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CSP#06001/02 

TCP1-XXX-XXXX 

Statement of Justification 

Glenn Dale Commons, Phase II M-X-T 

Variance: Removal of Specimen Trees 

August 29, 2018 

 

INTRODUCTION 

The site, located at property 7550 Mission Drive in Glenn Dale, Prince George’s County is a 

mixed-use development consisting of approximately 65–70 single-family detached dwelling 

units; 150–200 townhouse dwelling units; 50–100 two-family (two-over-two) condominiums; 

200–300 multifamily dwelling units; approximately 214,969 square feet of existing 

commercial/office space to remain; and 50,000 square feet of commercial/retail space. Phase II 

of the Glenn Dale Commons project covers approximately 34.68+/- acres. The trees reviewed for 

this variance are located within this Phase II tract. The Property is envisioned as extension of 

active and proposed Glenn Dale Commons Project that extends to the upper reaches of Northern 

Avenue and Aerospace Road equaling 74.50+/- acres around the Phase II tract. 

The Property has a fairly consistent grade gradually sloping toward the south eastern quadrant of 

the site. The property is primarily early to mid-successional woodland comprised of deciduous 

and conifer trees including pines, sweetgums, black gum and red maples. Forest stand 

characteristics within the Property were identified to have low to high Retention Potential with 

forest structure ranging from moderate to excellent within the observed stands. 1.14 acres of 

Primary Management Areas (PMA) was identified within Forest Stand 2 where a regulated 

perennial stream was observed and noted on the submitted NRI. 

Six specimen trees were observed and identified to be within or 100 feet beyond the properties 

boundary of Parcels 4, 5, and 9. Of the six identified, we found an opportunity to preserve four 

specimens (84% of total specimen trees). 

The proposed development will follow the vision of the approved in the Plan Prince George’s 

2035 Approved General Plan (Plan Prince George’s 2035) and the 2010 Glenn Dale-Seabrook-

Lanham and Vicinity Approved Sector Plan. The vision for this Property is a well-designed, transit 
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supported, commercial and residential mixed-use community accenting the Greenbelt Road/ 

Glenn Dale Blvd. corridor. 

  The Applicant’s proposal for the Property includes removing the invasive species, 

declining and or damaged specimen trees, and development of approximately 65–70 single-

family detached dwelling units; 150–200 townhouse dwelling units; 50–100 two-family (two-

over-two) condominiums; 200–300 multifamily dwelling units; approximately 214,969 square 

feet of existing commercial/office space to remain; and 50,000 square feet of commercial/retail 

space. 

To achieve and promote the vision of the aforementioned approved sector and general 

plans, removal of two (2) specimen trees is required for Glenn Dale Commons.  The removal of 

these trees requires a variance from Section 25-122(g) of Subtitle 25 of the Prince George’s 

County Code which requires these trees be preserved.  Justification for the variance request is 

provided below. 

REQUIRED FINDINGS FOR SPECIMEN TREE VARIANCES 

The observed specimen trees located for our Property are shown on the submitted 

NRI/FSD (NRI – 076 - 06) and are identified as: 

ST-No. 
DBH 

(inches) 
Botanical Name Common Name Condition Comment Disposition 

01 36 Acer saccharinum silver maple Fair Dead Branches Remove 

02 40 Quercus rubra red oak Fair Dieback Remove 

03 33 Quercus rubra red oak Fair   Preserve 

04 38 Quercus alba white oak Fair   Preserve 

05 35 Quercus alba white oak Fair   Preserve 

06 33 Quercus alba white oak Fair   Preserve 

07 34 Liriodendron tulipifera tulip tree Fair   Preserve 

08 30 Acer rubrum red maple Fair   Preserve 
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These trees identified that are slated for removal are in fair condition, must be removed to 

provide the intended residential development for the area serving the innovation corridor as well 

as the Greenbelt Road and Mission Drive intersection. 

Section 25-122(b)(1)(G) requires the preservation of specimen trees. 

(G) Specimen trees, champion trees, and trees that are part of a historic site or 

are associated with a historic structure shall be preserved and the design 

shall either preserve the critical root zone of each tree in its entirety or 

preserve an appropriate percentage of the critical root zone in keeping with 

the tree’s condition and the species’ ability to survive construction as 

provided in the Technical Manual.   

A variance to Section 25-122(b)(1)(G) is requested. 

REQUIRED FINDINGS 

 Section 25-119(d) sets forth the following requirements for approvals of variances to 

requirements of Subtitle 25 – Trees and Vegetation. 

