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VIA HAND DELIVERY   
Ms. Sherri Conner  
Prince George’s County Planning Department 
Development Review Division 
14701 Governor Oden Bowie Drive 
Upper Marlboro, MD 20772  

 
 RE: Statement of Justification for Towne Square at Suitland 

Federal Center Proposed Lots 20-28 and Proposed Parcel E 
  Preliminary Plan of Subdivision (4-20039) 

   
Dear Ms. Conner, 

 
 On behalf of the Redevelopment Authority of Prince George’s County (“Applicant”), Arthur 
J. Horne, Jr. and Shipley & Horne, P.A., hereby submit this Statement of Justification in support of 
a proposed Preliminary Plan and Site Plan for the Towne Square at Suitland Federal Center.   

 
 As the pandemic crushed the U.S. economy last spring, sawmills shut down lumber 
production to brace for a housing slump. In Maryland, as with most if not all of the U.S., construction 
operations in most locations were shut down, and lumber mills and other processing facilities were 
left with an excess supply of material. What caused lumber to increase from roughly $250 per 1000 
board feet to over $850 per 1000 board feet? During this same period, we have seen some of the 
lowest interest rates in recent history over the past few months in the U.S. as a response to the 
fragility in the economy. The boom in the building/remodeling industries turned the tables on the 
lumber industry. The slump never arrived, and now there is not enough lumber to feed the hot 
housing market. In the case of the cost of residential 2020 has been a year of highs and lows for the 
lumber industry.   Mills and other processing facilities went from having an excess supply of wood 
to a shortfall at what seemed like a few short weeks. Ultimately, as the demand for lumber continued 
to increase over the past few months, supply has not been able to catch up, resulting in an increase 
in lumber cost by 340% or more in particular locations.   
 
 Fast-forwarding to 2021, we see that nationally, housing production fell in April due to the 
increased costs of building materials that have priced out potential home buyers. Overall housing 
starts decreased 9.5% to a seasonally adjusted annual rate of 1.57 million units, according to a report 
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from the U.S. Department of Housing and Urban Development and the U.S. Census Bureau. The 
April report of 1.57 million starts is the number of housing units builders would begin if development 
kept this pace for the next 12 months. Within this overall number, single-family starts decreased 
13.4% to a 1.09 million seasonally adjusted annual rate. The multifamily sector, which includes 
apartment buildings and condos, increased 0.8% to a 482,000 pace. 

 
 With this application, the Applicant in an effort to provide a greater number of more 
affordable homes in close proximity to the Suitland Metro Station is requesting the Prince George’s 
County Planning Board permission to subdivide the much more costly two (2) single-family 
residential Lots 20 and 21 into nine (9) more market affordable townhouse lots and a Home Owners 
Association (HOA) parcel. This application is submitted according to the requirements of Section 
27-273 and in accordance with the required findings contained in Section 24-120 of the Zoning 
Ordinance for Prince George’s County. The proposal also reflects substantial conformance with the 
suggested development concepts and exhibits contained within the 2006 Approved Suitland Mixed-
Use Town Center Development Plan; the February 2014 Approved Southern Green Line Station 
Area Sector Plan and Sectional Map Amendment; and is consistent with the purposes and regulations 
in the M-U-TC Zone.   

 
A. Election to Utilize the M-U-TC Zoning Procedures (Section 27-1704 (b)) 

 
On April 1, 2022, the approved Countywide Sectional Map Amendment (“CMA”) and the 

updated Prince George’s County Zoning Ordinance (“New Zoning Ordinance”) became effective 
and rezoned the property to the newly created LMUTC (Legacy Mixed – Use Town Center) Zone. 
Notwithstanding, the Applicant elects to utilize the applicable provisions of the prior zoning 
ordinance pursuant to Section 27-1704(b), which states in the pertinent part: 

 
Section 27-1704. Projects Which Received Development or Permit Approval Prior to 
the Effective Date of this Ordinance 

 
(b) Until and unless the period of time under which the development approval or 

permit remains valid expires, the project may proceed to the next steps in the 
approval process (including any subdivision steps that may be necessary) and 
continue to be reviewed and decided under the Zoning Ordinance and Subdivision 
Regulations under which it was approved.  

 
Preliminary Plan of Subdivision 4-15055 and Special Permit SP-150004 was approved by 

the Planning Board on December 10, 2015, and certified on December 12, 2017, and recorded in 
the Land Records of Prince George’s County on July 23, 2018. Since these underlying approvals 
are currently valid, the Applicant can proceed with applications utilizing the provisions of the zoning 
ordinance that existed prior to April 1, 2022, per Section 27-1704(b) of the New Zoning Ordinance. 
The Applicant hereby elects to pursue the Preliminary Plan of Subdivision 4-20039 using the 
provisions of the former zoning ordinance. 
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B. Nature of Request and Description of Subject Property: 

 
 The subject property contains approximately 6.425 acres in the M-U-TC Zone. It is located 
on the northern side of Suitland Road, east of Town Square Boulevard and west of Silver Hill Road.  

 

 
Exhibit 1 (not to scale) 

 
 In its entirety, the Towne Square at Suitland Federal Center is the largest redevelopment 
project within Prince George’s County. This $400 million construction project will create over 1,200 
jobs. Phase 1, which began in 2018, featured townhomes and a senior citizen apartment building 
being developed in early 2020. Phase 3 will include retail and a performance arts center that will 
encompass local and international cultural events. The center will span over 50,000 square feet of 
space.   
 

The inclusion of this Fourth (4th) Phase expands the Project by providing key roadway 
frontages on Suitland Road, east of Town Square Boulevard and west of Silver Hill Road, providing 
the development of a mixed-use town center consisting of approximately 229,816 square feet of 
commercial, office, and hotel as well as 264 Multifamily dwelling units.  

 
 Furthermore, the architecture created for the nine (9) single-family attached dwellings are 
designed in keeping with Prince George’s County’s policy of increasing support for sustainable 
development. The Applicant achieves this and NVR Homes, who is the designated builder of these 
homes, by utilizing green building techniques and energy conservation techniques to construct net-
zero dwellings to the greatest extent practicable. The nine single-family attached residential 
townhouses designed for these nine lots comply with this standard. The Applicant has engaged the 



April 21, 2022 
Revised: July 1, 2022 
4-20039 
Page 4 of 40 

 
services of PEG, LLC (e.g., PEG Environmental Services) who, are celebrating its 23rd year as a 
diverse energy efficiency, engineering, environmental, and management consulting firm operating 
principally in the Eastern and Central United States to help design the subject townhouses. PEG 
specializes in building energy performance, green building program compliance, building 
diagnostics, environmental and code compliance, thermal performance, HVAC design and 
operation, and construction defect. These capabilities have enabled PEG to become a leader in the 
application of national green building standards and demand-side energy efficiency protocols. 
Operating as a design consultant and “boots on the ground” interim and continuous inspection agent, 
PEG leads the way in the verification of effective planning and real-world application of all aspects 
of sustainable construction. PEG performs at every level of contracting from commercial structures 
to residential dwellings to charitable endeavors. 
 
 Based on their joint effort with PEG, the application designed this project to such a high level 
that it demonstrates preliminary compliance with the LEED v4.1 Residential Single Family Attached 
Gold Level for three NVR home models Strauss Urban w/4 Story Option, Clarendon 3 Story, and 
Clarendon 4 Story. The analysis is specific to the Energy and Atmosphere (EA) category, with point 
totals under other categories being taken from NVR’s LEED Gold level community Villages at 
Towne Square Suitland, MD, USA 20746 (Project ID # 1000111879). In brief, the community 
successfully earned Gold Level LEED Certification based on the following points tallied by 
category. Refer to the attached March 9, 2022 report from PEG that details the various environmental 
scoring levels the Project has achieved. 

 

LEED Category Verified 
Points 

Integrative Process 0 
Location and Transportation 10 
Sustainable Sites 3 
Water Efficiency 4 
Energy and Atmosphere 26 
Material and Resources 7 
Indoor Environmental Quality 10 
Innovation 2 
Regional Priority 3 

Total 65 
 

C. Surrounding Uses: 
  

The subject property is surrounded by the following uses: 
 

 North: Across Town Park Road is a portion of the townhouse section of Phase 1C of 
the Town Square at Suitland Federal Center in the LMUTC (M-U-TC Prior) 
Zone, and single-family residences in the RSF-65 (R-55 Prior) Zone. 
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East:   Single-family residences in the RSF-65 (R-55 Prior) Zone. 
 

South: Townhouse section of Phase 2C of the Town Square at Suitland Federal 
Center in the LMUTC (M-U-TC Prior) Zone. 

 
West: Townhouse section of Phase 2C of the Town Square at Suitland Federal 

Center in the LMUTC (M-U-TC Prior) Zone. 
 

 
Exhibit 2 (not to scale) 

 
D. Zoning and Development History: 

 
July 1983: Parcel 53 and Parcel A were purchased by VHG Associates 

Limited Partnership.  
 
May 2000–March 2003: The Prince George’s County Planning Board approved three 

separate detailed site plans (DSP-99021, DSP-02030, and 
DSP-02062) for daycare centers in the commercial center 
owned by VHG Associates Limited Partnership in the 
northwest quadrant of the intersection of Suitland Road and 
Huron Avenue.   

