this technical staff report.  
 
 
EVALUATION CRITERIA 
 

This property is within the Neighborhood Activity Center (NAC) Zone. However, this 
application is being reviewed and evaluated in accordance with the prior Prince George’s County 
Zoning Ordinance, pursuant to Section 27-1704(b) of the Zoning Ordinance, which allows an 
application for a project with an existing approval under the prior Zoning Ordinance or Subdivision 
Regulations, to be reviewed and approved under the prior Zoning Ordinance. This detailed site plan 
was reviewed and evaluated for conformance with the following criteria: 
 
a. The requirements of the Development District Overlay (D-D-O) Zone standards of the 

2014 Approved Southern Green Line Station Area Sector Plan and Sectional Map Amendment. 
 
b. The requirements of the prior Prince George’s County Zoning Ordinance, specifically for the 

Mixed Use-Transportation Oriented (M-X-T) Zone, the Development District Overlay 
(D-D-O) Zone, Expedited Transit-Oriented Development Projects, and the site design 
guidelines. 

 
c. The requirements of Preliminary Plan of Subdivision 4-19052. 
 
d. The requirements of the 2010 Prince George’s County Landscape Manual. 
 
e. The requirements of the Prince George’s County Woodland and Wildlife Habitat 

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

Based upon the analysis of the subject application, the Urban Design staff recommends the 
following findings: 
 
1. Request: This detailed site plan (DSP) application is for approval of a mixed-use 

development containing 481 multifamily residential units, 399 units for the elderly and 
physically handicapped, 134 assisted living units, and 37,810 square feet of commercial 
space. The applicant is proposing to phase the indoor and courtyard recreational facilities. 
 
The applicant also requests a departure from design standards (DDS) to Section 27-558(a) 
of the prior Prince George's County Zoning Ordinance, for a reduction in the size of standard 
parking spaces to 9 feet by 18 feet for both structured and surface parking spaces. 

 
2. Development Data Summary: 

 
 EXISTING PROPOSED 
Zone(s) NAC NAC (Prior M-X-T/D-D-O) 
Use(s) Vacant Multifamily and Commercial 
Gross and Net Acreage 15.10 15.10 
Gross Floor Area (sq. ft.) 0 1,278,170 sq. ft. 
Of which commercial/retail - 37,810 sq. ft 

Parking Garage - 284,613 sq. ft * 
Floor Area Ratio (FAR) 0 1.495 
 
Note: *The parking garage area was not tabulated on the DSP. A condition has been 

provided in the Recommendation section, to provide a column in the Development 
Use Summary for building area devoted to vehicular parking and parking access. 

 
Parking and Loading Data 
 

Parking Requirements* PROVIDED 
Surface parking spaces  78 
On-street parallel parking spaces 31 
Garage parking spaces 751 
Total Parking Spaces 860 

 
Note: *Pursuant to Part 11, Parking and Loading, Section 27-568 of the prior Zoning 

Ordinance, the number of parking spaces required for the residential units and 
commercial uses in the Mixed Use-Transportation Oriented (M-X-T) Zone is to be 
calculated by the applicant and submitted to the Prince George’s County Planning 
Board for approval, at the time of DSP, as stated in Section 27-574 of the prior 
Zoning Ordinance. As discussed in Finding 8.g., staff finds that the provided parking 
is sufficient for the proposed development. 
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Loading Spaces Requirement Required Proposed 
Multifamily dwelling 1 per 100 to 300 residential units 3 3 
Apartment housing for the elderly 
and physically handicapped 

1 per 100 to 300 residential units 4 4 

Grocery 1 per 2,000 to 10,000 square feet 1 1 
Retail 1 per 2,000 to 10,000 square feet 2 2 
Total Loading Spaces  10 10 

 
3. Location: The subject property is located on the south side of Southern Avenue, 2,100 feet 

north of its intersection with Wheeler Road, in Planning Area 76A and Council District 7, in 
Temple Hills. The site is also within the prior Development District Overlay (D-D-O) Zone 
designated by the 2014 Approved Southern Green Line Station Area Sector Plan and Sectional 
Map Amendment (Southern Green Line Station Area Sector Plan and SMA), as adopted in 
Prince George’s County Council Resolution CR-10-2014. 

 
4. Surrounding Uses: The subject site is bounded on the north by a wooded buffer to the 

Southern Avenue Metro Station, in the Neighborhood Activity Center (NAC) Zone; on the 
east by an undeveloped, former surface mining site in the Residential, Multifamily-20 
(RMF-20) Zone; to the south by a multifamily community in the RMF-20 Zone; and to the 
west by Southern Avenue, with an institutional use in the District of Columbia beyond.  

 
5. Previous Approvals: The 15.10-acre property, known as Lot 1, Byrne Manor, is recorded in 

the Prince George’s County Land Records in Plat Book WWW 50, page 57. The property is 
currently vacant and partially wooded but was formerly developed with a commercial use. 
 
The Southern Green Line Station Area Sector Plan and SMA retained the underlying prior 
M-X-T Zone for the property, but also established a D-D-O Zone over the entire sector plan 
boundary. The sector plan focuses on subareas surrounding the four Metrorail stations 
within the plan area, with design concepts, standards, and guidelines to ensure transit- and 
pedestrian-oriented redevelopment in the urban form. However, the Southern Avenue 
station area does not contain any specific standards. 
 
Preliminary Plan of Subdivision (PPS) 4-19052 was approved by the Planning Board on 
November 18, 2021 (PGCPB Resolution No. 2021-141), for nine parcels. 

 
6. Design Features: The applicant proposes to develop this site with 1,014 residential units, 

including 481 multifamily units, 399 units for the elderly or physically handicapped, and 
134 assisted living units. The site is also proposed to contain 18,946 square feet of grocery 
store, 9,411 square feet of retail space, and a 9,453-square-foot, 150-student daycare 
center. Both indoor and outdoor amenities will be provided, allowing residents and guests 
access to public and private social areas, outdoor benches and plazas, rooftop gathering, 
indoor fitness centers, playgrounds, and a Capital Bikeshare station. 
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Site Layout 
This proposal is designed with a main avenue that will extend from the narrow street 
frontage along Southern Avenue to the southeast side of the property. This main avenue will 
bisect the irregularly shaped property into two sides and will be lined with a variety of 
mixed-use buildings, plazas, park-like open spaces, sidewalks, and landscaping for an active, 
pedestrian-centric streetscape. Most of the parking will be within structured garages, which 
will be fully concealed within the residential and retail façades. A limited area of surface 
parking (78 spaces) will be provided for a portion of the retail uses and limited on-street 
parallel parking (31 spaces) will be provided throughout the site. 
 
Architecture 
The residential buildings will be five stories on top of two garage levels, with façades 
containing a combination of brick, stone, cementitious siding, cementitious panels, metal, 
glass, and wood accent materials. The elevations show curated elements such as larger 
windows and more prominent massing on the front corners, to emphasize the entrance into 
the community. A mix of inset and projecting balconies with metal railings are shown 
throughout the buildings to provide private outdoor space for the residents. 
 
The main entrances to the residential buildings will be centrally located along the long 
façade of each building facing the main promenade. Cable-hung steel canopies with a 
channel-letter sign offering the building address across the top of each canopy and a 
projecting building section with wall sconces on either side of the entryways emphasize the 
prominence of the main building entrances. A building name will be provided on a painted 
metal backer plate above the second story windows, over the entrance canopy. Each 
building will include rooftop amenities and a courtyard with planting beds and an area for 
multi-use recreation. The parking garage and loading entries will be understated, located 
away from the central focus of the building, yet visible with signage identifying the garage 
entrance. The garage and loading entrances are proposed in beige to match the brick siding 
material, and will have high speed, overhead, coiling doors. 
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The retail units and daycare center will be incorporated into the residential building design, 
with the facades articulated by an abundance of storefront fenestration and a natural, grey 
stone veneer. Sufficient space is provided on the sidewalks in front of the retail units for the 
placement of bistro tables or other seating opportunities. 
 

  
 
Green Building and Sustainable Site Development Techniques 
The project will be designed using the principles of Passive House to manage moisture, 
thermal transfer, air, and sunlight to create comfortable, healthy, and superefficient 
buildings. The building envelope will be designed with continuous insulation, thermal 
bridge-free design, airtight construction, high-performance windows and doors, and filtered 
fresh air with heat recovery. The residential units will be designed with energy-efficient 
heating, ventilating, and air conditioning (HVAC) units with programmable thermostats. 
Each building has been designed to maximize daylighting to as many units as possible. In 
addition, a heat island effect will be minimized with the use of a highly reflective cool 
roofing system to reflect sunlight heat including ultraviolet rays and solar heat. Cool roofs 
are white or light-colored roofs that have reflective properties. 
 
Wherever possible, sustainable and recycled products will be used in the construction of the 
project. Prefabrication and modular construction are planned to be used. This will allow the 
structure to be built within a controlled environment. The materials needed are accurately 
measured in advance, resulting in less waste and more efficient structures. 
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Indoor air quality will be significantly improved through the use of low-emitting materials 
such as adhesives and sealants, paints and coatings, carpet systems, composite wood, and 
Agri fiber products, reducing the release of pollutants into the indoor environment.  
 
High-efficiency lighting with controllability will be used throughout the project. Energy Star 
rated high-efficient residential appliances and fixtures, and water-efficient plumbing 
fixtures will be used to reduce the use of water and energy.  
 