 (d) Variances 

  (1) An applicant may request a variance from this Division as part of the review 

of a TCP where owing to special features of the site or other circumstances, 

implementation of this subtitle would result in unwarranted hardship to an 

applicant. To approve a variance, the approving authority shall find that: 

   (A) Special conditions peculiar to the property have caused the 

unwarranted hardship; 

RESPONSE:  The identified specimen trees slated for removal all display forms 

of fair health. The trees slated for removal are located near an identified, regulated 

stream in Forest Stand 2 and the other just outside of Forest Stand 1 and the site 

boundary of Parcel 9. Due to their location in regards to the site and it’s zoned 

use, there is no reasonable way to develop the Property in a manner that does not 

impact these trees position and their critical root zones.  

By understanding the physiology and forest biology of existing interior trees and 

their current microclimate; we evaluated the potential unintended impacts 

associated with removing surrounding woodland from these specimen trees. 

Microclimate changes including increased sun exposure and wind can negatively 

impact a formally interior dwelling tree and alter its growth trend. These future 

impacts were taken into account when assessing the trees disposition.  
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The removal of specific specimen trees are necessary for the intended residential 

development for the revitalization of Glenn Dale and the adjacent City of 

Greenbelt. Development impacts to the Property for townhouses provides needed 

residential opportunities in line with the vision of the approved Plan Prince 

George’s 2035 Approved General Plan (Plan Prince George’s 2035). The trees 

locations, degree of health and the corridor sector plans recommendation to 

develop the Property are conditions peculiar to this Property and would cause an 

undue hardship to the Applicant.  If the variance is denied, the Property cannot be 

developed in the manner envisioned by the corridor sector plan. 

  

(B) Enforcement of these rules will deprive the applicant of rights 

commonly enjoyed by others in similar areas;  

RESPONSE: The Property is in the M-X-T Zone. The opportunity this portion of 

the Property provides to the community aligns with the residential/transportation 

oriented development envisioned by the zoning. Creating a residential connection 

to the Greenbelt Corridor and will provide increased residential access for the 

transient and potential local commuters within the region. Denying the variance 

would deprive the Applicant the ability to develop the Property in accordance 

with identified zoning intent and recommendation, a right commonly enjoyed by 

others in the area. 

   (C) Granting the variance will not confer on the applicant a special privilege 

that would be denied to other applicants;  

RESPONSE:  Similarly to the Finding (B) above, the variance confers no special 

privileges on the applicant that would be denied to other applicant.  This Property 

is recommended for mixed use development that includes transportation oriented 

residential development.  The variance is necessary if the applicant is to be 

permitted to develop the Property in a manner outlined in the aforementioned 

zoning as well as the Approved Plan Prince George’s 2035 Approved General 

Plan (Plan Prince George’s 2035). Allowing the Applicant to develop the 

Property in accordance with County planning documents does not confer upon the 

Applicant any special privilege. 

   (D) The request is not based on conditions or circumstances which are the 

result of actions by the applicant; 

RESPONSE:  The request is based on the specimen trees form, various health 

conditions including existing damage and approximate locations in regards to the 

areas of the Property best suited for the zoning intended for a residential 
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community. The thoughtful development of this Property is in accordance with 

the type of mixed use development currently zoned for the property. 

   (E) The request does not arise from a condition relating to land or building 

use, either permitted or nonconforming, on a neighboring property; and 

RESPONSE: The request arises from the opportunity to increase access to 

residential development envisioned by aforementioned general, sector plan and 

the apportioned M-X-T Zoning. This is not a condition relating to land or a 

building use on a neighboring property. 

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

RESPONSE: The approved Stormwater Management Concept Plan will provide 

water quality measures in the form of micro-bioretention and swm facilities. 

These facilities are intended to effectively manage and treat stormwater runoff 

through retention and phytoremediation. These types of stormwater facilities 

improve water quality similar to healthy trees, shrubs, and herbaceous vegetation. 

One of the main purposes of the stormwater management concept plan is to 

provide water quality through various stormwater facility designs ensuring that 

the removal of the tree(s) will not adversely affect water quality. 

 

CONCLUSION 

Over the past several decades, Prince George’s County has been formulating policies to plan for 

dense, mixed-use transit-oriented development near Metro stations and emerging communities, 

as described in the Plan Prince George’s 2035 Approved General Plan and the 2010 Glenn 

Dale-Seabrook-Lanham and Vicinity Approved Sector Plan and Sectional Map Amendment 

(Glenn Dale-Seabrook-Lanham Sector Plan and SMA) for the East Glenn Dale area. 

This type of mixed use development encourages transit use in a most efficient, sensible manner, 

thus reducing the opportunity for future environmental impacts  

 Section 25-119(d)(4) states that a variance granted under these findings are not to be 

considered zoning variances.  It is a specific variance meant to recognize special circumstances 

relating to the removal of specimen trees only.  In this case, there are special circumstances 

relating to the Property. The variance—to allow the removal of specific specimen trees—is 

necessary to develop the Property in a manner envisioned by the aforementioned Plan Prince 

George’s 2035 Approved General Plan. 
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Having satisfied all requirements for approval, the Applicant respectfully requests approval of 

this variance to allow removal of these specimen trees. 

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. 
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