 
September 2004: Parcels 55, 54, and 10 were purchased by Mid Atlantic Real 

Estate Investments, LLC.   
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July 7, 2005: The Planning Board approved, with modifications, the 

preliminary development plan for the Suitland Mixed-Use 
Town Center per PGCPB Resolution No. 05-134. The 
development plan is the end result of the extensive 
neighborhood revitalization efforts focused on the Suitland 
area that dates back to the early 1990s.   

 
February 28, 2006: The modified development plan and zoning map amendment 

were approved by the District Council via CR-014-2006 DR-
2.   

 
2000–2007: The Redevelopment Authority purchased the remainder of the 

subject property, consolidating the vast majority of the site 
under single ownership.   

 
October 29, 2015: The Suitland Design Review Committee reviewed the 

application and recommended approval with conditions.  
 
December 10, 2015: The Preliminary Plan of Subdivision 4-15005 for 221 lots and 

26 parcels for the development of 700 multifamily dwelling 
units was adopted by the Prince George’s County Planning 
Board (PGCPB Resolution No. 15-124) subject to 21 
conditions.   

 
December 10, 2015: The Special Permit SP-150004 for the development of 

approximately 80,331 square feet of commercial retail space, 
563 multifamily residential dwellings, 137 senior apartments, 
219 townhomes, two single-family detached homes, a 45,000 
square foot performing arts center, and a 33,000 square foot 
public plaza with a seasonal ice skating pavilion and a 
neighborhood park, was adopted by the Prince George’s 
County Planning Board (PGCPB Resolution No. 15-123) 
subject to one (1) condition.  

 
July 23, 2018: Record Plat SJH 250, Plat Book 44 recorded in the Land 

Records of Prince George’s County.  
 

E. Development Data Summary: 
 

1. Existing parcel lot, deed description/Liber Folio and plat number 
 

 Existing Lots  Liber/Folio  Plat Number 
 Lot 20 Block G   L.15489 F.073  06250044 
 Lot 21 Block G  L.15489 F.073  06250044  
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2. Tax Map: 80 Grid: E3.  

 

3. 200-foot map reference (WSSC): 204 SE 05 
 

4. Purpose of subdivision: re-subdivision of Lots 20 and 21 Block G into 9 lots and 1 parcel.  
 

5. Prior approvals: Preliminary Plan 4-15005 and Special Permits SP-150004.  
 

6. Total Acreage:  Gross  = 17,493 SF. (0.402 Ac.) 
   Net = 17,493 SF. (0.402 Ac.) 
 

7. Net developable area outside PMA: N/A  
 

8. Acreage of Environmental Regulated Features: 0.00 acres.  
 

9. Acreage of 100-year floodplain: 0.00 acres.  
 

10. Acreage of road dedication: 0.00 acres. 
 

11. Acreage of road vacation: 0.00 acres. 
 

12. Existing zoning: M-U-T-C (Mixed Use Town Center)  
 

13. Existing Land Use: Vacant.  
 

14. Proposed use of property: Residential.  
 

15. Breakdown of proposed dwelling unit by type: 9 single family attached dwellings on individual 
lots.   
 

16. Minimum lot size and width required by Prince George's County Planning Board of The 
Maryland-National Capital Park and Planning Commission Resolution File No. 4-15005.  

 
Townhouse Lots: 
 
Interior Lot: 

Minimum Lot Size: *960 square feet 
Minimum Lot Width:  16 feet 

End-Unit Lot: 

Minimum Lot Size: 1,190 square feet 
Minimum Lot Width:       21 feet 

Maximum Number of Townhouses in a Stick: 11 

Single-Family Detached Lots: 

Minimum Lot Size: 8,180 square feet 

Minimum Lot Width: 47 feet 

* No more than seven (7) interior townhouse lots may be less than the minimum size 
standard for interior lots of 960 square feet, and no less than 912 square feet. 

 

17. Sustainable Growth Tier: Yes, Tier 1  
18. Andrews Interim Land Use Control:   No 

 

19. The property is not in the Military Installation Overlay Zone.  
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20. Center or Corridor location: Yes, Suitland Regional Center.  
 

21. Stormwater Management Concept number and approval date: 21525-2015-4 was submitted on 
2/11/2021 and is currently under review.  
 

22. Water/Sewer Category Designation  Existing:  W-3/S-3 
     Proposed:  W-3/S-3  
 

23. Aviation Policy Area:     No   
 

24. Mandatory Park Dedication Requirement:  Private recreational facilities shall be provided per 
Site Plan for Special Permit (SP-150004).  
 

25. Cemeteries on or contiguous to the property:  No  
 

26. Historic site on or in the vicinity of the property:  No  
 

27. Type One Conservation Plan: Exempt per Letter of Exemption S-094-2019, Issued on 06-20-2019. 
 

28. Within Chesapeake Bay Critical Area:   No. 
 

29. Wetlands:       No. 
 

30. Streams:       No. 
 

31. Soils by soil type and source of soil information (if no NRI):  N/A 
 

32. In or adjacent to an easement held by Maryland Environmental Trust, The Maryland Agricultural 
Land Preservation Foundation, or any land trust or organization: No 
 

 
Exhibit 3 (not to scale) 
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F. Relationship to County Plans and Policies: 
 

 This proposal is entirely consistent with the vision, policies, and strategies contained within 
the Plan Prince George’s 2035 Approved General Plan (Plan Prince George’s 2035). It is also 
consistent with the recommendations and design guidelines contained within the 2006 Approved 
Suitland Mixed-Use Town Center Development Plan; and the February 2014 Approved Southern 
Green Line Station Area Sector Plan and Sectional Map Amendment; and is consistent with the 
purposes and regulations in the M-U-TC Zone as explained in the following sections: 

 
General Plan: 

 
 The subject property in this application is located in the Developed Tier. Under the previous 
2002 Prince George’s County Approved General Plan the vision for the Developed Tier was to 
develop a network of sustainable, transit-supporting, mixed-use, pedestrian-oriented, medium to 
high-density neighborhoods. 

 
 The 2002 Prince George’s County Approved General Plan also designates the Suitland M-
U-TC Zone as a Regional Center and encourages new commercial development primarily in 
designated Centers and Corridors. The recently approved general plan, known as Plan Prince 
George’s 2035 Approved General Plan (Plan Prince George’s 2035), designates the subject 
property for Mixed-Use, defined as: Areas of various residential, commercial, employment and 
institutional uses. Residential uses may include a range of unit types. Mixed-use areas may vary with 
respect to their dominant land uses, i.e., commercial uses may dominate in one mixed-use area, 
whereas residential uses may dominate in another.” The development plan in this preliminary plan 
application is designed in accordance with these guidelines. 

 
2006 Approved Suitland Mixed-Use Town Center Development Plan: 
 

 As noted on page 23 of the Approved Suitland Mixed-Use Town Center Zone Development 
Plan the design standards contained within the standards replace the requirements that are set forth 
in the Prince George’s Zoning Ordinance and the Landscape Manual with respects to:   
 

“…site, building, and public space design, including build-to lines, fencing, buffers, 
landscaping, parking, streetscape, building height, architectural form and 
detailing, signage, lighting, stormwater management, parks, and  plazas.”  

 
The Development intent of the 2006 Approved Suitland Mixed-Use Town Center Development Plan 
is as follows:  

  
“The M-U-TC Zone, as established by the County, is intended to encourage 
flexibility in land uses within a defined area in order to create active, economically 
viable settings in which to live and work. To ensure that each M‑U‑TC Zone is 
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responsive to its specific context, a set of local design standards and guidelines are 
established as part of the M‑U‑TC zoning process.” 
 

COMMERCIAL DISTRICT: 
 

Objective: A dynamic mixed-use, transit-oriented commercial core centered upon the intersection 
of Silver Hill and Suitland Roads, complemented by a pedestrian-friendly, traditional main street 
environment on Suitland Road west of Silver Hill, and along Huron and Swann Roads. 

 
Site Design: 

 
Intent:  Create an attractive and interesting development pattern that encourages 
compatible ground floor mixed-use and commercial retail uses, which are keys to a 
successful town center. Create a sense of enclosure and a pedestrian friendly environment, 
and help define public space by use of a consistent setback of buildings (streetwall) close 
to the street edge. Comprehensive, pedestrian-scaled lighting solutions should be provided 
to address building, site, and pedestrian safety. 

 
Building Placement: 

 
1. Buildings shall be set back a minimum of 14 feet and a maximum of 22 feet 

from the edge of the curb to maintain a continuous street edge and provide 
for an enhanced streetscape for pedestrian activities. Variations in building 
setbacks in adjoining buildings should not be more than three feet. 

 
Response:    The Towne Square at Suitland Federal Center is sensitively designed to provide a 
vibrant, transit-oriented, mixed-use development. The buildings address the streets while the 
significant public plaza is activated by street-level retail and restaurant uses to animate this 
important Metro-oriented Town Center development. The plan proposes a flexible range of 
residential and retail-commercial development, which will allow for appropriate responses to the 
market.   