The roofs and infrastructure of the buildings will be designed to accommodate future 
photovoltaic panels to produce electricity directly from sunlight. 
 
Signage 
The applicant is proposing several signs for the multiple buildings and multiple retail uses.  
 
Parcel 1 
At the main entrance, the building located on Parcel 1 will have a blade sign with the 
community’s name on the residential portion of the building, a building mounted sign 
displaying the community’s name, the grocery tenant, and the other property tenants, and 
two additional grocery identification signs. The blade sign will be two-sided, 55 feet tall, 
vertically mounted, and extending approximately 4 feet from the face of the western 
building façade on Southern Avenue. This two-sided sign will be an internally illuminated, 
painted metal cabinet with push-through illuminated text. 
 

             
 
The building mounted signage will be located on the front façade facing Southern Avenue, 
and at each of the customer entrances to the grocery store. A wall mounted, grocery store 
sign will face Southern Avenue, directly mounted to the brick façade, and be internally 
illuminated. The building mounted sign, displaying the community graphic and the tenant 
names, will be placed on the west side facing Southern Avenue, and wrapping the northwest 
corner to display the same information facing north. These signs will be affixed to a backlit 

R 
0 
M 
I 
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translucent glass wall, capped with a painted metal panel. The signs will be internally 
illuminated on a painted metal sign box with push through illuminated text. The sign at the 
north customer entrance will be similar to the front façade sign, displaying the grocery 
store name, but at a smaller scale, and the sign at the east side customer entrance will be 
much smaller with eight-inch lettering on a painted metal backer plate.  
 
Parcel 2 
On the northwest corner of the building on Parcel 2, retail signage will be located over the 
customer entrances on each side of the northwest corner of the building, where it extends 
out from the residential towers above.  
 
Parcels 3–5 
The residential towers will all have address signage over the doorways, with 8-inch 
lettering on a painted metal backer plate and similar directional signs at the entrances to 
the garages. 
 
Parcel 6 
On the front façade of Parcel 6, facing Southern Avenue (although mostly obscured by 
off-site woodland), four retail signs are proposed above each retail entrance. These signs 
will have lettering directly mounted to the stone façade and internally illuminated. The 
lettering size and design is to be determined by the specific tenants. On the south side of 
Parcel 6, facing the private road, the day care center sign will be located above the entrance 
and will be 14-inch, internally illuminated channel letters. 
 
The signage schedule provided with this application shows a total of 1,989 square feet of 
total sign area among the six proposed parcels for the community. Sections 27-613(f)(1) 
and 27-614(e)(1) of the prior Zoning Ordinance state that the design standards for all signs 
attached to a building and all on-site freestanding signs should be determined by the 
Planning Board, for each individual development in the M-X-T Zone, at the time of DSP 
review. Each DSP should be accompanied by plans, sketches, or photographs indicating the 
design, size, methods of sign attachment, and other information deemed necessary. In 
approving signage, the Planning Board is required to find that the proposed signs are 
appropriate in size, type, and design, given the proposed location and the use to be served, 
and the signage should be in keeping with the remainder of the mixed-use zone 
development. Staff believes that the proposed signage meets the requirements and 
recommends approval, as discussed above. 
 
Exterior Lighting Fixtures 
A full site photometric plan illustrating minimum lights levels provided by the fixtures was 
submitted with this DSP. The primary light fixture for the site is a light emitting diode (LED) 
light on a 20-foot-high pole. This lighting fixture is located throughout the project and is 
intended to illuminate the parking, drive aisles, entrances, and sidewalks. All lighting 
fixtures are full cut-off type. Specialty night lighting is intended to highlight the most 
attractive portions of the façade of the proposed buildings. 
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Recreational Facilities 
 
At the time of PPS 4-19052, it was determined that the mandatory parkland dedication of 
15 percent of the net residential lot area could be required to be dedicated to the 
Maryland-National Capital Park and Planning Commission for public parks, which equates 
to 2.13 acres, but that this would be met through on-site private recreational facilities.  
 
The recreational amenities for this site are proposed as a combination of indoor and 
outdoor facilities. The site will have a Capital Bikeshare station with docking for 11 e-bikes. 
In addition, there will be indoor and outdoor bike racks for each building, totaling 183 and 
83 spaces, respectively. An approximately 7,000-square-foot playground with an 
open-access play sculpture, café chairs and tables, benches, decorative boulders, and a 
wooden arch with a wooden bridge are proposed in the center of the community. The plans 
show the multipurpose recreational courtyard for Building 4 will be 12,000 square feet and 
include a log play sculpture, with café tables and chairs, benches, and will be surrounded by 
a planting bed and planting wall. The other buildings will also have multiuse courtyards 
totaling 35,000 square feet, and rooftop facilities; however, since the applicant is requesting 
to phase the indoor and courtyard recreational facilities for each building, the specific 
amenities for residential buildings other than Building 4 have not been detailed on the plans 
provided. At this time, only the indoor and courtyard recreational facilities for Building 4 
are being proposed for approval. A condition is included herein, requiring that the approval 
of an amended DSP application(s) will be necessary prior to approval of any permits for the 
other residential buildings on this DSP. The size and scope of facilities proposed in 
Building 4 will be used as a guide in reviewing and approving the facilities in the other 
buildings. 
 
The dog park will be an enclosed area located on the eastern side of the property, adjacent 
to Building 5B. The dog park will be approximately 2,500 square feet, set on pavers and 
artificial turf, and will include a watering station, benches, and canine agility furnishings. 
 
The picnic pavilion will be located on the northeast corner of the development site, utilizing 
an existing approximately 1,000-square-foot building foundation. The picnic area will have 
a wood pergola and picnic tables with benches and accessed via a short trail extending from 
the sidewalk on the east side of Building 5. Although the DSP shows a plan view of the 
pavilion, elevations were not provided. A condition is included herein to provide elevations 
of the proposed picnic pavilion on the existing foundation platform. 
 
Plaza and patio areas will be located adjacent to the commercial and daycare uses and 
contain open areas with benches and/or tables. Stone benches are shown throughout the 
site along the internal sidewalks; however, staff recommends that benches be placed nearer 
to the entrances to the buildings throughout the site. 
 
Each residential building will include a fitness center ranging from 650 square feet to 
900 square feet. However, this DSP application is only requesting approval of the outdoor 
recreational facilities, and the indoor and courtyard recreational facilities for Building 4. 
 
In addition to the on-site recreational facilities, at the time of PPS, the applicant proffered to 
provide 265 linear feet of closure to sidewalk gaps along the north side of Wheeler Road, 
and upgrade 36 area streetlights with LED bulbs. 
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COMPLIANCE WITH EVALUATION CRITERIA 
 
7. 2014 Approved Southern Green Line Station Area Sector Plan and Sectional Map 

Amendment and D-D-O Zone Standards: The Southern Green Line Station Area Sector 
Plan and SMA defines long-range land use and development policies, detailed zoning 
changes, design standards, and superimposes a development overlay zone on the area 
within a half-mile of the Southern Avenue Metro Station, with the intent that the 
D-D-O Zone design standards advance the County and sector plan’s vision of Southern 
Avenue as a priority area for transit-oriented development.  

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

compliance with the requirements of the D-D-O Zone, the M-X-T Zone, and expedited 
transit-oriented development (ETOD) projects in the prior Zoning Ordinance. 
 
a. Section 27-548.25(b) of the prior Zoning Ordinance requires that the Planning 

Board shall find that the site plan meets applicable development district standards 
in order to approve a DSP.  

 
b. In accordance with Section 27-546(d) of the prior Zoning Ordinance, in addition to 

the findings required to approve a DSP, the Planning Board shall make the following 
findings for projects in the M-X-T Zone. 
 
(1) The proposed development is in conformance with the purposes of the 

M-X-T Zone as stated in Section 27-542(a) of the Zoning Ordinance, as 
follows: 
 
(1) To promote the orderly development and redevelopment of 

land in the vicinity of major interchanges, major intersections, 
major transit stops, and designated General Plan Centers so that 
these areas will enhance the economic status of the County and 
provide an expanding source of desirable employment and 
living opportunities for its citizens; 
 
The DSP proposes to develop a site within one-half mile of the 
Southern Avenue Metro Station, with a mix of residential and retail 
uses, including a grocery store. The property is in a regional transit 
center, as stated in the Prince George’s County Growth Policy Map of 
the 2014 Plan Prince George’s 2035 Approved General Plan. The 
vision for the regional transit center is to promote the County’s 
planned growth and mixed-use development around the Southern 
Avenue Metro Station area. 

 
(2) To implement recommendations in the approved General Plan, 

Master Plans, and Sector Plans, by creating compact, mixed-use, 
walkable communities enhanced by a mix of residential, 
commercial, recreational, open space, employment, and 
institutional uses; 
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The subject site is located within the transit-oriented development 
half-mile walk circle, as shown on the sector plan. The sector plan 
recommends a mix of moderate and high-density development 
within walking distance of the transit station to increase transit 
ridership, with generally the most intense density and highest 
building heights in closest proximity to the transit station. The 
proposed development is one of the envisioned components by the 
plan.  

