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Rock Creek Baptist Church

L.16888 F.214

Tax Map 83, Grid B3, Parcel 1

9.77 Acres

Zone R-E

Use: Residential

Honore S. Nyuyse

 L.33362 F.422

Tax Map 83, Grid B3, Parcel 1

9.77 Acres

Zone R-E

Use: Residential

Morse Hall III

 L.33572 F.169

Tax Map 83, Grid C3, Parcel 72

11.0 Acres

Zone R-E

Use: Residential

BBIM, Inc.

 L.33501 F.364

Tax Map 83, Grid C3, Parcel 66

1.0 Acres

Zone R-E

Use: Residential

Debrew Tracy L.

L. 36994  F. 479

Tax Map 83, Grid C3, Parcel 21

1.32 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 37331  F. 357

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 9

1.59 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 36962  F. 301

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 3

1.73 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 08942  F. 603

Tax Map 83,  Grid C3, Parcel 000

Subdivision 7485, Lot 2

1.70 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 33512 F. 596

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 1

1.70 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 10063  F. 220

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 1

2.136 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 12979 F. 713

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 2

1.81 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 0000 F. 000

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 3

1.47 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 06437 F.179

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 4

1.108 Acres

Zone R-E

Use: Residential

"Westphalia Acres"

P.B.175 P.51

L. 12259 F. 269

Tax Map 83, Grid C4, Parcel 000

Subdivision 9410, Block B, Lot 11

6.19 Acres

Zone R-E

Use: Residential

"Westphalia Acres"

P.B.167 P.84

L. 12259 F. 269

Tax Map 83, Grid C4, Parcel 000

Subdivision 9410, Block B, Lot 11

6.19 Acres

Zone R-E

Use: Residential

Joan L. Bean, Daniel A. Bean

and Jonathan W. Bean,

Trustees L.30946 F.476

Tax Map 83, Grid C4, Parcel

27

89.42 Acres

Zone: R-E

Use: Residential

G3 & D, LLC

L. 38426 F. 059

Tax Map 83, Grid B4, Parcel 25

79.82 Acres

Zone L-A-C

Use: Local Activity Center
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G3 & D, LLC

L. 38426 F. 059

Tax Map 83, Grid B4, Parcel 25

79.82 Acres

Zone L-A-C

Use: Local Activity Center

Joan L. Bean, Daniel A. Bean and

Jonathan W. Bean, Trustees

L.30946 F.476

Tax Map 83, Grid C4, Parcel 27

89.42 Acres

Zone: R-E

Use: Residential
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THE PRESERVE AT WESTPHALIA

TAX MAP 83, PARCELS 26 & 71

L.36583 F.78

ELECTION DISTRICT No. 15

UPPER MARLBORO, PRINCE GEORGE'S COUNTY, MARYLAND
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CERTIFICATION

"I hereby certify that these documents

were prepared or approved by me,

and that I am a duly licensed

professional engineer under the laws

of the State of Maryland, License

No.32490, Expiration Date: 6/6/20."
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The Preserve at Westphalia 

 

Preliminary Plan of Subdivision 4-17034 
 

Statement of Justification 

for 

Proposed Impacts to the Primary Management Area (PMA) 

April 09, 2020 

 

 

I. Description and Location of the Subject Property 

 Green Revolution Realty, LLC (the “Applicant”), proposes a development of single-

family attached and detached homes on property located at 11100 Westphalia Road, Upper 

Marlboro, Maryland (the “Property”).  The Property is in the northwest quadrant of the 

Westphalia Road/Ritchie-Marlboro Road intersection, and is identified as Parcels 26 and 71, Tax 

Map 83, Grid C-4.  It is in the L-A-C (Local Activity Center) Zone and the R-M (Residential 

Medium) Zone. 

 The Property is 63.66± acres—19.45 acres in the L-A-C Zone and 44.21 acres in the R-M 

Zone - and is characterized by remarkably rolling terrain.  An unnamed tributary to Turkey 

Branch enters the Property from the north.  The property is being actively farmed and is 

surrounded by land that is generally undeveloped, mostly older farmland.  North of the Property, 

is a single-family home and wooded land in the R-E Zone.  East, across Ritchie-Marlboro Road, 

are lots in the Ritchie-Brown Acres subdivision, between one- and two-acres in size in the R-E 

Zone.  South, across Westphalia Road, is more farmland in the R-E Zone.  Finally, to the west, is 

undeveloped land in the R-M and L-A-C Zones. 
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II. General Description of Proposed Use and Request 

The Applicant seeks approval of a Preliminary Plan for approximately 112 single-family 

lots and 184 townhouse lots.  The Property has frontage on Ritchie Marlboro Road and 

Westphalia Road, with two access points - one from each roadway - proposed.  Townhouses are 

proposed in the southwest corner of the Property, in the  

L-A-C portion of the site with their main access provided from Westphalia Road.  Single-family 

detached are located north and east, with primary access to Ritchie-Marlboro Road.  Interior 

circulation patterns, however, ensure that all areas of the proposed development have easy access 

to both major roadways.  Townhomes are designed as rear-loaded in a village-like setting; 

single-family detached homes are generally proposed along cul-de-sacs, many of which back to 

the environmental features that extend into the Property from the north. 