 
2. Buildings should be oriented to the street. The primary building entrances 

should be clearly visible from the street and related to the sidewalks. Building 
entrances should be recessed in order to define the entry point and maintain 
a coherent pattern along the sidewalk. 

 
Response:     The residential and commercial retail space is designed with street frontage orientation 
directly on Suitland Road and Silver Hill Road. The plan proposes facades that provide architectural 
variety and articulation through the modulation of wall planes, detailing, color, texture, and 
materials that conform to the referenced strategies. The exhibits and illustrative views submitted by 
the Applicant, in conjunction with this application, reflect a high standard of architecture, including 
well-detailed facades that address the streetscape recommendations promoted by the Suitland Town 
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Center Plan. Thus, the proposed development is compatible with the proposed development in the 
vicinity as envisioned by the Town Center Plan. 
 

Landscaping, Buffering and Screening: 
 

1. Landscape treatment should be extensively used to accent entry points, street 
corners, and signage. Landscaping should also be used along pedestrian and 
bicycle paths to define these spaces. Each development should have a 
landscape component as an integrated part of the site design proposal.  

 
Response:    The Applicant understands that the purpose of these standards is to shape high-quality 
public spaces with buildings and other physical features to create a strong sense of place for the 
Suitland Town Center area. These standards replace requirements that are set forth in the Zoning 
Ordinance and the Landscape Manual and set conditions for the site, building, and public space 
design, including build-to lines, fencing, buffers, landscaping, parking, streetscape, building height, 
architectural form, and detailing, signage, lighting, stormwater management, parks, and plazas. 
Subdivisions shall be reviewed for compliance with relevant standards, such as those affecting 
circulation. All development shall comply with all applicable federal, state, County, and local 
regulations and ordinances.  
 

The proposed townhomes front on a greenspace and is separated from the existing single-
family dwellings by Parcel A. Plantings will be proposed to provide screening of the adjoining 
property with the submittal of the Site Plan for Special Permit. This layout is consistent with the 
standards set by the approved Site Plan for Special Permit SP-150004. See Lots 38-29 and 40-48 
which also front a greenspace. The below Exhibit 4 below (BDAI Drawing No. 51-146-M)  
 

 
Exhibit 4 (not to scale) 
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Stormwater Management: 
 

1. Low-impact development techniques, as contained in the current 
version of the design manual, “Low-Impact Development Design 
Strategies: An Integrated Design Approach,” as published by the 
Prince George’s County Department of Environmental Resources, 
shall be used on all sites as the primary method of collecting and/or 
treating stormwater. 

 
Response:     The nine single-family residential townhouses designed for these nine lots comply 
with this standard. The Applicant has engaged the services of PEG, LLC (e.g., PEG Environmental 
Services) who, are celebrating its 23rd year as a diverse energy efficiency, engineering, 
environmental, and management consulting firm operating principally in the Eastern and Central 
United States to help design the subject townhouses. PEG specializes in building energy 
performance, green building program compliance, building diagnostics, environmental and code 
compliance, thermal performance, HVAC design and operation, and construction defect. These 
capabilities have enabled PEG to become a leader in the application of national green building 
standards and demand-side energy efficiency protocols. Operating as a design consultant and “boots 
on the ground” interim and continuous inspection agent, PEG leads the way in the verification of 
effective planning and real-world application of all aspects of sustainable construction. PEG 
performs at every level of contracting from commercial structures to residential dwellings to 
charitable endeavors. 
 
 Based on their joint effort with PEG, the application designed this project to such a high level 
that it demonstrates preliminary compliance with the LEED v4.1 Residential Single Family Attached 
Gold Level for three NVR home models Strauss Urban w/4 Story Option, Clarendon 3 Story, and 
Clarendon 4 Story. The analysis is specific to the Energy and Atmosphere (EA) category, with point 
totals under other categories being taken from NVR’s LEED Gold level community Villages at 
Towne Square Suitland, MD, USA 20746 (Project ID # 1000111879). In brief, the community 
successfully earned Gold Level LEED Certification based on the following points tallied by 
category. Refer to the attached March 9, 2022 report from PEG that details the various environmental 
scoring levels the Project has achieved. 

 

LEED Category Verified 
Points 

Integrative Process 0 
Location and Transportation 10 
Sustainable Sites 3 
Water Efficiency 4 
Energy and Atmosphere 26 
Material and Resources 7 
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Indoor Environmental Quality 10 
Innovation 2 
Regional Priority 3 

Total 65 
 

Utilities and Services:  
 

1. All new development sites shall place utility lines underground or 
relocate them to the rear of the property. 

 
Response:     All proposed utility lines on site will be placed underground and/or screened 
adequately. Transformers are located per the electric company requirements. Landscape material 
will be used to screen the transformers in accordance with the electrical company requirements. 
 

2. Development on smaller sites and all redevelopment/infill sites should 
place utility lines underground or relocate them to the rear of the 
property.  

 
Response:     All proposed utility lines on site will be placed underground and or screened 
adequately. 

 
3. All service components, such as mechanical equipment, dumpsters, 

and loading docks and storage, service, and delivery areas, shall be 
properly screened from public view both from adjacent development 
and from public rights-of-way. Screening methods include, but are 
not limited to, continuous solid, opaque wood fences, masonry walls, 
metal screens on steel frames, and combinations thereof. Screening 
material and their design should be compatible with the associated 
building. 

 
4. If an alley exists between the commercial district development and 

property in the noncommercial district development areas, screening 
should be utilized and designed in a way to visually shield unsightly 
elements such as dumpsters and loading areas. 

 
Response:     Trash, mechanical, and loading facilities will be contained within the buildings, thus 
screening them from the public view. Refer to Building J2 – Ground Floor Plan 03 and Building J1 
– Ground Floor Plan 03 for the location of said features within the respective buildings. All unsightly 
elements, including loading areas and dumpsters, will be adequately screened with the appropriate 
materials. 
 
 
 
. 
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Building Design: 

  
Intent:  The height, scale, and massing of buildings in a new development in Suitland are 
integral elements to the character of the town center and help shape the pedestrian’s 
streetscape experience. Massing changes such as building plane projections, recesses, 
arcades, overhangs, projecting display windows and architectural detailing enhance the 
visual experience, establish human scale, provide continuous visual interest, and 
contribute to comfortable, attractive, and successful pedestrian environments. High 
quality, durable materials contribute to an attractive community, and well-designed 
storefronts attract pedestrian activity and ensure the success of mixed-use development. 
 

Form and Massing: 
  

1. Buildings shall be oriented to primary streets, particularly Silver Hill 
or Suitland Road 

 
Response:    The commercial components of all proposed buildings in the Commercial District are 
oriented to primary streets. As discussed with the application for the previous phases, the 
development is sensitively designed to provide a vibrant, transit-oriented, mixed-use development. 
The buildings address the streets activated by street-level retail and restaurant uses to animate this 
important approach corridor to the nearby Metro station and Federal Center property located directly 
across Suitland Road. 

 
2. Buildings along a “boulevard” (Silver Hill Road and Suitland Road 

east of Silver Hill) should be a minimum of two stories in height. 
 
Response:     The Application complies with this design standard. All proposed buildings along 
Suitland Road and Silver Hill Road are between five (5) and seven (7) stories in height.  

 
3. Buildings along a “main street” (Huron Avenue, Swann Road, and 

Suitland Road west of Silver Hill Road) shall be a minimum of two 
stories and a maximum of five stories in height. 

 
Response:     The Application complies with this design standard. All proposed buildings along 
Suitland Road are between five (5) and seven (7) stories in height.  

 
4. Buildings should transition in height, stepping down from the tallest 

adjacent to Suitland and Silver Hill Roads to shorter heights toward 
the rear of the site and along Huron Avenue and Swann Road to 
provide a transition to the residential-scale development that 
surrounds the Suitland mixed-use town center. 
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Response:     The Application complies with this design standard. Buildings transition in height, 
density, and housing type throughout the site. Building heights gradually decrease toward the rear 
of the site, and abrupt changes have been avoided in the conceptual layout. 
 

5. Other architectural features, such as landmark elements (including 
but not limited to a tower, arches, cupola, or unique roof forms), serve 
as identifiable and memorable features and may exceed this limit. 
These features shall not extend beyond one story in height above the 
highest point of the roof of the building to which it is attached. 

 
Response:    This standard is not applicable to the subject application. 

 
6. Distinct building forms incorporating landmark elements and special 

architectural features are encouraged, especially on corner lots. 
 

Response:    Architectural renderings propose contemporary-style buildings that generate visual 
interest. The facades of all the buildings will provide architectural variety and articulation through 
the modulation of wall planes, detailing, color, texture, and materials, but will be designed as a single 
project to ensure that the diverse land uses will blend harmoniously. 
 

7. Buildings should consist of clearly defined base, middle and top 
sections (tripartite design). 

 
Response:   The proposed design will comply with this standard. The proposed building will have 
a base, low band, and middle and upper defined features with the contemporary design. The Upper 
cornice will be very simple and not dominate the design. The different sections of proposed retail 
and multifamily structures are delineated by design, as shown in their renderings. 