 
(3) To conserve the value of land and buildings by maximizing the 

public and private development potential inherent in the 
location of the zone, which might otherwise become scattered 
throughout and outside the County, to its detriment; 
 
The proposed development plan takes full advantage of the 
development potential and mix of uses including residential, retail, 
and grocery uses in the M-X-T Zone, as envisioned by the Southern 
Green Line Station Area Sector Plan and SMA.  

 
(4) To promote the effective and optimum use of transit and reduce 

automobile use by locating a mix of residential and 
non-residential uses in proximity to one another and to transit 
facilities to facilitate walking, bicycle, and transit use; 
 
The overall subject site is located within a half-mile of the Southern 
Avenue Metro Station. This location is so well served by public 
transportation and a complete pedestrian network that a person will 
not need an automobile to access the metro. The proposed site 
layout further facilitates walking, bicycle, and transit use, and 
includes a Capital Bikeshare station on the premises.  

 
(5) To facilitate and encourage a twenty-four (24) hour 

environment to ensure continuing functioning of the project 
after workday hours through a maximum of activity, and the 
interaction between the uses and those who live, work in, or 
visit the area; 
 
The proximity of the site to the Southern Avenue Metro Station, the 
mix of uses proposed on-site, and the surrounding area will 
contribute to enhancing a dynamic 24-hour environment. 

 
(6) To encourage an appropriate horizontal and vertical mix of land 

uses which blend together harmoniously; 
 
This development consists of a mix of horizontal and vertical uses 
which will integrate the retail and residential uses to serve the 
future residents and patrons of this site. 
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(7) To create dynamic, functional relationships among individual 
uses within a distinctive visual character and identity; 
 
The structures and façades proposed with this development will be 
varied and distinctive, providing residents and guests with visual 
interest and variety from the streetscape. The residential and retail 
uses will contribute to a dynamic functional relationship and a 
distinctive visual identity for the area including the subject site. 

 
(8) To promote optimum land planning with greater efficiency 

through the use of economies of scale, savings in energy, 
innovative stormwater management techniques, and provision 
of public facilities and infrastructure beyond the scope of 
single-purpose projects; 
 
The project will incorporate water-efficient landscaping and 
innovative wastewater technologies. The project is also using 
several bioretention areas to control, clean and contain stormwater 
runoff on the site so that the runoff is not released into the existing 
sewer system. A heat island effect will be minimized with the use of 
structured parking garages to decrease the need for surface parking 
and increase the amount of pervious site area available for site 
amenities and landscaping.  

 
(9) To permit a flexible response to the market and promote 

economic vitality and investment; and 
 
The subject application is proposing residential housing for the 
elderly and physically handicapped, a daycare center, a mix of retail 
uses, and a grocery store. This pattern of development represents 
the goals of the M-X-T Zone, by bringing the mix of uses to a single 
site with spaces suitable for adapting to market changes. 

 
(10) To allow freedom of architectural design in order to provide an 

opportunity and incentive to the developer to achieve 
excellence in physical, social, and economic planning 
(CB-84-1990; CB-47-1996; CB-78-2006). 
 
The proposed development includes architectural elevations that 
have been reviewed by the Urban Design Section and are acceptable.  

 
(2) For property placed in the M-X-T Zone through a Sectional Map 

Amendment approved after October 1, 2006, the proposed 
development is in conformance with the design guidelines or 
standards intended to implement the development concept 
recommended by the Master Plan, Sector Plan, or Sectional Map 
Amendment Zoning Change; 
 
This site was retained in the M-X-T and D-D-O Zones by the Southern Green 
Line Station Area Sector Plan and SMA. 
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(3) The proposed development has an outward orientation which either is 

physically and visually integrated with existing adjacent development 
or catalyzes adjacent community improvement and rejuvenation; 
 
The buildings on the site are oriented toward Southern Avenue with a 
variety of façade heights and architectural treatments, and a mix of 
ornamental trees, shrubs, and herbaceous plantings along the frontage. The 
side elevations will be proportionally divided into visually smaller forms and 
will be adjacent to four story, garden-style multifamily units to the south, 
and the Southern Avenue Metro Station to the north. The visual appeal and 
variety of on-site open spaces, plazas, and retail will integrate with and 
catalyze adjacent community improvements and rejuvenation.  

 
(4) The proposed development is compatible with existing and proposed 

development in the vicinity; 
 
The existing and proposed development along Southern Avenue in this area 
is primarily low- to medium-density commercial, and medium-density 
residential uses, consistent with the proposed development. 

 
(5) The mix of uses, arrangement and design of buildings and other 

improvements, and provision of public amenities reflect a cohesive 
development capable of sustaining an independent environment of 
continuing quality and stability; 
 
The mix of uses will provide the residents and visitors to the site with a 
variety of retail, daycare, grocery, and outdoor spaces. These, coupled with 
the proximity to the Southern Avenue Metro Station, a bus stop near the 
entrance on Southern Avenue, and a Capital Bikeshare station will provide 
an independent environment, with reasonable access to area amenities. 

 
(6) If the development is staged, each building phase is designed as a 

self-sufficient entity, while allowing for effective integration of 
subsequent phases; 
 
The DSP is a single-phase development.  

 
(7) The pedestrian system is convenient and is comprehensively designed 

to encourage pedestrian activity within the development; 
 
The network of sidewalks along each side of the internal roads provides 
easy access throughout the site from the residential units to the site 
amenities and retail uses. The sidewalks also connect with an existing 
sidewalk network on Southern Avenue for access to the bus stop, the 
Southern Avenue Metro Station, and other area communities and resources. 
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(8) On the Detailed Site Plan, in areas of the development which are to be 
used for pedestrian activities or as gathering places for people, 
adequate attention has been paid to human scale, high quality urban 
design, and other amenities, such as the types and textures of 
materials, landscaping and screening, street furniture, and lighting 
(natural and artificial); and 
 
The proposed buildings present a mix of materials and front elevations 
scaled back with lower building elevations along the streetscape, and the 
higher elevations set back for a more human scale experience at the 
ground level with the variety of seating, plazas, and green space 
throughout the site. 

 
(9) On a Conceptual Site Plan for property placed in the M-X-T Zone by a 

Sectional Map Amendment, transportation facilities that are existing; 
that are under construction; or for which one hundred percent (100%) 
of construction funds are allocated within the adopted County Capital 
Improvement Program, or the current State Consolidated 
Transportation Program, will be provided by the applicant, or are 
incorporated in an approved public facilities financing and 
implementation program, will be adequate to carry anticipated traffic 
for the proposed development. The finding by the Council of adequate 
transportation facilities at the time of Conceptual Site Plan approval 
shall not prevent the Planning Board from later amending this finding 
during its review of subdivision plats. 
 
The subject application is a DSP, and no conceptual site plan (CSP) is 
required per the ETOD process. This requirement is not applicable. 

 
(10) On the Detailed Site Plan, if more than six (6) years have elapsed since 

a finding of adequacy was made at the time of rezoning through a 
Zoning Map Amendment, Conceptual Site Plan approval, or preliminary 
plat approval, whichever occurred last, the development will be 
adequately served within a reasonable period of time with existing or 
programmed public facilities shown in the adopted County Capital 
Improvement Program, within the current State Consolidated 
Transportation Program, or to be provided by the applicant. 
 
PPS 4-19052 was approved by the Planning Board on November 18, 2021, 
when a finding of adequacy was made.  

 
(11) On a property or parcel zoned E-I-A or M-X-T and containing a 

minimum of two hundred fifty (250) acres, a Mixed-Use Planned 
Community including a combination of residential, employment, 
commercial and institutional uses may be approved in accordance with 
the provisions set forth in this Section and Section 27-548. 
 
The subject site contains a total of 15.10 acres. Therefore, this requirement 
does not apply.  
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c. The DSP application is also in conformance with additional regulations of the 
M-X-T Zone as follows: 
 
Section 27-547. Uses permitted. 
 
(d) At least two (2) of the following three (3) categories shall be included 

on the Conceptual Site Plan and ultimately present in every 
development in the M-X-T Zone. In a Transit District Overlay Zone, a 
Conceptual Site Plan may include only one of the following categories, 
provided that, in conjunction with an existing use on abutting property 
in the M-X-T Zone, the requirement for two (2) out of three (3) 
categories is fulfilled. The Site Plan shall show the location of the 
existing use and the way that it will be integrated in terms of access 
and design with the proposed development. The amount of square 
footage devoted to each use shall be in sufficient quantity to serve the 
purposes of the zone:  
 
(1) Retail businesses; 
 
(2) Office, research, or industrial uses;  
 
(3) Dwellings, hotel, or motel. 
 
Section 27-290.01(a)(1) of the prior Zoning Ordinance provides that ETOD 
projects located in a mixed-use zone, where a site plan approval is required, 
shall be exempt from applicable site plan requirements other than a DSP. 
Therefore, this site was not subject to the review of a CSP. The uses 
proposed with this application are for (1) retail businesses and (3) 
dwellings, satisfying the requirement of Section 27-547 of the prior Zoning 
Ordinance. 

 
Section 27-544. Regulations. 
 
(a) Except as provided in Subsection (b), additional regulations 

concerning the location, size, and other provisions for all buildings and 
structures in the M-X-T Zone are as provided for in Divisions 3 and 4 of 
this Part, General (Part 2), Off-Street Parking and Loading (Part 11), 
Signs (Part 12), and the Landscape Manual. 
 