  As noted in the Preliminary Plan statement of justification, the Property was rezoned to 

the L-A-C and R-M Zones from the R-A Zone by the 2007 Approved Westphalia Sector Plan 

and Sectional Map Amendment (“Sector Plan” and “SMA”).  Sector Plan Development Concept 

4 (p. 106) serves as the Basic Plan for the Property.  The Sector Plan includes the intersection of 

Westphalia Road and Ritchie-Marlboro Road as a Gateway for the Sector Plan area.  At the time 

of Sector Plan approval, the Property was in the Developing Tier. 

 The Sectional Map Amendment outlines the land use types and quantities for the 

rezoning from R-A to R-M and L-A-C (p. 91).  The rezoning allowed up to 712 dwellings in the 

R-M portion of the properties.  Some of this is on the adjacent parcel, but the intent of both the 

Sector Plan and the Sectional Map Amendment was to encourage dense residential development 

of the R-M Zone, capped at 4.0 dwellings per acre.  The proposal includes a density in the R-M 

portion of the Property is 2.4± dwellings per acre, in a well-designed development aimed at 

taking full advantage of the Property’s environmental beauty.   

III. Description of Existing Regulated Environmental Features On-Site 

The major environmental features of the Property include a tributary to Turkey Branch 

and a smaller tributary leading to a wetland adjacent to the tributary to Turkey Branch; these 

impact much of the northern portion of the Property, generally in the R-M Zone.  Within the 
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regulatory stream buffer associated with these tributaries are steep slopes, wetlands, wetland 

buffers, and floodplain that are considered part of the Primary Management Area (PMA).  

Impacts to the PMA are proposed; this statement of justification addresses the requirements for 

approval.  To approach the density envisioned by the Sector Plan, some impacts to the Primary 

Management Area on the Property are necessary. 

 Additionally, there are 14 specimen trees on the Property.  Of these, 13 are proposed to 

be retained.  One specimen tree is proposed for removal.  A variance is requested. 

IV. Description of Applicable Code 

Per Section 24-130(b)(5) of the Zoning Ordinance, proposed preliminary plans of subdivision 

must include: 

A statement of justification describing how the proposed design preserves and/or 

restores the regulated environmental features to the fullest extent possible. 

 Section 24-130(b)(5) of the Subdivision Regulations sets forth the following: 

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 resources shall be placed in a conservation easement and depicted on the 

final plat.  

The Environmental Technical Manual enumerates the standards by which preservation 

and/or restoration of environmental features “to the fullest extent possible” is measured. 
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V. Specific Description of Proposed Impacts and Justification of Avoidance and 

Minimization 

As noted in Section IV, The Preliminary Plan of Subdivision application is required to preserve 

regulated environmental features in a natural state to the fullest extent possible. The 

Environmental Technical Manual (Part C, Section 2.0) contains guidance for determining 

whether “fullest extent possible” has been satisfied, as follows: 

 

“The determination of ‘fullest extent possible’ is a three-step process that begins 

with avoidance of impacts. Then, if the impacts are unavoidable and necessary to 

the overall development of the site (as defined below) and cannot be avoided, the 

impacts must be minimized. In the third step, if the cumulative, minimized impacts 

are above the designated threshold, then mitigation is required for the impacts 

proposed. 

“Where properties are located in the Developed Tier or a designated center or 

corridor, impacts to regulated environmental features may be considered where 

needed to accommodate planned development on constrained sites. Such impacts 

may include allowing impervious surfaces to remain within the buffer or the 

placement of structures within a currently unvegetated buffer. Preservation of 

existing vegetated buffers will be a priority.” 

 

The Primary Management Area on the Property is associated with unnamed tributaries to Turkey 

Branch, and includes the streams and their buffers, floodplain, wetlands and their buffers (no 

isolated wetlands are impacted).   The PMA and five impacts are highlighted on the Applicant’s 

PMA Impact Exhibit as well as the impact table below. Impacts to the PMA—totaling 0.66± 

acres—are as follows in the table at the top of the next page: 

Table 1: PMA Impacts Summary Table 

The Preliminary Plan of Subdivision application avoids and subsequently minimizes the impacts 

listed above to the fullest extent possible. All of the impacts proposed are for infrastructure 
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necessary for the development of the Property. There are no proposed lot or dwelling impacts to 

the PMA. Stormwater outfalls occur at the lowest feasible points and the incurring minor impacts 

to the PMA (Impact E) are necessary to manage stormwater for the development. 