 
8. The ground floors should be aligned throughout the commercial 

district at a height of no less than 14 feet. Vertical integration of uses 
within a building is encouraged and should be reflected in the use of 
architectural details. 

 
Response:     The ground floors of all proposed commercial/mixed-use buildings depicted in 
architectural renderings exceed 14 feet de minimis defined by this standard. 

 
9. Traditional roof styles such as gabled, shipped, stepped, and peaked 

roofs add interest and variety to buildings and should be incorporated 
in developments.  

 
Response:     The architectural renderings confirm that the building roof styles adhere to this 
standard. Building design details are defined in the SP-150004 development plans certified on 
January 2, 2018, and SP-15004-01 development plans certified on April 2, 2018. 
 



April 21, 2022 
Revised: July 1, 2022 
4-20039 
Page 16 of 40 

 
Facade Design: 

 
1. Facades should maintain a consistent width and a continuous 

alignment of building roofs, cornices, windows, and other 
fenestration patterns.  

 
Response:     Architectural renderings show a consistent width and alignment of building roofs, 
windows, and other fenestration patterns. 
 

2. Building storefronts shall feature display windows, doors, and other 
fenestration to add visual interest at the street level and to maintain a 
strong visual connection between the street and street-level uses. 
Special attention should be given to the size, location, design, and 
appearance of the uses. 

 
Response:     The above forms of fenestration are shown on the architectural renderings. The 
storefronts are designed to provide a balance between the needs of the tenant’s individual expression 
with the overall aesthetic quality and sense of place. 

 
3. Corner buildings shall be treated as landmarks in design or decorated 

with landmark elements because they serve as focal points in the 
commercial district. Well-designed corners enhance legibility by 
creating visual interest and contribute to a distinctive identity. 

 
Response:     As shown in Architectural renderings, the corner buildings proposed are given 
attractive signing and ample fenestration to create visual interest and serve as focal points for the 
mixed-use town center. 

 
4. Commercial district facades shall be designed to incorporate 

modulation through the use of materials, detailing, projections and 
recesses, and window placement that helps to reduce the bulk and 
mass of the building. 

 
Response:     The project design complies with this standard. While all around the exterior facade, 
there are windows, recesses, color changes, bands, and other features, there will occur areas where 
the window rhythm is interrupted with non-window wall areas. This is kept to a minimum, using 
angles, recesses, and other techniques, so the overall facade incorporates the non-window areas into 
the composition of the design. In adherence to this standard, a wide variety of materials are proposed 
for the development.  

 
5. Buildings composed of “ribbons” or “bands” of glass and 

architectural precast panels shall be avoided. 
 

Response:     Ribbons and bands of glass have been avoided in the Project’s architectural design. 
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6. Ground floor windows shall meet the following criteria:  
 

a. Dark-tinted windows and mirrored windows that block two-way 
visibility are prohibited as ground floor windows.  

 
b.  On the ground floor, buildings shall incorporate large, multipane 

windows. Transom lights above the windows are encouraged.  
 
c. Signage or screens, temporary and permanent, shall not obscure 

windows. At least 75 percent of the window area shall be 
unobscured so that people can see and be seen from the ground 
floor.  

 
d. Windows shall have proportional vertical emphasis. Horizontal 

windows may be created when a combination of vertical windows 
is grouped together or when mullions divide a horizontal window. 

 
Response:     Ground floor windows are shown in the architectural renderings that adhere to the 
above design criteria. 

 
7. Secondary rear and/or side entrances should be well lighted and 

clearly articulated. 
 

Response:     This standard will be met by the site’s Landscape and Lighting Plan. 
 

8. Design elements such as display windows, integrated lighting, and 
signage should be utilized to stimulate interest at the street level and 
enhance the pedestrian experience. 

 
Response:     As discussed previously in this report, Town Square is sensitively designed to provide 
a vibrant, transit-oriented, mixed-use development. The buildings address the streets while the 
significant public plaza along Suitland Road and Silver Hill Road are activated by street-level retail 
and restaurant uses to animate this important approach corridor to the nearby Metro station. These 
elements are reflected in the architectural renderings. 

 
9. Recessed entrances, porches, seating, awnings, canopies, and arcades 

should be used to provide weather protection, security, and safety for 
customers and pedestrians and to provide pedestrian interest.  

 
Response:    The project design complies with this standard.   

 
10. Facade materials shall be high quality, durable and attractive (such 

as brick, stone and masonry). Imitation or synthetic exterior building 
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materials that stimulate the appearance of natural stone or brick shall 
be avoided. 

 
Response:     High-quality materials such as brick or stone masonry blocks are incorporated into all 
proposed facades shown in architectural elevations. 
 

11. Exterior colors should be complementary to adjacent buildings and 
the overall character of the area. 

 
Response:      Exterior colors shown on each proposed structure shown in architectural 
elevations and renderings complement one another.  

 
12. Building entrances shall be a prominent part of the building design 

and should be highlighted by using architectural elements such as an 
entrance tower, pediment, portico, breezeway, antechamber, outdoor 
plaza, and surrounds decorations. 

 
Response:     This standard is met by the proposed architectural design for the site. The proposed 
hotel has storefront glazing incorporated into the 1st-floor level that was appropriate for the 
activities within the building, i.e., retail, meeting rooms, lobby fitness, etc. Canopies occur at all 
major entrances, and a protective canopy is proposed at the retail area (See elevations).  

 
13. At least one building entrance shall be on a public street. If a building 

has frontage on two public streets, at least one entrance shall be on a 
public street and can be located at the intersection of the streets upon 
the corner. 

 
Response:     This standard has been met as illustrated on the Site Plan for Special Permit and the 
architectural drawing sets. 
 

Building Lighting and Security:  
  

1. Lighting is an integral element in the overall architectural design and 
character of all buildings within the town center and shall:  

 
a.   Provide adequate safety and visibility around the building 

entrances and perimeter.  
 
b. Direct glare away from adjoining properties and public rights-of-

way.  
 
c. Be coordinated with site lighting.  
 
d. Be constructed of attractive, high quality materials. 



April 21, 2022 
Revised: July 1, 2022 
4-20039 
Page 19 of 40 

 
 

Response: The photometric plan submitted with the subject application confirm the project’s 
design compliance with the Suitland Mixed-Use Town Center design standards. 

 
2. Exterior burglar bars on windows and doors shall not be used in the 

town center. 
 
Response:     Exterior burglar bars are not proposed anywhere in the Suitland Mixed-use Town 
Center. 

 
Former Residential Buildings in Commercial Uses: 

 
1. Residential dwellings converted to a commercial use shall preserve 

the residential appearance and important architectural features in 
terms of color, materials, and design.  

 
2. All door and window openings shall be preserved and maintained.  
 
3. Front yards shall relate to the adjacent residential buildings and 

surrounding neighborhood context.  
 
4. Front yards shall remain as green space and be planted and well 

maintained. Paving of front yards is discouraged; parking should be 
in the rear of the building.  

 
Response:     As this instant application does not include the use of former residential buildings for 
commercial services, none of the above four design standards are applicable. 

 
Streetscape: 

 
Intent: A continuous system of wide sidewalks and inviting streetscape amenities, 
which encourage window-shopping and streetscape activities, are key to the 
success of mixed-use town center areas and should be provided along both sides of 
the roads. Visual connections between the sidewalk and store interiors provide 
observation of the street and increase safety. Storefronts that are open and inviting, 
outdoor café seating, street trees, and high-quality sidewalks contribute to 
interesting, comfortable, and safe street environments that serve the community 
and enrich street life. On-street parking is used to further buffer pedestrians from 
the vehicular traffic on the major thoroughfares through the town center. 
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Sidewalks and Storefronts: 

  
1. Sidewalks shall be separated from streets by a landscape strip at least 

six feet in width to allow for street trees and to buffer pedestrians from 
street traffic.  

 
Response:     Sidewalks are designed in accordance with the above streetscape design standards.  
 

2. Sidewalks shall be a minimum of 8 feet wide and should be a 
maximum of 16 feet and constructed of durable, attractive materials 
such as brick, stone, or high-quality concrete accented with brick. 

 
Response:     Sidewalks will be constructed of high-quality concrete and concrete pavers and will 
be at least 8-feet wide along Suitland Road and Silver Hill Road. 

 
3. Sidewalk materials should be continued across curb cuts whenever 

possible. Accent paving should be used to define pedestrian crossings. 
Special attention should be given to major pedestrian crossings on 
Silver Hill and Suitland Roads. 

 
Response:     Pedestrian crosswalks between curb cuts within the Commercial District will receive 
special paving treatment. 
 

4. All sidewalks shall have accessible ramps and comply with the 
regulations of the Americans with Disabilities Act (ADA). 

 
Response:     All proposed sidewalks and curb ramps will be designed to meet ADA standards as 
required. 

 
5. Traffic-calming devices, such as curb bump-outs, should be 

incorporated into the streetscape design wherever possible. Special 
pedestrian-scale lighting should be used to increase pedestrian safety.  

 
Response:     Curb bump-outs (or Bulb-outs) will be provided at intersections as shown on the Site 
Plan for Special Permit. 