The plan has been reviewed in accordance with the above applicable 
provisions of the prior Zoning Ordinance.  

 
Section 27-548. M-X-T Zone. 
 
(a) Maximum floor area ratio (FAR): 

 
(1) Without the use of the optional method of development—0.40 

FAR; and 
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(2) With the use of the optional method of development—8.00 FAR. 
 
The D-D-O Zone standards of the sector plan do not amend this FAR 
requirement for the Southern Avenue subarea. The DSP proposes a 
1.495 FAR, which is consistent with the optional method of development 
requirements in the M-X-T Zone. The optional incentives for this application 
include residential uses and outdoor plazas. The FAR has not been provided 
on the plan. A condition has been provided in the Recommendation section, 
to clearly indicate the FAR on the DSP. 

 
(b) The uses allowed in the M-X-T Zone may be located in more than one 

(1) building, and on more than one (1) lot. 
 
The proposed development consists of multiple buildings on multiple lots. 
The DSP satisfies this requirement. 

 
(c) Except as provided for in this Division, the dimensions for the location, 

coverage, and height of all improvements shown on an approved 
Detailed Site Plan shall constitute the regulations for these 
improvements for a specific development in the M-X-T Zone. 
 
The DSP shows a layout for the development of this project consisting of 
multiple buildings with dimensions provided.  

 
(d) Landscaping, screening, and buffering of development in the M-X-T 

Zone shall be provided pursuant to the provisions of the Landscape 
Manual. Additional buffering and screening may be required to satisfy 
the purposes of the M-X-T Zone and to protect the character of the 
M-X-T Zone from adjoining or interior incompatible land uses. 
 
The landscaping, screening, and buffering issues have been reviewed along 
with this DSP. Finding 11 below provides a detailed discussion of the 
landscaping proposed. 

 
(e) In addition to those areas of a building included in the computation of 

gross floor area (without the use of the optional method of 
development), the floor area of the following improvements (using 
the optional method of development) shall be included in computing 
the gross floor area of the building of which they are a part: enclosed 
pedestrian spaces, theaters, and residential uses. Floor area ratios 
shall exclude from gross floor area that area in a building or structure 
devoted to vehicular parking and parking access areas 
(notwithstanding the provisions of Section 27-107.01). The floor area 
ratio shall be applied to the entire property which is the subject of the 
Conceptual Site Plan. 
 
As discussed previously, this site was not subject to approval of a CSP; 
however, the applicant has applied the floor area ratio in accordance with 
this provision. The floor area ratios appear to exclude areas devoted to 
parking. However, the Development Use Summary on the DSP is not clear. 
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A condition is provided in the Recommendation section, to include a 
column for building area devoted to vehicular parking and parking access. 

 
(f) Private structures may be located within the air space above, or in the 

ground below, public rights-of-way. 
 
All buildings will be located outside of the public rights-of-way. 

 
(g) Each lot shall have frontage on, and direct vehicular access to, a public 

street, except lots for which private streets or other access 
rights-of-way have been authorized pursuant to Subtitle 24 of this 
Code. 
 
The site has very limited frontage on the public right-of-way, Southern 
Avenue. One lot/building has frontage on Southern Avenue, with the 
remaining having frontage on private rights-of-way within the site. 

 
d. In accordance with Section 27-107.01(a)(242.2)(B) of the prior Zoning Ordinance, 

this DSP is an eligible ETOD project, as follows: 
 
(242.2) Transit Oriented Development Project, Expedited: A development 
proposal, designated for expedited review in accordance with 
Section 27-290.01 of this Subtitle, where  
 
(B) for a constructed Washington Metropolitan Area Transit Authority 

(“WMATA”) Metrorail station for which there is no approved TDOZ, the 
subject property has greater than fifty percent (50%) of its net lot area 
located within a one-half mile radius of the constructed WMATA 
Metrorail station as measured from the center of the transit station 
platform 
 
The subject site is located completely within a one-half mile radius of the 
Southern Avenue Metro Station platform. Section 27-290.01 of the prior 
Zoning Ordinance sets out the requirements for reviewing ETOD projects, 
including submittal requirements, use restrictions, review procedures, the 
roles of the Prince George’s County District Council and Planning Board, and 
the time limit for both Planning Board and District Council actions.  

 
(b) As a condition of site plan approval, an Expedited Transit-Oriented 

Development Site Plan shall: 
 
(1) Use the best urban design practices and standards, including: 

 
(A) Encouraging a mix of moderate and high-density 

development within walking distance of a transit station 
to increase transit ridership, with generally the most 
intense density and highest building heights in closest 
proximity to the transit station and gradual transition to 
the adjacent areas; 
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This site is located within one-half mile of the Southern 
Avenue Metro station. The proposed development is 
considered a high-density development surrounded by 
various other uses.  

 
(B) Reducing auto dependency and roadway congestion by:  

 
(i) Locating multiple destinations and trip purposes 

within walking distance of one another;  
 
(ii) Creating a high quality, active streetscape to 

encourage walking and transit use;  
 
(iii) Minimizing on-site and surface parking; and  
 
(iv) Providing facilities to encourage alternative 

transportation options to single-occupancy 
vehicles, like walking, bicycling, or public 
transportation use; 

 
This site is located within one-half mile of the Southern 
Avenue Metrorail station and has a public bus stop along its 
frontage. The proposal is minimizing parking to the extent 
practical, is providing a Capital Bikeshare station on-site, and 
is designed for a pedestrian focused lifestyle. 

 
(C) Minimizing building setbacks from the street;  

 
The site has very limited frontage on Southern Avenue. 
However, given this constraint, the applicant is developing 
the site with minimal setbacks to Southern Avenue and to the 
main roads within the community for an active, urban 
experience. 

 
(D) Utilizing pedestrian scale blocks and street grids; 

 
The site is limited in area, but the proposal provides a main 
avenue through the center of the site, with variation and 
visual interest for a pedestrian scale experience. 

 
(E) Creating pedestrian-friendly public spaces; and 

 
Plazas, patios, and recreation areas have been provided 
throughout the site, accessed by sidewalks on both sides of 
the internal roads. 
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(F) Considering the design standards of Section 27A-209. 
 
Although Subtitle 27A was technically repealed by Prince 
George’s County Council Bill CB-77-2021, the former subtitle 
is a pertinent reference regarding design standards in an 
ETOD development. Section 27-209 of the prior Zoning 
Ordinance contains general design principles of urban 
centers as stated below:  
 
(a) Building Façades should be aligned and close to 

the Street. Buildings form the space of the Street. 
 
(b) The Street is a coherent space, with consistent 

building forms on both sides. Buildings facing 
across the Street-Space contribute to a clear 
public space and Street-Space identity.  

 
(c) Multimodal, complete Streets incorporating 

well-designed pedestrian, bicycle, transit, and 
auto facilities are essential elements of the Urban 
Centers and Corridor Nodes.  

 
(d) Consideration of the natural environment is 

paramount in the Urban Centers and Corridor 
Nodes. All new development should be designed 
in accordance with best practices of 
environmentally-sensitive site design and 
sustainability. Development within the Urban 
Centers and Corridor Nodes shall demonstrate 
consideration of the natural environment 
through several means, including the 
environmental infrastructure Functional Overlay, 
Regulating Plan, and Permit Site Plan application. 

 
(e) Regulated Environmental Features shall be 

preserved, protected, and restored to a natural 
state to the fullest extent possible.  

 
(f) Buildings oversee the Street-Space with active 

fronts. This overview of the Street-Space 
contributes to safe and vital public spaces.  

 
(g) In an urban environment, property lines are 

generally physically defined by buildings, walls, 
or fences. Land should be clearly public or 
private—in public view and under surveillance or 
private and protected from view.  
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(h) Buildings are designed for neighborhoods, towns, 
and cities. Rather than being simply pushed 
closer together, buildings should be designed for 
the urban situation within towns and cities. Views 
are directed to the Street-Space and interior 
gardens or courtyards to highlight these key 
amenities for the community and reinforce visual 
surveillance and sense of communal ownership of 
these spaces.  

 
(i) Vehicle storage and parking (excluding on-Street 

parking), garbage and recycling storage, and 
mechanical equipment are kept away from the 
Street-Space.  

 
The DSP is consistent with the applicable design principles of 
Section 27A-209 of the prior Zoning Ordinance regarding the 
following: building façades, complete streets, multimodal 
transportation options, active street fronts, 
pedestrian-friendly public plaza, well-defined street walls, 
and attractive streetscapes. 

 
(2) provide a mix of uses, unless a mix of uses exists or is approved 

for development in the adjacent areas, 
 
The DSP proposes multifamily residential and commercial/retail 
uses, including a grocery store. 