 

Impact A: Sewer Crossing. PMA and stream impacts 

Impact A is to provide a sanitary sewer connection to both land bays on the property. The first 

approach to design was complete avoidance of the PMA. This approach was found not to be 

feasible since this approach would leave half the site undevelopable. At this point of the analysis, 

it became evident that a crossing at the stream would be necessary. (See attached Sewer Invert 

Study Exhibit). 

Numerous potential crossing locations were assessed for adequate sewer inverts and required soil 

depth over the sewer line. The proposed crossing was sensitively aligned outside of the identified 

wetland and its buffer to the north and avoids the critical root zone of specimen tree ST-3 (32” 

Tulip tree, good condition) just to the south. The streams undulating width and PMA extents 

were also taken into account during the process, resulting in the proposed crossing, limiting 

environmental impacts while fulfilling the invert and depth requirements for the sewer. 

Impact ID Impact Type 

and Duration

Total acreage or 

square footage of 

PMA impact

Linear feet of

stream bed

impact

Acreage or square

footage of wetland 

buffer impact

Acreage or square footage 

of 75' stream buffer impact

100 Year Floodplain 

Impacts

A

Sanitary Sewer/

Permanent
12,655 square feet

of PMA Impact 20 linear feet
5,615 square feet

B

Stormwater outfall/

Permanent
10,092 square feet

of PMA Impact
10,092 square feet

C

Grading Tie Out/

Permanent
2,968 square feet

of PMA Impact

D

Grading Tie Out/

Permanent
1,168 square feet

of PMA Impact

E

Stormwater outfall/

Permanent
2,089 square feet

of PMA Impact

28,972 square feet

 of PMA Impact

20 linear feet

 - 

15,707 square feet

 - 

Total linear feet of stream bed impact

Total 100 year impact

Total stream buffer impact

Total wetland and wetland buffer impact

Total PMA Impact
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Impact B&E: Permanent Stormwater Outfall/Grading.  PMA and stream buffer impacts 

In order to adequately route storm water generated from the proposed submerged gravel 

wetlands and micro-bioretentions, storm water outfalls and their subsequent grading are 

proposed to be located within the established PMA area and stream buffer, as indicated by PMA 

Impact B & E shown on the PMA/Stream Buffer Impacts Exhibit. Impact E’s extents were 

reduced from previous iterations to eliminate any impacts to the wetland buffer northeast of the 

outfall. The majority of impacted stream buffer and PMA at Impact B will be reforested with 

native woodland canopy and understory species accenting the transition from existing woodland 

and new development. Larger stock canopy trees will make of the majority reforestation to 

reduce the chances of wind throw and sunscald to the newly exposed forest edge. A layer of 

flowering native understory trees will be selected to transition from canopy species to the 

woodland edge. This sensitive approach promotes the success of the formerly interior canopy 

trees and encourages woodland edge habitat that many existing species rely on in previously 

farm and forest properties.  

All of the outfall locations were chosen to reduce the environmental impacts to the maximum 

extents possible and reduce the potential of future erosion. These proposed impacts are necessary 

to effectively discharge storm water accumulated on-site within the proposed storm water 

management facility. 

Impact C,D: Permanent Grading Tie Out 

Impacts C & D are in part, the result of rethinking our overall approach to design, environmental 

impact and the end user experience in these areas. These impacts, at 4,136 square feet, are 

minimal in site development comparison and result in an opportunity to add to the diversity of 

the existing woodland. The previously proposed retaining walls were chosen to retain steep 

slopes above the elevation of the proposed development, thus preserving a part of the primary 

management area. (See Impact Plate 5)  These areas were only considered to be part of the 

primary management area because of the steepness of the wooded slopes; the nearest stream 

buffer is 70’ downslope respectively. In hindsight, this would have placed further additional 
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burden on the HOA for the maintenance of those walls and may not have been the best aesthetic 

or environmentally sensitive transition to existing forest.  

A better approach is now proposed to minimally grade these existing steep sloped areas to a 

natural gentle 2-5% slope; creating reforested knolls that encourage a vegetated transition instead 

of isolated walls. These gentle sloped knolls will be revegetated with canopy and understory 

native species, maintaining and in some cases creating forest stage diversity.  

These minor impacts within the primary management areas look to reduce further impact into the 

stream valley and preserve the existing forest stand to the maximum extents possible.  

Impact Summary 

The site contains 10.77 acres of Primary Management Area.  The total impacts tally just 0.66± 

acres of PMA, a small percentage (6%) of the total PMA.  As noted, the impacts are necessary 

for development and are designed to require as little impact as possible.  Proposed sewer runs 

along the edge of the eastern side PMA to serve proposed lots, before it crosses the PMA to tie 

into lots west of the PMA.  This crossing eliminates the need to completely surround the PMA 

with impacts for sewer.  Also noted, grading is required to tie proposed grades to existing grades 

and is proposed near the top of the slopes associated with the PMA, minimizing the impacts.  All 

of these impacts are permanent and the impacts associated with grading will be less noticeable 

over time. 