 
6. Merchandise should not be displayed in front of or leaning against 

the exterior facade(s) of a building. Exceptions can be made for 
appropriate merchandise such as fresh cut flowers or organized town 
center wide promotional events. 

 
Response:     This standard will be enforced in connection with commercial tenant lease agreements. 
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Street Furniture and Streetscape Elements: 

 
1. Freestanding planters and protective devices such as bollards should 

be provided between sidewalks and the vehicular traffic and help 
shape the pedestrian realm. 

 
Response:     Permanent curbed planters will be incorporated into the sidewalk design as shown on 
the Site Plan to protect pedestrians from vehicular traffic. 
 

2. Street furniture shall be provided and include (but is not limited to) 
benches, trash receptacles, public lighting fixtures, planters, bike 
racks, and other structures that are necessary to provide amenities to 
pedestrians and enhance the aesthetics of the street. The furniture 
should be decorative, functional and scaled to fit the space. The 
Design Review Committee may decide on specific model numbers for 
street furniture elements in the future. 

 
RESPONSE:     Bench, trash receptacle and light pole locations and details have been shown on 
the Site Plan detail sheet. 
 

3. Street furniture should be constructed of durable materials such as 
cast iron, aluminum, stainless steel or recycled plastic lumber and 
require minimal maintenance. 

 
Response:     Site furnishing design details are defined in the SP-150004 development plans certified 
on January 2, 2018, and SP-15004-01 development plans certified on April 2, 2018. 

  
4. Improved bus shelters and signage should be provided to facilitate 

mass transit usage, increase transportation options, and improve 
linkages. 

 
Response:     Bus shelter locations and details will be added upon coordination with WMATA. 
 

5. All new retail and office development shall provide a minimum of two 
bicycle parking spaces per 10,000 square feet of gross floor area 
(GFA) or fraction thereof. 

 
Response:     Proposed mixed-use buildings J2 and K meet this requirement with their respective 
garages. See architectural plan 03 for building a J1 garage that shows the 896 square foot Bike 
Storage/Shop room location. 
 

6. Covered (open-air) bicycle parking spaces should be provided for 
mixed-use development and be an integrated part of sidewalk design.  
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7. Bicycle racks shall be located in highly visible, well-lighted areas near 

building entrances and bicycle parking areas shall not obstruct 
walkways.  

 
Response: Bicycle parking and rack design details and locations are defined in the SP-150004 
development plans certified on January 2, 2018, and SP-15004-01 development plans certified on 
April 2, 2018. 

 
8. Bicycle parking may be provided within a building, but the location 

must be easily accessible for bicyclists. Establishments that provide 
internal bicycle parking should consider providing lockers and 
shower facilities to encourage employees to bike to work. 

 
Response:     See the Applicant’s response to Standard 5 above. 

 
9. Streetscape elements (furniture, paving/ hardscape, landscape, etc.) 

should be standard throughout the commercial district and be 
compatible with existing elements located along Silver Hill Road. 

 
Response: This development conforms to the standard throughout the commercial district in  
M-U-TC and is compatible with the existing elements located along Silver Hill Road. 

 
Site and Streetscape Lighting: 

 
1. Lighting fixtures should be an integral component of the overall 

architectural design and character of all buildings. Human-scale, 
pole-mounted light fixtures should be used to effectively illuminate 
streets and sidewalks in the commercial district. Additional lighting, 
such as building-mounted fixtures provided by individual commercial 
establishments, is also encouraged. Applications for development in 
the commercial district shall include a lighting plan. Lighting fixture 
designs for both pole-mounted and building-mounted luminaries 
should be compatible with existing street light fixtures placed by SHA 
along Silver Hill Road.  

 
2. One consistent type of ornamental pole and luminary should be used 

throughout the commercial district. Light fixtures should be 
constructed of attractive, durable materials and be easy to maintain. 
If the Design Review Committee specifies a model number, all future 
development and redevelopment should use the same model fixture.  

 
3. Pedestrian-scale light fixtures should be a combination of low-level 

and intermediate height landscape lights. The maximum height of the 
pedestrian-scale light fixtures should not exceed 15 feet.  
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4. Exterior lighting fixtures should direct light to specific locations and 
away from adjoining properties and employ glare reduction 
techniques. 

 
Response:     New pedestrian scale lighting, light poles, commercial and retail-use lighting fixtures 
will be based upon a photometric study, been provided per the approved Design Plan standards. 
Refer to the site’s Landscape and Lighting Plan for details.   
 

Conformance to the 2014 Southern Green Line Sector Plan and Sectional Map 
Amendment (Sector Plan): 

 
Response:     The 2014 Southern Green Line Sector Plan establishes development policies and 
design standards for new development that are more permissive than those of the Suitland M-U-TC 
Zone in terms of building height and building setback from the street. The sector plan also 
recommends retaining the Suitland M-U-TC Zone but outlines specific recommendations to amend 
the Suitland M-U-TC Development Plan that includes replacing the M-U-TC development concept 
with the sector plan future land use map, and revisions to the applicability section, setback, parking, 
and height and bulk requirements. Except for additional use restriction that is also applicable to the 
Suitland M-U-TC area, no additional development standards have been established through this 
Sector Plan that is applicable to this Project. The proposed uses in this application are permitted 
uses in accordance with the Sector Plan.   

 
2005 Approved Countywide Green Infrastructure Plan:  

 
 The site is not located within the 2017 Approved Countywide Green Infrastructure Plan. 

 
Woodland Conservation: 

 
No woodlands are present onsite. The site has been previously graded per permit #21048-

2018. The subject property is exempt from the requirement to provide a Tree Conservation Plan and 
a Natural Resource Inventory, and an exemption letter was issued by M-NCPPC on October 30, 
2019.  

 
At the time of the site visit, on April 12, 2022, for purposes of the Natural Resource Inventory 

the site had been vegetatively stabilized in accordance with FSC #133-15-05. An Application for 
Woodland Conservation Letter of Exemption (WSCO-Ex) S-002-2022 was approved by the M-
NCPPC Environmental Planning Section on December 12, 2021. 

 
2008 Public Safety Facilities Master Plan: 

 
A review of the Approved March 2008 Public Safety Facilities Master Plan reveals that the 

proposed site is within Police District III. The subject property is located in the far southwest portion 
of this district. Also, the 2008 Public Safety Facilities Master Plan (Map 4) indicates that the subject 
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property is within the five (5) minute response time for fire and emergency management services 
from the Silver Hill Station. Additionally, this functional plan encourages incorporating crime 
prevention elements through environmental design, such as safe pedestrian and vehicular access and 
parking management, surveillance and private security, and an overall quality environment that 
ensures resident safety on the property and in the building. The site will be developed in accordance 
with many of these crime prevention strategies, such as safe and limited pedestrian and vehicular 
access, convenient parking, and sufficient lighting. 

 
2009 Master Plan of Transportation: 

 
According to the 2009 Master Plan of Transportation the site is adjacent to two master plan 

roadway facilities: Silver Hill Road (MD Route 458) and Suitland Road (MD Route 218). Adequate 
rights-of-way consistent with master plan recommendations are currently in place along these two 
roadway sections.   

 
G. Relationship to Requirements of the Subdivision ordinance: 

 
Section 24-121 Planning and Design Requirements:  

 
As described below, the proposed Project satisfies each of the requirements which govern 

the Planning Board's approval of Preliminary Plan applications listed in Sections 24-121.   
 
The requirements of Section 24-121 are: 

 
(a) The Planning Board shall require that proposed subdivisions conform to the 

following:   
 

(1) All lots shall be designed to be located wholly within the County and platted in 
conformance with all of the requirements of the Zoning Ordinance applicable 
to the subject property. 

 
Response:     The proposed lots and parcel are wholly within Prince George’s County, and will be 
platted in accordance with all applicable requirements. 

 
(2) In cases where the proposed subdivision is situated in a portion of the Regional 

District not planned to be served by public water and/or sewerage facilities, 
proposed lots shall be designed to meet the minimum lot size requirements for 
individual systems, as contained in Subtitle 22 of this Code and in the 
Comprehensive Ten Year Water and Sewerage Plan. 

 
Response:     This standard is not applicable to Suitland Town Center. 

 
(3) When lots are proposed on land adjacent to an existing or planned roadway of 

arterial or higher classification, they shall be designed to front on either an 
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interior street or a service road. As used in this Section, a planned roadway or 
transit right-of-way shall mean a road or right-of-way shown in a currently 
approved State Highway plan, General Plan, or master plan. If a service road 
is used, it shall connect, where feasible, with a local interior collector street 
with the point of intersection located at least two hundred (200) feet away from 
the intersection of any roadway of collector or higher classification. 

 
Response:     This standard is not applicable to the proposed mixed-use Suitland Town Center 
development. 

 
(4) Residential lots adjacent to existing or planned roadways of arterial 

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

 
Response:     This standard is not applicable to the proposed mixed-use Suitland Town Center 
development. 

 
(5) The preliminary plan and final plat shall conform to the area master plan, 

including maps and text, unless the Planning Board finds that events have 
occurred to render the relevant plan recommendations no longer appropriate 
or the District Council has not imposed the recommended zoning. 