 
(3) not include the following uses, as defined in Section 27A-106 or, 

if not defined in Section 27A-106, as otherwise defined in this 
Subtitle (or otherwise, the normal dictionary meaning): 
 
(A) Adult entertainment; 
 
(B) Check cashing business; 
 
(C) Liquor store; 
 
(D) Pawnshop or Pawn Dealer; 
 
(E) Cemetery; 
 
(F) Vehicle and vehicular equipment sales and services (also 

includes gas station, car wash, towing services, RV 
mobile home sales, and boat sales); 

 
(G) Wholesale trade, warehouse and distribution, or storage 

(including self-service storage, mini-storage, and any 
storage or salvage yards); 
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(H) Industrial; 
 
(I) Amusement park; 
 
(J) Strip commercial development (in this Section, “Strip 

commercial development” means commercial 
development characterized by a low density, linear 
development pattern usually one lot in depth, organized 
around a common surface parking lot between the 
building entrance and the street and lacking a defined 
pedestrian system); 

 
(K) Sale, rental, or repair of industrial or heavy equipment; 
 
(L) Any automobile drive-through or drive-up service; 
 
(M) Secondhand business (in this Section, a “Secondhand 

business” is an establishment whose regular business 
includes the sale or rental of tangible personal property 
(excluding motor vehicles) previously used, rented, 
owned or leased); 

 
(N) Nail salon and similar uses designated as North 

American Industry Classification System (NAICS) No. 
812113, except as an ancillary use; 

 
(O) Beauty supply and accessories store (in this Section, a 

“Beauty supply and accessories store” is a cosmetology, 
beauty, or barbering supply establishment engaged in 
the sale of related goods and materials wholesale and/or 
retail.), except as an ancillary use; or 

 
(P) Banquet halls, unless accessory to a restaurant, tavern, 

hotel, or convention center. 
 
None of the above prohibited uses are included in this DSP.  

 
(4) Comply with the use restrictions of Section 27A-802(c), and 

 
Section 27A-802(c) provides restrictions on public utility uses or 
structures within the Urban Center District that also require the 
overall design of those uses and structures to be harmonious with 
development in general. This site has very limited frontage, 
approximately 250 feet, along Southern Avenue. All the public 
utilities serving this site are already installed within Southern 
Avenue and this project only needs to connect to the existing 
utilities. 
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(5) Be compatible with any site design practices or standards 
delineated in any Master Plan, Sector Plan or Overlay Zone 
applicable to the area of development. To the extent there is a 
conflict between the site design practices or standards of 
subsection (b)(1), above, and those of a Master Plan, Sector Plan 
or Overlay Zone applicable to the area that is proposed for 
development under this Section, the site design practices, and 
standards of the Master Plan, Sector Plan or Overlay Zone shall 
apply. 
 
This application is generally compatible with the governing Southern 
Green Line Station Area Sector Plan and SMA; however, there are no 
standards that apply to this subarea within the sector plan. 

 
(6) Nothing in this Section shall be interpreted to preclude projects 

that include the uses described in subsection (b)(3), above, 
from proceeding without the use of expedited review 
prescribed in this Section. 
 
This requirement is not applicable to this DSP because none of the 
uses listed in (b)(3) are specified in this DSP. 

 
e. Departure from Design Standards DDS-685: The applicant has submitted a DDS 

to allow the following: 
 
1. A reduction of the standard, nonparallel parking space size from 

9.5 feet by 19 feet to 9 feet by 18 feet, pursuant to Section 27-239.01 
of the prior Zoning Ordinance. 

 
2. Relief from Section 27-579 of the prior Zoning Ordinance, to allow 

loading spaces less than the required 50 feet from residential uses. 
On Parcel 1, the applicant proposes to accommodate a grocery store 
footprint with two enclosed loading areas. The distance from the 
grocery loading access on Parcel 1 is 36 feet from the property line, 
and thus, the departure request is for 14 feet. In addition, a 
combined total of three loading spaces on Parcels 2, 3, and 4 are 
proposed at 42 feet from the residential use, thus requiring a 
departure of 8 feet. The loading areas will be interior, within the 
parking garages, and completely screened; and 

 
3. A reduction in the street trees along the private roads, as required in 

the 2010 Prince George’s County Landscape Manual (Landscape 
Manual), Landscape Section 4.10(c)(2). The applicant provides that 
with the limited space within the private rights-of-way for the 
placement of necessary utilities, stormwater management (SWM) 
devices, the required shade trees, and the topographical challenges 
of the site, the applicant is seeking relief for Private Roads A and B, 
and Fire Access Road A. Alternative Compliance AC-22002 was 
recommended for disapproval by the Planning Director on 
November 1, 2022. 
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The applicant has submitted a statement of justification to address the required 
findings for a DDS indicated in Section 27-239.01(b)(7)(A) of the prior Zoning 
Ordinance.  
 
(A) In order for the Planning Board to grant the departure, it shall make 

the following findings:  
 
(i) The purposes of this Subtitle will be equally well or better 

served by the applicant’s proposal; 
 
The applicant intends to develop a vibrant, pedestrian-oriented, 
mixed-use site, and due to site constraints such as size, 
configuration, topography, and regulated environmental features, 
the applicant is seeking relief from the strict conformance to the 
Prince George’s County Code. The purposes of this Subtitle will be 
better served by fulfilling the purposes of the sector plan and 
concentrating development with a mix of uses within one-half mile 
of the metro station. Specifically, the reduced parking space size 
allows for a more compact and efficient structured parking design, 
while providing off-street parking sufficient to serve the needs of the 
project. The reduction in the distance from the loading spaces to the 
residential uses is an inevitable byproduct of consolidating a mix of 
uses on a site. To counter the reduction in the shade trees, the 
applicant is providing several other amenities, and extra evergreen 
and ornamental trees. 

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

circumstances of the request; 
 
The departure is necessary to fulfill the vision of the sector plan by 
providing a compact, vibrant, mixed-use community close to the 
metro station, while preserving the regulated environmental 
features on the property. 

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

which are unique to the site or prevalent in areas of the County 
developed prior to November 29, 1949; 
 
Staff agrees that the departure is necessary to alleviate 
circumstances specific to the site. In addition to the topographical 
and environmental conditions of the site, consideration should also 
be given to the fact that the proposed development is in an urban 
setting, situated along the border of the District of Columbia. 
Developing in an urban setting often requires a more compact 
approach to the layout. 
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(iv) The departure will not impair the visual, functional, or 
environmental quality or integrity of the site or of the 
surrounding neighborhood. 
 
Staff finds that the departures will enhance the visual and functional 
quality of this community and the surrounding neighborhoods by 
providing a walkable community in close proximity to the Southern 
Avenue Metro Station and will be providing several retail amenities 
for the surrounding communities. The departure will allow for a 
more efficient yet fully functional parking and circulation design that 
will serve the needs of the community.  

 
Based on the analysis above, staff supports Departure from Design Standards 
DDS-685, for a departure to allow standard, nonparallel parking space size of 9 feet 
in width by 18 feet in length; to allow loading spaces to be located 36 feet and 
42 feet from residential uses; and to allow a reduction in the number of street trees 
provided along a private road, in accordance with Section 4.10 of the Landscape 
Manual. 

 
f. The DSP is in conformance with the applicable site design guidelines contained in 

Section 27-274 of the prior Zoning Ordinance, as cross-referenced in Section 27-283 
of the prior Zoning Ordinance. The site design guidelines address general site and 
building design including parking, loading and circulation, lighting, views, green 
area, site and streetscape amenities, grading, service areas, public spaces, and 
architecture. The specific applicable elements, as set forth in Section 27-274, are 
addressed below. 
 
The surface and garage parking are located and designed to provide safe and 
efficient vehicular and pedestrian circulation for the site. 
 
The vehicular and pedestrian circulation routes are designed in accordance with the 
guidelines to ensure safe, efficient, and convenient traffic flow and access. Parking 
and loading spaces will be clearly marked and signed and are separated, to the 
extent possible, from conflicting vehicular circulation. Barrier-free access is 
provided to the various building entrances.  
 
A photometric plan is included with the DSP and shows that the lighting provided 
will illuminate important on-site elements such as the parking areas, entrances, and 
pedestrian pathways.  
 
This development will create an inviting and well scaled main entrance along 
Southern Avenue and will provide tree canopy coverage (TCC) in accordance with 
the current regulations. 
 
The green area will be provided on-site in accordance with the Landscape Manual.  
 
The site and streetscape amenities are designed in accordance with these guidelines 
with on-site lighting fixtures, seating, and plazas coordinated to be attractive. 
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The site is designed to meet the grading requirements and the proposed SWM is 
designed to meet or exceed current Prince George’s County regulations. 
 
Service and loading areas are located inside the parking garages. These service 
areas are accessible, but not obtrusive. They will be adequately screened from the 
public view. 
 
Public spaces and plazas are designed throughout the community. The architectural 
and landscape site plans show the spaces, and their organization, design, and 
features. The spaces are well defined by the building massing and facade design. The 
plazas comprise shade trees, landscaping, furnishings, lighting, and paving scaled to 
accommodate groups or individuals. Pedestrian pathways are clearly indicated. 
 
The architecture proposed for this site is contemporary and serves the purposes of 
the intended building typologies. The finish materials are durable and of good 
quality.  

 
g. Section 27-574 provides that the number of parking spaces required in the 

M-X-T Zone is to be calculated by the applicant and submitted for Planning Board 
approval at the time of DSP. Detailed information regarding the methodology and 
procedures to be used in determining the parking ratio is outlined in 
Section 27-574(b) of the prior Zoning Ordinance.  
 
The applicant submitted a parking analysis detailing the proposal for 860 on-site 
parking spaces for all the proposed uses. The methodology in Section 27-574 
requires that parking be computed for each use, in accordance with Section 27-568. 
Using the parking schedule, the analysis determined that under a conventional 
review, the uses on this site would require 1,214 parking spaces. The parking 
analysis then considered the peak parking demand for each use, the provisions of 
mass transit with public bus service at the frontage on Southern Avenue and 
Metrorail within a half mile of the site, and the mix of residential, retail, grocery, and 
daycare services provided on the site, and concluded that an overall parking 
requirement of 827 parking spaces would be sufficient.  
 
