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shown at 2 foot contour intervals in NGVD29 datum.

4. Vertical datum is NGVD29, U.S. Survey Feet, based on GPS and trigonometric leveling to
Washington Suburban Sanitary Commission (WSSC) Bench Mark 4680. Surveyor's Certificate
(4680: EL 279.918)

59 F.19 ~—

v
GENERAL NOTES ) :i?:'ig ity 190, ‘I Use: Residential / / < [+ / o0 C )?l' Stanley -ll\-/lgrgl?;l’ Eé?ﬂes, LLC L — )g //%
1|The subject property consists of the following Parcel 14, Liber 42390 Folio 548; : \%e tion ! ) Zone: R-M é/ HeﬁINM.Sr?" P.95 Sash o " 5 ° ( ! . L.46874 F.553 7 - ///A P
2|The subject property is located on Tax Map, grid Tax Map 91, Grid B1 77\"2\126@7tph ia Woods™ \ \ \\ GTjM; 3D.:If62 =2 -"'"‘\\,\ X R?g cChhﬁtoapshér;gSoréro?A\l/: | oo 8 - { T Use: Residential ___ s 4
3|The subject property is located on WSSC 200' Sheet 2055E09 TRRIRRA N o e L;g’f‘i% . // Phy \: [ X ey O ® 00 s e o= - \
4|The subdivision proposes: Subdivision proposes the creation of 29 parcels, 14 single \O& e } ~ R} \ - 2 ;LJ\ . s o, Js2 \ “"“ P Ng@}fi | A R 2 = — == VICINITY MAP
family detached lots and 268 townhouse lots, and the - ~-9 \x‘é;/wf‘ ( \ o L — T 6)0 \E € _ ’ \_ = N = L '
creation of private and public roads and alleys. o " S ) o S I/ \ 207 . T e/ | OS85 N\ Gl 2 ' R e 480U ,, wl\‘“’ — = " = 3,000
A-9973, A-9973-01, CDP-0601, CDP-0601-01, CDP-0601-02, ‘n MA APPROXIMATE SfG \( \ ‘ _’/_//W iy / , 56.86 ‘ A\ P = ‘ / C/Ea/sz‘:e/“
5[The prior approvals are as listed: NRI-158-05-01,TCP1-006-08 NNy  OCAFION E SaN 3319 b = ' (B D=l » = TS5 60 523
6|The Preliminary Plan of Subdivision is proposed for: 63.35 Gross Acres - TN=193:25" e G N :Eﬁﬁa (Rl o
Land zoned: LCD; Prior to April 1, 2022: R-M I\ (e3P = ——==171000, e IR ) s m _
7|Net developable area outside the PMA: 52.85 Acres é Timothy Bean N = i ‘ 9
8|Acreage of Environmental Regulated Features: 10.50 Acres PMA I %&%5-5;22 % ; — T e — —WEST;’EQE%‘:(?,AQDNV%W — o N S H E ET I N D EX
9|Acreage of 100- year floodplain: 0.00 Acres I Z"SﬁZ:s% ‘—J ] 8
10|All proposed roads are: Suitland Parkway (MC-631), Westphalia Road (C-626) & @ / I i AN &~ L_265;9 F.£03 <
Polo Place (P-617) are public roads, all other roads and ﬂ I/ !T ; é \ -§ 1 COVER SH EET
alleys are private : 3 o2 \ “
Acreage of private/public roads: 4.79 Acres lf/ / . l Z\ \ :%,i% \l o 2 PRELIM I NARY PLAN
11|The existing zomng/usef is: . LCD'; Pr|o.rto April 1, 2022: R-M 'I \ \ Eé \ﬂ g 8 3 PRELIMINARY PLAN
12|The proposed use of this property is: Residential /QQ) oo D < 218 § l - 4 S A
13(The proposed number of dwelling units for this subdivisionis:  |282 Units L - - n.. -A g | (ZD <ZE W 4 ROAD SECTIONS
This consists of: 268 Townhomes e ¢ = S ‘
14 Single Family Detached Homes - x / l ’ \\ J _' .
29 Parcels T ErTEITS ( \\ 30 ‘ A )
14|Density Calculation (residential only) Permitted Density: 3.6 D.U./Acre = 228 Dwelling Units* 3 (“"‘ij p ‘ - /ZPRWATEZ'G
Proposed Density: 282 Units / 63.35 Ac. = 4.46 D.U./Acre ) o /{] —™ T e
*27-509(b)(1) Foropen space land at a ratio of at least 3.5 V( ’-|J (
acres per 100 dwelling units (with a minimum size of 1
acre), an increment factor may be granted, not to exceed / 'ml /
25% (This open space land should include any T~ )
irreplaceable natural features, historic buildings, or T / /
natural drainage swales located on the property) \< [ 1 )
282 DU/100 D.U. =2.82 x 3.5 acres open space = 9.87 acres | AN \ / (\m
Open space in excess of 9.87 acres is proposed, therefore, ~— ( / ’
228 D.U. x 125% = 285 D.U. permitted for a permitted o~ ! \
density of 4.49 D.U./Acre. ! - ‘