 
Response:     The proposal conforms to the 2006 Approved Suitland Mixed-Use Town Center 
Development Plan’s recommendation of creating a mixed-use center containing neighborhood-
serving retail, higher density residential offering more housing choices, public open space, civic 
uses, and safe connections to nearby employment uses and open space amenities.  

 
(6) When indicated by a master plan or the General Plan or when requested by a 

public agency, land may be placed in reservation, pursuant to Division 7 of this 
Subtitle. 

 
Response:     This Section is not applicable. No land associated with the proposed Suitland Town 
Center mixed-use development proposal has been identified by either the General Plan, the Sector 
Plan, or requested by a public agency to be placed in a reservation, pursuant to Division 7 of the Zoning 
Subtitle.    

 
(7) Provision shall be made for the eventual ownership of outlots or residue parcels 

by incorporating them into platted lots or into adjacent parcels or by other 
means deemed acceptable by the Planning Board. 
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Response:     This standard is not applicable. The Preliminary Plan of Subdivision does not propose 
the creation of any outlots. 

 
(8) Corner lots shall be rounded with a radius of not less than twenty (20) feet or 

provided with an equivalent truncation. 
 

Response: The proposed plan is designed to meet or exceed County and State design standards. 
 

(9) Walkways, with rights-of-way not less than ten (10) feet wide, shall be provided 
through all blocks over seven hundred fifty (750) feet long, when deemed 
necessary by the Planning Board. 

 
Response:     Not applicable to the proposed Town Center mixed-use design plan. 

 
(10) Generally, subdivisions shall be designed to avoid unnecessary and costly 

roads, utility extensions, grading, and energy consumption. 
 

Response:     As noted above, the site is relatively flat, so no excessive grading will occur. A 
stormwater management concept plan is in progress and will be submitted to the County’s 
Department of Public Works and Transportation.   

 
(11) Significant natural features which are impossible or difficult to reproduce, 

such as waterways, streams, hills, wooded lands, and specimen trees, should be 
preserved to the degree practicable. 

 
RESPONSE:     There are no unique or special natural features (i.e., streams, wetlands, etc.) located 
within the bounds or in the vicinity of the subject property. 

 
(12) Lot size averaging may be permitted for preliminary plans accepted prior to 

July 1, 2006 in accordance with the Zoning Ordinance when the Planning 
Board finds that:  

 
(A) The subdivision design provides for better access, protects or enhances 

historic resource or natural features and amenities, or otherwise provides 
for a better environment than that which could be achieved by the 
exclusive use of standard lots.   

 
(B) The subdivision design provides for an adequate transition between the 

proposed sizes and locations of lots and the lots, or lot size standards, of 
any adjacent residentially zoned parcels.   

 
(C) The subdivision design, where applicable, provides for an adequate 

transition between the proposed natural features of the site and any 
natural features of adjacent parcels. 
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Response:     This standard does not apply to this instant mixed-use Town Center development. 
 

(13) Generally, lots, except at corners, should have access to only one (1) street. 
 

Response:     All lots within the proposed development, aside from corner lots, have access to only 
one (1) street. 

(14) If an entrance feature or gateway sign is proposed in a residential subdivision, 
it shall be identified on the preliminary plan on a separate Homeowners' 
Association parcel, or easement located on a homeowner's lot, and be designed 
in accordance with the standards in Section 27-624 of the Zoning Ordinance. 
A Homeowners' Association or other entity or person designated in a 
maintenance arrangement approved by the Department of Permitting, 
Inspections and Enforcement, shall be responsible for the maintenance of the 
entrance feature or gateway sign. 

 
Response:      All signage will comply with the Town Center Mixed-Use signage standards. The 
storefront window signs that may be proposed will be the responsibility of future tenants to abide 
by the signage standards. 

 
(15) The Planning Board shall not approve a preliminary plan of subdivision until 

evidence is submitted that a stormwater management concept plan has been 
approved by the Department of Permitting, Inspections and Enforcement or 
the municipality having approval authority, unless the Planning Board finds 
that such approval will not affect the subdivision. 

 
Response:     A stormwater management concept plan will be submitted to the Department of 
Permitting, Inspections and Enforcement for review. 

 
 

(16) Except as indicated in Section 24-132, the subdivision shall be designed and 
platted in accordance with the provisions for woodland conservation and tree 
preservation contained in Subtitle 25. 

 
Response: No woodlands are present onsite. The site has been previously graded per permit 
#21048-2018. At the time of the site visit, on April 12, 2022, for purposes of the Natural Resource 
Inventory the site had been vegetatively stabilized in accordance with FSC #133-15-05. The Natural 
Resources In Inventory Plan NRI-082-2022 was approved on April 29, 2022. 

 
(17) Historic resources should be preserved. 

 
AND 
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(18)  Significant archeological sites identified in accordance with the Planning 

Board Guidelines for Archeological Review should be preserved in place, to 
the extent practicable and should be interpreted as appropriate. 

 
Response:     There are no onsite or adjacent historic or archaeological resources that are impacted 
by the proposed mixed-use development. A Historic Preservation Archaeology Pre-Submittal 
Checklist is enclosed in this submission.  

 
(19) Condominium townhouse dwelling units approved after September 1, 2012 

shall conform to the lot standards of this Subtitle and Subtitle 27 for possible 
future conversion to fee simple lots. 

 
Response: This preliminary plan does not propose any condominium townhouses; therefore, this 
standard does not apply.  

 
Section 24-122.01 Adequacy of public facilities. 

 
(a) The Planning Board may not approve a preliminary plan of subdivision if it finds 

that adequate public facilities do not exist or are not programmed for the area within 
which the proposed subdivision is located, as defined in the “Guidelines for the 
Mitigation of Adequate Public Facilities: Public Safety Infrastructure" and 
"Guidelines for the Analysis of the Traffic Impact of Development Proposals."  The 
Planning Board shall require adequate public facilities, as provided in this Section 
and in Division 4 of this Subtitle. 

 
Response: The subdivision of this property satisfies the requirements for the adequacy of public 
facilities. The property is in water/sewer category W-3, S-4, and designed to connect to existing 
public water and sewer lines. The property is within Tier 1 of the Sustainable Growth Act, which 
designates lots to be served by public sewer.  

 
Section 24-123. General requirements. 

 
(a) The Planning Board shall require that preliminary plan conform to the following: 

 
(1) The rights-of-way of all highways, streets, and transit facilities shown on the 

General Plan, functional master plans, and area master plans shall be shown 
on the preliminary plan and, when reserved or dedicated, shown on the final 
plat. 

 
Response:     Existing rights-of-way of all adjoining roads are shown on the proposed Preliminary 
Plan 4-20039.  
 

(6)     Land for bike trails and pedestrian circulation systems shall be shown on the 
preliminary plan and, where dedicated or reserved, shown on the final plat 
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when the trails are indicated on a master plan, the County Trails Plan, or where 
the property abuts an existing or dedicated trail, unless the Board finds that 
previously proposed trails are no longer warranted. 

 
Response:     This standard is not applicable to the proposed mixed-use Suitland Town Center 
development. 

 
Section 24-124. Adequate roads required: 
 

(a) Before any preliminary plan may be approved, the Planning Board shall find that: 
 

(1) There will be adequate access roads available to serve traffic which would be 
generated by the proposed subdivision, or there is a proposal for such roads 
on an adopted and approved master plan and construction scheduled with 
one hundred percent (100%) of the construction funds allocated within the 
adopted County Capital Improvement Program, within the current State 
Consolidated Transportation Program, and/or such roads are incorporated 
in a specific public facilities financing; and  

 
(2) implementation program as defined in Section 27-107.01(186.1); 

Response: This standard does not apply to the proposed Suitland Town Center mixed-use 
development. 

 
Section 24-130 Stream, wetland, and water quality protection and stormwater management  

 
(a) Proposed subdivisions shall be designed to minimize the effects of development on land, 

streams and wetlands, to assist in the attainment and maintenance of water quality 
standards, and to preserve and enhance the environmental quality of stream valleys. 

 
Response:     There are no streams or wetlands on the property. Stormwater management measures 
are proposed to provide for managing runoff and preserving and enhancing water quality and 
environmental quality.  
 

(b) The Planning Board shall require that proposed subdivisions conform to the 
following: 

 
(1) The preliminary plan shall demonstrate adequate control of the increased 

runoff due to the ten (10) year storm or such other standards as State law or 
the County shall adopt. 

 
(2) The stormwater control shall be provided on-site unless the Planning Board, 

on recommendation from the County, waives this requirement. 
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(3) The submission of a storm drainage and stormwater management concept plan, 
and approval thereof by the County, may be required prior to preliminary plan 
approval 

Response:     A Stormwater Management Concept Plan is pending approval. The subject property 
will be developed in accordance with this plan. 
   

(4) Where a property is partially or totally within an area covered by an adopted 
Watershed Plan, the preliminary plan shall conform to such plan. 

 
Response: The site is engineered using DPIE standards to ensure compliance to the Watershed 
guidelines and enhance the environmental envelope surrounding the stream.   