In consideration of the information provided in the applicant’s parking study, staff 
agrees that the site plan provides adequate parking for the proposed uses in 
accordance with Section 27-574. 

 
9. Preliminary Plan of Subdivision (PPS) 4-19052: On November 18, 2021, the Planning 

Board approved PPS 4-19052 (PGCPB Resolution No. 2021-141) for this property with 
18 conditions. The following conditions in bold text are relevant to this DSP application, 
with the staff analysis of the project’s conformance to the conditions following each 
condition in plain text: 
 
2. A substantial revision to the mix of uses on the subject property that affects 

Subtitle 24 adequacy findings shall require approval of a new preliminary 
plan of subdivision, prior to issuance of any permits. 
 
This DSP is proposing development consistent with the approved PPS. 
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3. Development of the site shall be in conformance with the approved 
Stormwater Management Concept Plan, 36900-2020-00, and any subsequent 
revisions. 
 
The approved SWM concept plan and letter were submitted with the subject DSP. 
The concept plan shows only one outfall structure to the northeast of the facility 
that outlets into an ephemeral stream channel that drains into the on-site stream 
system. No SWM fee for on-site attenuation/quality control measures is required. 

 
6. Total development within the subject property shall be limited to uses which 

generate no more than 492 AM peak-hour trips and 523 PM peak-hour vehicle 
trips. Any development generating an impact greater than that identified 
herein above shall require approval of a new preliminary plan of subdivision, 
with a new determination of the adequacy of transportation facilities. 
 
The uses and total gross floor area proposed in this application are within the 
development anticipated per PPS 4-19052. The applicant has submitted a trip 
generation memo as part of the DSP submission. The trip generation memo 
indicates that the approved trip cap established in the PPS considers the 
development of 1,032 dwelling units, an 18,500-square-foot grocery store, 
10,275 square feet of retail use, and a 10,894-square-foot day care center. The 
number of dwelling units and overall density for the retail use approved with the 
PPS are slightly higher than the overall amount proposed with the subject DSP, but 
the square footage of the grocery store approved with the PPS is slightly lower than 
the amount proposed with the DSP. The trip generation study considers the 
construction of a proposed mixed-use development, as previously described above, 
that consists of a combination of residential units, a grocery store, general retail 
uses, and day care uses resulting in the generation of 384 AM peak period trips and 
482 PM peak period trips. While the subject DSP differs slightly from the approved 
PPS, the trips associated with this proposal are within the peak-hour trip cap 
approved in PPS 4 19052. However, staff has identified inconsistencies in the latest 
DSP submission which misallocates the number of overall proposed dwelling units. 
Specifically, the density provided in the general notes section is not consistent with 
the rest of the plan sheets, and staff has confirmed with the applicant that the 
calculation was provided in error. As a condition of approval, staff recommends that 
the general note sheet is updated to reflect 481 multifamily residential units and 
504 senior living housing units, which results in a total of 981 residential units.  

 
11. Prior to acceptance of a detailed site plan, the package shall contain an 

arborist’s evaluation, prepared in accordance with Part B, Section 5.2.3C of the 
Environmental Technical Manual, for all specimen trees whose critical root 
zones cannot be wholly preserved. Every effort shall be made to preserve the 
specimen trees not approved for removal with the preliminary plan of 
subdivision. 
 
This condition was met with the DSP submission and the arborist evaluation 
provided the professional determination about the status of the specimen trees with 
proposed impacted root zone. 
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13. The applicant shall provide a bicycle and pedestrian facilities plan that 
illustrates the location, limits, specifications, and details of the pedestrian and 
bicyclist adequacy improvements approved with Preliminary Plan of 
Subdivision 4-19052, consistent with Section 24-124.01(f) of the Prince 
George’s County Subdivision Regulations as part of any Detailed Site Plan 
submission. 
 
The applicant has provided a bicycle and pedestrian facilities plan on sheets 1D–1E 
of the DSP, which includes locations, limits, specifications, and details of bicycle and 
pedestrian facilities.  

 
14. Prior to acceptance of any detailed site plan, the applicant and the applicant’s 

heirs, successors, and/or assignees shall provide plans that illustrate the 
location, limits, specifications, and details displaying the following facilities, 
unless modified by the Prince George’s County Department of Permitting, 
Inspections and Enforcement, with written correspondence: 
 
a. Standard sidewalks along both sides of all new roads. 
 
b. Crosswalks at all locations where sidewalks intersect with roads. 
 
c. Bicycle parking throughout the development. 
 
The applicant’s submission accurately displays crosswalks at all locations where 
sidewalk facilities intersect with roadways. In addition, bicycle parking has been 
provided throughout the proposed development at locations that staff finds suitable. 
However, the applicant indicates that the facility labeled as “Fire Access Road A” is 
designed to provide general circulation throughout the development, and therefore, 
should be labeled as a private road and brought up to the standards of a private 
road, which requires sidewalks on both sides of the road. As a condition of approval, 
staff recommends the applicant update the DSP to bring the facility labeled as “Fire 
Access Road A” to private road standards and include sidewalks along both sides of 
the facility consistent with Condition 14, prior to certification of the DSP.  

 
15. In accordance with Section 24-135(b) of the Prince George’s County 

Subdivision Regulations, the applicant and the applicant’s heirs, successors, 
and/or assignees shall provide adequate on-site indoor and outdoor 
recreational facilities. 
 
On-site recreational facilities proposed by the applicant include a fitness center for 
each multifamily building, courtyards for each multifamily building, two play 
sculptures, a dog park, plazas, and a picnic pavilion. Staff finds that these facilities 
are adequate. 

 
16. At the time of detailed site plan review, the on-site indoor and outdoor 

recreational facilities shall be reviewed by the Urban Design Section of the 
Prince George’s County Planning Department, Development Review Division 
for adequacy and proper siting, in accordance with the Park and Recreation 
Facilities Guidelines and the 2014 Approved Southern Green Line Station Area 
Sector Plan and Sectional Map Amendment. 
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The applicant has proposed on-site recreational facilities with this DSP, which 
include fitness centers and courtyards for each multifamily building, two play 
sculptures, a dog park, plazas, a picnic pavilion, and benches throughout the 
community. The applicant has provided a recreational facilities calculation table on 
the cover sheet of the DSP with associated costs and construction triggers for these 
facilities; however, not all of the recreational facilities are included in the table. The 
dog park, plazas, open-access play sculpture, and picnic pavilion are missing from 
the table and the table only lists one fitness center, at 600 square feet, while the 
applicant has proposed 6 (one for each multifamily building) fitness centers ranging 
from 650 square feet to 900 square feet. The applicant has listed the trigger for 
construction as prior to record plat. However, these triggers on the chart should be 
revised to include the triggers relative to actual building construction or number of 
dwelling units. 

 
10. 2010 Prince George’s County Landscape Manual: Per Section 27-544(a) of the prior 

Zoning Ordinance, landscaping, screening, and buffering for property zoned M-X-T are 
subject to the provisions of the Landscape Manual. Specifically, this application is subject to 
the requirements of Section 4.1, Residential Requirements; Section 4.2, Landscape Strips 
Along Streets; Section 4.3, Parking Lot Requirements; Section 4.7, Buffering Incompatible 
Uses; Section 4.9, Sustainable Landscaping Requirements; and Section 4.10, Street Trees 
Along Private Streets. The landscape plan provided with this DSP contains errors and 
deficiencies, which have been addressed as conditions in the Recommendation section. The 
required plantings and schedules are provided in conformance with the Landscape Manual 
and are acceptable, except for Section 4.2. 
 
Alternative compliance is requested from the requirements of the Landscape Manual, 
specifically from Section 4.2, Requirements for Landscape Strips Along Streets, for the site’s 
Southern Avenue frontages, and from Section 4.10, Street Trees Along Private Streets, for 
the private streets in the development. 
 
Section 4.2-1, Requirements for Landscape Strips Along Streets 
 
REQUIRED: Section 4.2(c)(3)(A)(i), Requirements for Landscape Strips Along Streets, 
along Southern Avenue 
 

Length of Landscape Strip 150 feet 
Width of Landscape Strip 10 feet 
Shade Trees (1 per 35 linear feet) 5 
Shrubs  43 

 
PROVIDED: Section 4.2(c)(3)(A)(i), Requirements for Landscape Strips Along Streets, 
along Southern Avenue 
 

Length of Landscape Strip 150 feet 
Width of Landscape Strip 10 feet 
Shade Trees (1 per 35 linear feet) 0 
Ornamental/Evergreen Trees 5 
Shrubs 58 
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Justification of Recommendation 
The applicant is requesting alternative compliance from Section 4.2(c)(3)(A)(i), 
Requirements for Landscape Strips Along Streets, which requires a landscape strip be 
provided for the entire 150 feet of property’s frontage along Southern Avenue. 
 