VI. Mitigation and Restoration 

Impacts to floodplain and wetland buffers within the PMA total less than 2,000 square feet; 

impacts to the stream bed total less than 200 linear feet.  Mitigation is neither proposed nor 

required. 
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VII. Conclusion 

 The site contains 10.77 acres of Primary Management Area, greatly affecting the 

developable portion of the Property.  The proposed minor impacts allow the Applicant to achieve 

the vision recommended in the Westphalia Sector Plan for dense urban residential uses.  Much 

care has been taken to minimize the impacts - all of the proposed impacts are necessary for 

development. 

The proposed impacts satisfy the three criteria for approval found in the Environmental 

Technical Manual.  Avoidance is not feasible given the required infrastructure and grading 

necessary to implement the development plan; the impacts are the minimum necessary to carry 

out the development, and mitigation is not required.  

Thank you for your consideration of this request and feel free to call or email with any 

questions or to discuss these matters. I can be reached at (240) 912-2189 or 

Sallison@rodgers.com. 

Sincerely, 

 

 

       

Steven Allison, PLA, ISA Certified Arborist 
Environmental Project Manager 

Rodgers Consulting, Inc. 

 

mailto:Sallison@rodgers.com
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Honore S. Nyuyse

 L.33362 F.422

Tax Map 83, Grid B3, Parcel 1

9.77 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 10063  F. 220

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 1

2.136 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 06437 F.179

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 4

1.108 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 33512 F. 596

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 1

1.70 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 36962  F. 301

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 3

1.73 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 08942  F. 603

Tax Map 83,  Grid C3, Parcel 000

Subdivision 7485, Lot 2

1.70 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. 12979 F. 713

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 2

1.81 Acres

Zone R-E

Use: Residential

"Cabin Branch North"

P.B.125 P.99

L. XXXX F. XXX

Tax Map 83, Grid C4, Parcel 000

Subdivision 900, Block E, Lot 3

1.47 Acres

Zone R-E

Use: Residential

"Westphalia Acres"

P.B.175 P.51

L. 12259 F. 269

Tax Map 83, Grid C4, Parcel 000

Subdivision 9410, Block B, Lot 11

6.19 Acres

Zone R-E

Use: Residential

Morse Hall III

 L.33572 F.169

Tax Map 83, Grid C3, Parcel 72

11.0 Acres

Zone R-E

Use: Residential

Honore S. Nyuyse L.33362 F.422

Tax Map 83, Grid B3, Parcel 2

9.77 Acres

Zone R-E

Use: Residential

Rock Creek Baptist Church L.16888 F.214

Tax Map 83, Grid B3, Parcel 1

9.77 Acres

Zone R-E

Use: Residential

BBIM, Inc.

 L.33501 F.364

Tax Map 83, Grid C3, Parcel 66

1.0 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 37331  F. 357

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 9

1.59 Acres

Zone R-E

Use: Residential

"Ritchie-Brown Acres"

P.B.119 P.26

L. 36368  F. 324

Tax Map 83, Grid C3, Parcel 000

Subdivision 7485, Lot 7

1.35 Acres

Zone R-E

Use: Residential

Debrew Tracy L.

L. 36994  F. 479

Tax Map 83, Grid C3, Parcel 21

1.32 Acres

Zone R-E

Use: Residential

"Westphalia Acres"

P.B.167 P.84

L. 12259 F. 269

Tax Map 83, Grid C4, Parcel 000

Subdivision 9410, Block B, Lot 11

6.19 Acres

Zone R-E

Use: Residential

Joan L. Bean

L.22536 F.182

Joan L. Bean, Daniel A. Bean and Jonathan W. Bean, Trustees L.30946 F.476

Tax Map 83, Grid C4, Parcel 27

89.42 Acres

Zone: R-E

Use: Residential

G3 & D, LLC

L. 38426 F. 059

Tax Map 83, Grid B4,

Parcel 25

79.82 Acres

Zone R-M

Use: Residential

T.M.83/P.26

Parcel I.D. No. 15-1711712

Green Revolution Realty, LLC

Liber 39463, folio 560

T.M.83/P.26

Parcel I.D. No. 15-1711712

Green Revolution Realty, LLC

Liber 39463, folio 560
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1101 Mercantile Lane, Suite 280, Largo, Maryland 20774
Ph: 301.948.4700      www.rodgers.com

The Preserve at Westphalia
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Prince George's County, Maryland
Tax Map 83, Parcels 26 & 71
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Green Revolution Realty, LLC
2661 Riva Road, Suite 300
Annapolis, MD
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