 
(5) 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 fully 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. 

 
Response:     The subject property is not located in the Chesapeake Bay Critical Area. Therefore, 
this standard does not apply.  

 
(c)  The submission of a sediment control concept study, and approval thereof by the 

Soil Conservation District, may be required prior to final plat approval. 
 

Response:     The proposed development will comply with this standard at the time of the final plat.   
 

H. Previous Approvals:   
 

Preliminary Plan of Subdivision 4-15005:  Compliance with the 21 conditions associated with the 
4-15005 case matter was discussed and approved by the Planning Board in the prior Preliminary 
Plan of Subdivision 4-15005 in their resolution of approval PGCPB No: 15-124 for the subject 
property conditions, highlighted in italic bold.       
 

1. Prior to signature approval of the preliminary plan of subdivision (PPS), the plan 
shall be revised to make the following technical corrections: 

 
a. Revise the PPS to reorient Lots 18 through 24, Block E, so that they are 

parallel with the townhouse sticks for Lots 12–17 and 25–30, Block E, instead 
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of perpendicular, or revise the PPS to demonstrate adequate buffering 
between Lots 18–24, Block E, and the proposed apartment housing for the 
elderly. 

 
b. Remove all right-of-way dedication along the northern side of Parcel A, Block 

J. 
 
c. Separate Parcel A, Block E and Parcel A, Block F such that land area 

designated for open space is in a designated parcel and distinct from land area 
designated for private alleys. 

 
d. Add appropriate plat references for previous Suitland Road right-of-way 

dedication and provide the existing right-of-way width on the plan. 
 
e. Replace all development standards from the PPS plan, except the following: 

Townhouse Lots: 
Interior Lot: 

Minimum Lot Size: *960 square feet  
Minimum Lot Width:  16 feet 

 
End-Unit Lot: 

Minimum Lot Size: 1,190 square feet  
Minimum Lot Width:  21 feet 
 

Maximum Number of Townhouses in a Stick: 11  
 

Single-Family Detached Lots: 
Minimum Lot Size: 8,180 square feet 
Minimum Lot Width: 47 feet 

 
* No more than seven (7) interior townhouse lots may be less than the minimum 
size standard for interior lots of 960 square feet, and no less than 912 square feet. 

 
Response:     All nine of the proposed lots exceed the above minimum design requirement.  

 
f. Revise the applicants Recreational Facility Cost Estimate dated October 15, 

2015 to exclude the Urban Park located on Block I and any proposed facilities 
on Block G, and add the parcel numbers to the table, adjusting the total cost 
estimate and “Value Above Requirement” calculation, provide the dimensions 
of the pools and place it as an insert on the PPS. 

 
g. Increase lineweight of public right-of-way dedication areas. 
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h. Revise all plans showing the proposed layout to demonstrate the provision of 

a turnaround on Parcels C and F, Block D. Label alleys and the single private 
street. 

 
i. Revise all plans showing the proposed layout to demonstrate no vehicular 

connection between the alley for the townhouse lots in Block E and the 
parking lot for the age-restricted multifamily building. 

 
j. Add a note that states: 
 

“At the time of final plat, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall grant a ten-foot-wide public 
utility easement (PUE) along all public streets and a 10’PUE 
along either side of all private roads, or a PUE acceptable to the 
applicable public utility providers as shown on a utility plan 
submitted with the final plat. Documentation shall be provided by 
the Applicant demonstrating the concurrence of the public utility 
providers.” 

 
k. Revise all references to “90,000” proposed square feet of commercial retail 

use on the PPS to “80,331” square feet and all references to “45,000” 
proposed square feet of public space (arts center) to “50,000.” 

 
l. Provide a revised Traffic Impact Study (TIS) Exhibit 8 which shows that Pod 

C as described in the TIS includes Parcel A, Block J and Parcel B, Block B. 
 
m. Revise the density on the PPS to add separate columns for the proposed 

density for the 221 townhouses and single-family detached dwellings, and the 
proposed density for the 700 multifamily dwellings. 

 
n. Revise Lot 43, Block E to show a minimum lot width of 21 feet. 
 

Response:   The above 14 sub-conditions are incorporated within the prior Preliminary Plan of 
Subdivision 4-15005 site plan certified by M-NCPPC staff on December 12, 2017.   
 

2. Development of this site shall be in conformance with Stormwater Management 
Concept Plan 21525-2015 00 and any subsequent revisions. 

 
Response:   Development of the Suitland Town Center mixed townhouse and multifamily residential 
parcels and lots are proceeding in compliance with the stormwater management plan and approval 
letter Case 21525-2015 00 and any subsequent revisions. 
 

3. At the time of final plat, the Applicant and the Applicant’s heirs, successors, and/or 
assignees shall grant a ten-foot-wide public utility easement (PUE) along all public 
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streets and a ten feet PUE along either side of all private roads, or a PUE acceptable 
to the applicable public utility providers as shown on a dry utility plan submitted 
with the final plat. Documentation shall be provided by the Applicant 
demonstrating the concurrence of the public utility providers. 

 
4. Prior to signature approval of the PPS, the Applicant and the Applicant’s heirs, 

successors, and/or assignees shall submit a conceptual dry utility plan for the 
record. 

 
Response:   The 4-20039 PPS plans denote all public utility easements (PUEs) along public and 
private roads. 
 

5. The Applicant and the Applicant’s heirs, successors, and/or assignees shall 
construct the private on- site recreational facilities in accordance with the Park and 
Recreation Facilities Guidelines. 

 
Response:   The Suitland Town Center development plans approved and certified within SP-150004 
are currently under construction, are in full compliance with the above condition. 
 

6. Prior to the approval of the final plats for the townhouse or single-family dwelling 
unit lots, the Applicant and the Applicant’s heirs, successors, and/or assignees shall 
submit three original recreational facilities agreements (RFA) to the Development 
Review Division (DRD) for construction of the recreational facilities. Upon 
approval by DRD, the RFA shall be recorded among the Prince George’s County 
Land Records and the liber/folio reflected on the final plat prior to recordation. 
The RFA shall include the following facilities associated with the townhouse and 
single family dwelling lots as reflected on the approved PPS: 

 
a. Two passive urban areas, one each in Blocks Parcels C and F 
 
b. One Open Play Area in Block D. 

 
Response:   In compliance with this condition, the Recreational Facilities Agreement for the 
Suitland Town Center was recorded within the Land Records of Prince George’s County in Liber 
40608 folio 476 on February 23, 32018. 
 

7. Prior to approval of building permits for the townhouse or single-family dwelling 
unit lots, 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 the recreational facilities associated with those lots and parcels. 
The facilities bonded shall be in accordance with the recorded recreational 
facilities agreement referenced on the record plat for those lots. 
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Response:   The Suitland Town Center development plans approved and certified within SP-
150004 are currently under construction, is in full compliance with condition 7. 
 

8. Prior to the approval of the final plats for the multifamily development on Parcel 
A, Block A or Parcels A and B, Block B, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall submit three original recreational facilities 
agreements (RFA) to the Development Review Division (DRD) for construction of 
the recreational facilities. Upon approval by DRD, the RFA shall be recorded 
among the Prince George’s County Land Records and the liber/folio reflected on 
the final plat prior to recordation. The RFA shall include the following facilities 
associated with the multifamily dwellings as listed on the approved PPS: 

 
a. Parcel A, Block A – One Fitness/Yoga Room, One Swimming Pool with deck. 
 
b. Parcels A and B, Block B – One Fitness/Yoga Room, One Swimming Pool 

with deck. 
 

Response:   In compliance with this condition, the Recreational Facilities Agreement for the 
Suitland Town Center was recorded within the Land Records of Prince George’s County in Liber 
40608 folio 476 on February 23, 2018. 
 

9. Prior to approval of building permits for the multifamily development on Parcel A, 
Block A and Parcels A and B, Block B, 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 the construction of the recreational facilities 
on the associated parcels. The facilities bonded shall be in accordance with the 
recorded recreational facilities agreement referenced on the record plat for those 
parcels. 

 
Response:   The Suitland Town Center recreation facilities improvements as approved in 4-15005 
have already been designed, bonded, and permitted, and some of the items have already been 
constructed. 
 

10. Prior to approval of building permits, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall demonstrate that a homeowners association 
(HOA) has been established and that the common areas approved on the PPS have 
been conveyed to the HOA. 

 
Response:   Development of the Suitland Town Center development plans approved and certified 
and currently under construction is in full compliance with condition 10 above. 
 

11. Prior to approval of building permits, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall convey to the homeowners association (HOA) 
land. Land to be conveyed shall be subject to the following: 
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a. All waste matter of any kind shall be removed from the property prior to 
conveyance, and all disturbed areas shall have a full stand of grass or other 
vegetation upon completion of any phase, section, or the entire project. 

 
b. The conveyed land shall not suffer the disposition of construction materials, 

soil filling, other than the placement of fill material associated with permitted 
grading operation that are consistent with the permit and minimum soil class 
requirements, discarded plant materials, refuse, or similar waste matter. 

 
c. Any disturbance of land to be conveyed to a HOA shall be in accordance with 

an approved permit site plan. This shall include, but not be limited to, the 
location of sediment control measures, tree removal, temporary or permanent 
stormwater management facilities, utility placement, and stormdrain outfalls. 