The applicant is proposing to use Option 1 to satisfy the requirements of Section 4.2 of the 
Landscape Manual, which requires a 10-foot landscape strip, planted with 1 shade tree and 
10 shrubs per 35 feet of linear frontage. The applicant is proposing a varied width 
landscape strip that is a minimum of 12.6 feet, and a maximum of 21.5 feet wide. The 
landscape yard includes a slope that rises approximately six feet to the building and 
includes additional planting. None of the required shade trees are included in the landscape 
strip in this area and have been replaced by ornamental flowering trees. The planting strip 
includes 58 shrubs along the roadway which exceeds the 43 shrubs that are required. 
 
The Alternative Compliance Committee found that the applicant’s proposed solution meets 
the requirements of the width of the landscape strip but is deficient in the required number 
of shade trees, and does not find the applicant’s proposal equally effective as normal 
compliance with Section 4.2, Requirements for Landscape Strips Along Streets. 
 
While the committee understands the special constraints created by the building’s 
placement and the location of the public utility easement along Southern Avenue, staff 
recommends that a minimum of six columnar evergreens be substituted for the shrubs 
adjacent to the building and retaining wall. Evergreen trees provide a greater number of 
planting units than shrubs and the replacement of shrubs with columnar evergreens will 
increase the total number of planting units. If replaced, the total planting units will be closer 
to the number of plant units normally required and the columnar habitat of these evergreen 
trees will provide a vertical accent. A condition is included herein, requiring the applicant to 
substitute the shrubs with columnar evergreens. 
 
REQUIRED: Section 4.2(c)(3)(A)(i), Requirements for Landscape Strips Along Streets, 
on Private Road A to screen the parking lot 
 

Length of Landscape Strip 155 feet 
Width of Landscape Strip 10 feet 
Shade Trees (1 per 35 linear feet) 5 
Shrubs 44 

 
PROVIDED: 4.2(c)(3)(A)(i), Requirements for Landscape Strips Along Streets, on 
Private Road A to screen the parking lot 
 

Length of Landscape Strip 155 feet 
Width of Landscape Strip 7 feet 
Shade Trees (1 per 35 linear feet) 5 
Shrubs 52 
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Justification of Recommendation 
The applicant is requesting alternative compliance from Section 4.2(c)(3)(A)(i), 
Requirements for Landscape Strips Along Streets, which requires a landscape strip be 
provided for the entire 155 linear feet of frontage of the parking lot on Parcel 6. 
 
The applicant is proposing to use Option 1 to satisfy the requirements of Section 4.2 of the 
Landscape Manual, which requires a 10-foot-landscape strip, planted with 1 shade tree and 
10 shrubs per 35-feet of linear frontage. The applicant is proposing a 7-foot-wide landscape 
strip for the entire frontage and is meeting the required number of shade trees by 
proposing five shade trees. The landscape strip is required to provide 44 shrubs and the 
applicant is providing 52 shrubs. Due to spatial limitations between the proposed 
right-of-way and curb-line of the proposed parking lot, the proposed buffer area has been 
reduced by 3 feet. The applicant is providing 8 more plant units than would be required for 
a total of 102 planting units. 
 
Due to the increase in the number of shrubs and total number of plant units, the Planning 
Director has determined that the parking lot will be adequately screened and finds that the 
applicant’s proposal is equally effective as normal compliance with Section 4.2, 
Requirements for Landscape Strips Along Streets. 
 
The application is subject to Section 4.10, Street Trees Along Private Streets, of the 
Landscape Manual which requires a 5-foot-wide landscape strip between the street curb or 
edge of paving and the sidewalk, and a minimum number of shade trees per linear feet of 
roadway. Private Street A has a total of 5,684 linear feet in length. Using this ratio, the 
applicant would be required to plant 162 street trees. The applicant is proposing to plant 
17 shade trees on this roadway rather than the required number of shade trees. 
Private Street A includes both the central primary roadway for the development and a road 
located at the rear of the buildings that is proposed as an emergency access road. The 
primary road includes planting areas and landscaping, however the emergency access roads 
do not. 
 
Section 4.10, Street Trees Along Private Streets 
 
REQUIRED: Section 4.10(c)(1), Street Trees Along Private Streets, along Private 
Street A 
 

Length of Landscape Strip 5,684 linear feet* 
Width of Landscape Strip 5 feet 
Shade Trees (1 per 35 linear feet) 162 (Total) 

 
PROVIDED: Section 4.10(c)(1), Street Trees Along Private Streets, along Private 
Street A 
 

Length of Landscape Strip 5,684 linear feet* 
Width of Landscape Strip 5 feet 
Shade Trees (1 per 35 linear feet) 17 (Total) 
 
Note: *A portion of this Private Road A includes the emergency access road and the 

applicant does not propose any landscape treatment on this roadway. 
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Justification of Recommendation 
The applicant requests alternative compliance from Section 4.10, Street Trees Along Private 
Streets, of the Landscape Manual, along Private Road A on the subject property. On the 
central primary road of the development, landscape treatment is provided along the 
roadway by including ornamental trees, shrubs, and perennials throughout the 
development, with specific attention to the green space areas along the private streets. 
However, this roadway continues behind the buildings on site and no landscaping is 
provided in these areas, because this portion of Private Road A is intended to provide 
emergency access only. Therefore, the applicant’s proposal does not meet the required 
number of shade trees for the private streets on site. The applicant states that strict 
conformance to the requirements of the Landscape Manual cannot be met due to limited 
space within the private right-of-way for the placement of necessary site utilities, SWM 
devices, and the number of required street trees. 
 
While the Planning Director understands that the limitations of the site hinder the ability to 
meet the requirements of Section 4.10, the Director finds that the applicant’s proposal is not 
equally effective as normal compliance in fulfilling the intent and purposes of Section 4.10, 
which has the intent and purpose to define the private streets, establish human scale, and 
promote pedestrian activity by fostering a safe, pedestrian-friendly streetscape along 
private streets. Therefore, it is determined that the proposed alternative design solution 
fails to meet the approval criteria. 
 
Recommendation 
The Planning Director recommends APPROVAL of Alternative Compliance AC-22002 from 
the Landscape Manual for Section 4.2, Requirements for Landscape Strips Along Streets, on 
Private Road A screening the parking lot on Parcel 6, and for the site’s Southern Avenue 
frontage, and DISAPPROVAL of Alternative Compliance AC-22002 from the Landscape 
Manual for Section 4.10, Street Trees on Private Streets, subject to a condition provided 
herein. 

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

property is subject to the 2010 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. A Type 2 tree conservation 
plan (TCP2-036-2022) was submitted with the DSP application.  
 
Based on the revised TCP2, the overall 15.10-acre site contains a total of 10.31 acres of net 
tract woodlands and does not contain floodplain. The plan shows a proposal to clear 
7.04 acres of net tract woodland and no off-site woodlands. The resulting woodland 
conservation requirement is 4.02 acres, which is proposed to be met with 3.14 acres of 
on-site preservation, 0.12 acre of landscape credit, and 0.76 acre of off-site woodland 
credits.  
 
Technical revisions are required to the TCP2, which are conditioned herein. 

 
12. Prince George’s County Tree Canopy Coverage Ordinance: A 10 percent TCC 

requirement applies to sites zoned M-X-T, in accordance with the Tree Canopy Coverage 
Ordinance. The subject site is 15.10 acres in size and the required TCC amounts to 
approximately 1.51 acres, or approximately 65,732 square feet. The subject application 
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provides a schedule showing that 4.33 acres, or 188,828 square feet has been provided 
through the proposed on-site tree plantings, in conformance with the TCC. 

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

divisions. The referral comments are summarized as follows: 
 
a. Community Planning—In a memorandum dated October 5, 2022 (Lester to 

Zhang), incorporated herein by reference, the Community Planning Division 
indicated that pursuant to Section 27-548.25(b), this DSP application meets the 
pertinent D-D-O Zone standards of the Southern Green Line Station Area Sector Plan 
and SMA and is keeping with the purposes of the M-X-T Zone. 
 
The Community Planning Division further noted that this site is located within the 
Southern Avenue Metro Neighborhood Center, and the vision for neighborhood 
centers is lower density mixed-use development that is primarily residential with 
neighborhood-serving retail and office uses. The Southern Green Line Station Area 
Sector Plan and SMA recommends mixed land uses on the subject property. 

 
b. Subdivision Review—In a memorandum dated October 10, 2022 (Heath to Burke), 

incorporated herein by reference, the Subdivision Section evaluated the conditions 
of the PPS. In addition, staff noted that with the 65 dBA Ldn Unmitigated Noise 
Contour overlapping Parcel 1, a noise study was provided showing four residential 
units at the northwest elevation of the building at levels 3-6 effected by noise levels 
above 65 decibels. Noise Mitigation has been proposed to reduce the interior noise 
levels to 45 decibels or less with 34 Sound Transmission Class windows and doors. 
Units needing mitigation should be listed in the general notes, prior to certification 
of the DSP. In addition, both the modeled unmitigated and mitigated noise lines 
should be depicted on the DSP. Conditions have been provided in the 
Recommendation section. 

 
c. Environmental Planning—In a memorandum dated October 12, 2022 (Schneider 

to Burke), incorporated herein by reference, the Environmental Planning Section 
provided findings as follows: 
 
Specimen Trees 
A Subtitle 25 variance was submitted with PPS 4-20018 to remove six specimen 
trees (ST-1, ST-2, ST-8, ST-9, ST-16, and ST-23). The PPS approval condition 
requested that the applicant provide an arborist evaluation of all on- and off-site 
specimen trees whose critical root zones cannot wholly be preserved with the DSP 
submission. This evaluation looked at the two off-site trees (ST-7 and ST-10) and 
determined that these trees can be saved with pre- and post-construction methods. 
 