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

conveyed to a HOA.  
 
 The location and design of drainage outfalls that adversely impact property to 

be conveyed shall be reviewed and approved by the Development Review 
Division in accordance with the approved permit site plan. 

 
Response:   The Suitland Town Center development plans approved and certified within SP-150005 
and currently under construction are in full compliance with condition 11 a. – d. above. 
 

12. Prior to approval of any building permit for Parcel A, Block H for a use other than 
apartment housing for the elderly, the permit plan shall conform to the trip cap 
approved with this PPS or a new PPS with a new determination of the adequacy of 
transportation facilities shall be required. 

 
13. Prior to approval of building permits, in conformance with the 2009 Approved 

Countywide Master Plan of Transportation and the 2014 Approved Southern Green 
Line Sector Plan and Sectional Map Amendment, the permit plan shall 
demonstrate the following improvements within the dedicated public right-of-way, 
unless modified by DPIE or DPW&T: 

 
a. A five-foot-wide bicycle lane along Huron Avenue in the southbound 

direction from Suitland Road to Porter Avenue. 
 
b. Standard sidewalks with ADA accessible curb ramps along all rights-of-way 

within the subject site. 
 

c. 118 street lights throughout the subject site. 
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d. 204 shade trees in the public right-of-way.  
 
The following minimum improvements shall be demonstrated on the Special Permit 
on-site: 
 
a. 28 indoor bicycle parking racks. 
 
b. 10 outdoor bicycle parking racks at locations convenient to building 

entrances. 
 
c. 21 benches throughout the subject site. 
 
d. 21 trash receptacles throughout the subject site..  
 

14. Prior to the approval of building permits, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall demonstrate that the following required 
adequate pedestrian and bikeway facilities as designated below or as modified by 
DPW&T/DPIE/DPR/MDSHA, in accordance with Section 24-124.01 of the 
Subdivision Regulations, have (a) full financial assurances, (b) have been 
permitted for construction through the applicable operating agency’s access permit 
process, and (c) have an agreed-upon timetable for construction and completion 
with the appropriate operating agency, or demonstrate that these specific 
improvements are included in a council resolution for a TIF bond or other 
financing sources (including General Obligation Bonds) for infrastructure 
improvements: 

 
a. Intersection of Lacy and Lewis Avenues: 

 
(1) Install one curb ramp that meets ADA guidelines at the northeast corner of 

the intersection, unless modified by DPW&T; 
 
(2) Install new high-visibility crosswalk markings at north and east legs of 

intersection, unless modified by DPW&T; 
 
(3) Install standard sidewalks along the northeast corner of the intersection, 

unless modified by DPW&T. 
 
b. Intersection of Homer and Porter Avenues: 

 
(1) Install curb ramps at all corners that meet ADA guidelines, unless modified 

by DPW&T; 
 
(2) Install high-visibility crosswalk pavement markings on all legs of intersection, 

unless modified by DPW&T; 
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(3) Install 250 linear feet of standard five-foot wide sidewalk on the north side of 

Homer Avenue, west of Porter Avenue, unless modified by DPW&T; 
 
 
(4) Install 150 linear feet of standard five-foot-wide sidewalk on the south side of 

Homer Avenue, west of Porter Avenue, unless modified by DPW&T. 
 

c. Intersection of Huron and Porter Avenues: 
 

(1) Install 2 curb ramps that meet ADA guidelines on the northwest and 
southwest corners of the intersection, unless modified by DPW&T; 

 
(2) Install high visibility crosswalk pavement markings on the west leg of the 

intersection, unless modified by DPW&T; 
 
(3) Install 150 linear feet of standard five-foot wide sidewalk on the north side of 

Huron Avenue, west of Porter Avenue, unless modified by DPW&T; 
 
(4) Install 30 linear feet of standard five-foot-wide sidewalk on the south side of 

Huron Avenue, west of Porter Avenue; unless modified by DPW&T. 
 
d. Intersection of Suitland and Silver Hill Roads: 

 
(1) Update all crosswalk pavement markings, unless modified by MDSHA; 
 
(2) Replace all red brick pavement crosswalk, unless modified by MDSHA. 

 
e. Huron Avenue: 

 
(1) Install a five-foot wide bicycle lane Bicycle Lane along Huron Avenue in the 

northbound direction, between Suitland Road and Porter Avenue, unless 
modified by DPW&T. 

 
f. Homer Avenue: 

 
(1) Install Share the Road Signage on Homer Avenue. 

 
g. Suitland Road: 

 
(1) Install high-visibility pavement markings crossing Suitland Road at existing 

crossing, unless modified by MDSHA; 
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(2) Install rectangular rapid flashing beacon and appropriate signage in each 

direction of Suitland Road at crossing, unless modified by MDSHA. 
 

Response:   Development of the Suitland Town Center mixed townhouse and multifamily residential 
parcels and lots are adequate transportation facilities will be available to serve the proposed 
development approved in the previous Preliminary Plan 4-15005, will satisfy the Adequate Public 
Facilities Ordinance of Prince George’s County; as such, the Suitland Town Center development 
plans approved and certified within SP-150005 and currently under construction are in full 
compliance with conditions 12, 13, and 14 above. 
 

15. Prior to signature approval of the PPS, the Applicant and the Applicant’s heirs, 
successors, and/or assignees shall provide a revised BPIS exhibit that illustrates in 
detail the location and limits of all off-site BPIS improvements, including all off-
site sidewalk construction, ADA ramps, pedestrian signals, crosswalk 
improvements, pavement markings and signage. 

 
Response:   The above conditions are incorporated within the revised BPIS approved for the prior 
Preliminary Plan of Subdivision 4-15005 site plan certified by M-NCPPC staff on December 12, 2017.   
 

16. Prior to approval of the final plat, the Applicant, their heirs, successors and or 
assignees shall vacate the dedicated public rights-of-way as reflected on the 
approved PPS, in accordance with Section 24-112 of the Subdivision Regulations. 

 
Response:   The Suitland Town Center final plats and development plans approved and certified 
within plans associated with PPS 4-15005 and SP-150004 are currently under construction are in 
full compliance with condition 16. 
 

17. Total development within the subject property shall be limited to uses which 
generate no more than 364 AM peak-hour trips and 446 PM peak-hour trips. Any 
development generating an impact (net new trips) greater than that identified 
herein above shall require a new PPS with a new determination of the adequacy of 
transportation facilities. 

 
Response:     The development proposal under the current PPS application 4-21003 will result in 
trips that will exceed those stipulated under Condition 17 of PPS 4-15005. The Applicant has 
submitted a Transportation Pre-Submittal Checklist for the uses proposed under the current 
application, and this Checklist has been approved. A Traffic Impact Study is being prepared to 
address the Adequacy of Transportation Facilities for the uses proposed under the current PPS 
application 4-21003. 
 

18. At the time of final plat approval, the Applicant shall dedicate the following public 
rights-of-way, as shown on the approved preliminary plan of subdivision: 

 
a. 40 feet from centerline along Suitland Road. 
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b. 90-foot right-of-way for Street ‘G’ between Street ‘B’ and Suitland Road, 

within the boundary of the PPS. 
 
c. 60-foot right-of-way for Street ‘A.’ 
 
d. 60-foot right-of-way for Street ‘B.’ 
 
e. 50-foot right-of-way for Street ‘C.’ 
 
f. 50-60-foot right-of-way for Street ‘D.’ 
 
g. 50-foot right-of-way for Street ‘E.’ 
 
h. 50-foot right of way for Street ‘G’ from Street ‘B’ to Street ‘E.’ 
 
i. 5 feet of right-of-way for Lewis Avenue along Parcel A and Lots 1–9, Block 

D. 
 
b. Parcels A and B, Block B – One Fitness/Yoga Room, One Swimming Pool 

with deck. 
 

19. The Applicant, their heirs, successors and or assigns shall dedicate public right-of-
way in accordance with the approved PPS in phase with development for Street ‘A’ 
with the platting of Parcel A, Block A and additional right-of-way dedication along 
Street ‘G’ with the platting of Parcel A, Block B. 

 
Response:   The Suitland Town Center final plats: 5-20030, 5-18063, 5-18062, 5-18060, 5-18058, 
5-18057, 5-18056, 5-18064, 5-18061, 5-18059, and 5-17155; and development plans approved and 
certified within plans associated with PPS 4-15005 and SP-150004 are currently under construction, 
are in full compliance with the right-of-way dedications defined within the above conditions 18 and 
19.  
 

20. Prior to the issuance of any building permits within the subject property, the 
following road improvements shall (a) have full financial assurances, (b) have been 
permitted for construction through the operating agency’s access permit process, 
and (c) have an agreed-upon timetable for construction with the appropriate 
operating agency OR demonstrate that these specific improvements in a council 
resolution for a TIF bond or other financing sources (including General 
Obligation Bonds) for infrastructure improvements: 

 
a. Chelsea Way and MD 458: 

 
(1) Construction of this intersection to include: 
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