Stormwater Management 
A SWM concept approval letter (36900-2020-00) and associated plan were issued 
by the Prince George’s County Department of Permitting, Inspections and 
Enforcement (DPIE)on July 23, 2021, and were submitted with this application. The 
applicant proposes to construct 26 micro-bioretention facilities, one green roof, and 
six subsurface filters. The concept plan shows only one outfall structure to the 
northeast of the facility that outlets into an ephemeral stream channel that drains 
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into the on-site stream system. No SWM fee for on-site attenuation/quality control 
measures is required. 

 
d. Transportation Planning—In a memorandum dated October 24, 2022 (Ryan to 

Burke), incorporated herein by reference, the Transportation Planning Section 
provided a review of the application using the standards of Subtitle 27 of the prior 
Zoning Ordinance, and a response to preliminary plan conditions. 
 
The applicant submitted an operational analysis dated October 24, 2022, which 
provides details of the site access points along Southern Avenue, the site layout 
configuration, and the proportional distribution of trips to each building based on 
the assigned density and land use. The analysis reported the extent of queuing at 
each on-site garage access and intersection, which showed nominal queues at these 
locations that did not exceed the available storage between each facility. 
 
Fire Access Road A is the southern point of access along Southern Avenue. Upon 
initial receipt of the subject application, staff requested that the applicant clarify the 
functionally of Fire Access Road A and recommended that if the facility is intended 
for emergency vehicles only, that the applicant would need to provide signage 
restricting Fire Access Road A to emergency vehicles only. The applicant’s response 
to comments (Agesen to Burke, October 6, 2022) provided that “Fire Access Road A 
is not intended to be restricted to emergency vehicles only and is open to private 
vehicles and delivery trucks.” A condition is provided herein, to label “fire lane” to 
“private road”. In addition, staff recommends a 5-foot-wide sidewalk along both 
sides of this road, to meet the standards of a private road, as required by both the 
2009 Approved Countywide Master Plan of Transportation and Condition 14 of the 
approved PPS. 
 
The operational analysis indicated that the site layout used in the study was 
sufficient to support the nominal queuing at each intersection and garage. As a 
condition of approval provided herein, staff requests the applicant update the DSP 
to include a plan sheet that displays the distances between each on-site intersection 
and on-site garage, consistent with the operational analysis.  
 
The truck turning plan provided with this application adequately demonstrates that 
heavy vehicles and emergency vehicles safely and effectively maneuver through the 
site.  
 
The DSP includes a rideshare pickup and drop-off location at each residential 
building, except for Parcel 1. Staff recommends that the applicant provide a 
rideshare pickup and drop-off location at Parcel 1 at a location convenient to the 
entrance but that will not impede traffic operations along Private Road A and Fire 
Access Road A. In addition, staff recommends the applicant include on-site signage 
directing drivers to the rideshare pickup and drop-off locations at all residential 
buildings.  

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

email dated October 11, 2022 (Thompson to Burke), incorporated herein by 
reference, DPR indicated that pursuant to Conditions 15–16 of PPS 4-19052, the 
applicant shall provide adequate on-site indoor and outdoor recreational facilities. 
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f. Historic Preservation—In a memorandum dated September 20, 2022 (Stabler to 

Zhang), incorporated herein by reference, the Historic Preservation Section stated 
that a search of current and historic photographs, topographic and historic maps, 
and locations of currently known archeological sites indicates the probability of 
archeological sites within the subject property is low. The subject property does not 
contain and is not adjacent to any Prince George’s County historic sites or resources. 
This proposal will not impact any historic sites, historic resources or known 
archeological sites. A Phase I archeology survey is not recommended.  

 
g. Permits—At the time of the writing of this technical staff report, the Permits 

Section did not offer official comments on the subject application. 
 
h. Prince George’s County Department of Permitting, Inspections and 

Enforcement (DPIE)—At the time of the writing of this technical staff report, DPIE 
did not offer official comments on the subject application. 

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

September 20, 2022 (Adepoju to Zhang), incorporated herein by reference, the 
Health Department offered seven comments on this application. The comments on 
noise and dust have been included as conditions in the Recommendation section of 
this report. 

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

September 16, 2022 (Madagu to Zhang), incorporated herein by reference, WSSC 
provided a marked-up plan and comments on the water and sewer details of this 
application. 

 
k. Prince George’s County Police Department—At the time of the writing of this 

technical staff report, Prince George’s County Police Department did not offer 
official comments on the subject application. 

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

with the conditions recommended below, will represent a reasonable alternative for 
satisfying the site design guidelines of Subtitle 27, Part 3, Division 9, of the Prince George’s 
County Code without requiring unreasonable cost and without detracting substantially from 
the utility of the proposed development for its intended use. 

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

September 1, 2010, a required finding for approval of a DSP is as follows: 
 
(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 
requirements of Subtitle 24-130(b)(15). 
 

The regulated environmental features on the subject property have been preserved and/or 
restored to the fullest extent possible based on the limits of disturbance shown on the tree 
conservation plan submitted for review. The two primary management area (PMA) impacts 
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for a stormwater pipe installation and a stormwater outfall remain unchanged, as approved 
under PPS 4-19052. No new PMA impacts are proposed with this DSP. 

 
 
RECOMMENDATION 
 

Based upon the foregoing evaluation and analysis, the Urban Design Section recommends 
that the Planning Board adopt the findings of this report and APPROVE this application, as follows: 
 
A. APPROVE Departure from Design Standards DDS-685, for The Promise, to allow standard, 

nonparallel parking space size of 9 feet in width by 18 feet in length; to allow loading spaces 
to be located 36 feet and 42 feet from residential uses; and to allow a reduction in the 
number of street trees from 162 required shade trees to 17 shade trees provided along a 
private road, in accordance with Section 4.10 of the 2010 Prince George's County Landscape 
Manual.. 

 
B. APPROVE Detailed Site Plan DSP-19071, and Type 2 Tree Conservation TCP2-036-2022, for 

The Promise, subject to the following condition: 
 
1. Prior to certification of this detailed site plan (DSP), the following revisions shall be 

made, or information be submitted: 
 
a. Provide a column in the Development Use Summary for building area 

devoted to vehicular parking and parking access  
 
b. Provide elevations of the proposed picnic pavilion on the existing foundation 

platform. 
 
c. Provide the details on the wooden arch and bridge, as proposed on the 

central, open access recreation area. 
 
d. Locate benches closer to the residential entrances throughout the site. 
 
e. Clearly indicate the floor area ratio on the DSP. 
 
f. The symbol for signs is provided on the plan; however, the symbol is not 

defined in the legend. Provide a symbol for the signs and identify the bus 
stop located to the south of the proposed private road. 

 
g. Identify the existing sanitary sewer line on Southern Avenue. 
 
h. Provide a general note addressing how noise attenuation for the interior of 

dwellings is proposed to be provided. 
 
i. Depict and label the modeled unmitigated and mitigated noise lines. 
 
j. The Type 2 tree conservation plan (TCP2) shall be revised as follows: 

 
(1) Remove Note 2 under the specimen tree table. 
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(2) Have the revised plan signed and dated by the qualified professional 
preparing the plan.  

 
(3) Documents for the required woodland conservation easements shall 

be prepared and submitted to the Environmental Planning Section 
for review by the Office of Law and submitted to the Office of Land 
Records for recordation. The following note shall be added to the 
standard TCP2 notes on the plan as follows: 

 
“Woodlands preserved, planted, or regenerated in fulfillment 
of woodland conservation requirements on-site have been 
placed in a woodland and wildlife habitat conservation 
easement recorded in the Prince George’s County Land 
Records at Liber _____ Folio____. Revisions to this TCP2 may 
require a revision to the recorded easement.” 

 
k. Revise the DSP sheets to include 5-foot-wide sidewalks along both sides of 

“Fire Access Road A”. 
 
l. Relabel “Fire Access Road A” to “Private Road” 
 
m. Provide a DSP sheet which displays the distances between each on-site 

intersection, as well as the distance between each on-site garage.  
 
n. Revise the DSP to include a rideshare pickup and drop-off location at 

Parcel 1, at a location convenient to the entrance, but that will not impede 
traffic operations along the on-site private roadways. 

 
o. Revise the DSP to include on-site signage directing drivers to rideshare 

pickup and drop-off locations at all residential buildings. 
 
p. Revise the DSP to modify the limits of the proposed public use easement, to 

extend behind the proposed bike share station. 
 
q. Substitute a minimum of six columnar evergreens for evergreen shrubs 

adjacent to the building and retaining wall. 
 
2. Prior to issuance of building permits with residential units other than Building 4, an 

approved, amended detailed site plan will be required to show all internal and 
courtyard recreational facilities for all buildings. 

 
3. Prior to certificate of occupancy for Building 4, the indoor and courtyard 

recreational facilities, dog park, picnic pavilion, and outdoor, Central Access 
Recreation Area shall be fully constructed. 

 
4. Prior to certificate of occupancy for all residential buildings, the indoor and 

courtyard recreational facilities shall be fully constructed. 
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