15(Minimum lot size Townhouses: 1,200 sq.ft. APPROXIMATE SI N v
Single Family Detached: 6,000 sq.ft. . . LOCATIC ' ~ vg p \\\\\ { \ > ‘
16|Minimum Lot Width at Front Building Line and Front Street Line: [Front Building Line: 16 ft S~ //Tax M&;M—’ f
Front Street Line: 16 ft T-P;"N9C1b;é3 /o T YD 171 T30 \\ i T.M.83, P.27
17|Sustainable Growth Tier Tier 1 L.43362 F.363 Mestphalia Me\adgws LL 2131 1 / LJggr;3Lé Eefsnz
18|Military Installation Overlay Zone: AreaE Use: Paéks and OpQ L L.42390 F.548 \\ g \ - ( / " ' and '
19|Center Corridor Location: No Zon S R 2,759,627-Sq.Ft. or 63.3523 ACI’Q‘\ TJINTTET] /—%) \ ™1 ~JJoan L. Bean, Danjel A. Begn
20|Stormwater Management Concept number and approval date: 6120-2023-0; pending approval - ] per ﬁ\h“fsn:@rvey N \\ /____,_,«’\ 2, / . \rka ; Jo athL 30946 F 4:76 t
21|Water/Sewer Category Designation: Existing W-4 & S-4, Proposed W-3 & S-3 ‘ T e \\%\ RS Ao \\ \ Ljse: Agrimjnure
22|Aviation Policy Area: N/A / (Y 2y Zone: R-E
Mandatory park dedication requirement: To be fulfilled by private facilities on-site and
23 contributions to Central Park
24|Cemeteries on or contiguous to the property: No
25|Historic sites in orin the vicinity of the property: Yes - Osborn-Talburtt Cemetery & Talburtt Tobacco Barn
26|Type One Conservation Plan: TCP1-006-08
27|Within Chesapeake Critical Bay Area (CBCA): No
28|Wetlands: Yes
29(Streams: Yes
30|NRI: NRI-158-05-01-04
31{In o'radjacent to an easement held by tbe Maryland ' No PARCEL ACRES DESCRIPTION DEDICATION
Environmental Trust, The Maryland Agricultural Land Preservation
. - A 0.31 Open Space HOA
Foundation, or any land trust organization
32|The subject property proposes Public Utility Easements (P.U.E.'S): |10 foot P.U.E.'s B 1.49 Open Space HOA
33|The boundary survey was prepared by: Rodgers Consulting ¢ 0.99 OPen Space HOA
34|Applicant: Stanley Marton Homes, LLC D 0.54 Pr!vate Road HOA
35|The 65dBA falls within the limits of this application Yes (Westphalia Road) E 1.08 Private Road HOA
36|The topography information if from: McKenzie Snyder, April 2022 2 882 ggz: zgzzz :82
H 0.02 Open Space HOA
I 0.36 Private Alley HOA
J 0.02 Open Space HOA
K 0.10 Open Space HOA
L 0.02 Open Space HOA
M 0.90 Private Road HOA
N 0.47 Private Road HOA
0 0.47 Open Space HOA
P 5.02 Open Space HOA
Q 15.42 Open Space HOA
R 0.59 Private Road HOA
S 0.79 Open Space HOA
T 0.48 Private Road HOA
U 1.12 Open Space HOA
Vv 0.41 Private Road HOA
w 0.93 Open Space HOA
X 0.87 Private Road HOA
/ 8 \ 'S \ Y 0.85 Private Road HOA
_- : TM9P Z 0.53 Open Space HOA
] @& W OdSife D ifge'gpw AA 0.07 Private Road HOA
4 'L“Es: Vacant BB 3.31 Open Space HOA
CC 2.52 Open Space HOA
o plat 65 4 ) //E:\ ROW DEDICATION 4.79 Public Road Public
Marlboro Rid 398
Survey and Datum Notes: T I
1. Boundary information shown hereon is based on a boundary survey conducted by Rodgers s \‘\
Consulting, Inc., in April 2022. Parcel EEEE / ( / . T4 5 10 >
2. Horizontal datum is the Mawland Coordinatg System [NAD83(2011), SPCS zone 1900.(MD), US \ Part of Prc'e‘I‘LLLL iuse: .idential // )\ | b : : —d,
guryey Fegt], bgsed on statlg GPS observations post-procgssed by the National Ge_odetlc Survey's Y Marlboro R«( > Community Zo% { \\ 26 % I 24 | 23 \ | 1 ;w - e | . I‘m fﬁb@g} ) 7~ N —— N
nline Posmomng User Service (OPUS). Observed'pollnts include RCI traverse station #9002. The Adsoci t@p, e ‘}\' P Z:S/ S | /l‘ " I ] | | \ ﬁ\tgarlboro Ri —_ —1L I
average combined (scale x elevation) factor for the site is 0.99994669. \ . : "Marlboro-Ridge ‘ 1 o, Plat 68 . S \ \ JI:L_\ \ \ D_l[———\_ ,|E2—5'1_]p ——5 EH =
(#9002 N 429729.9150 E 1364750.0560) ‘ /,_'-/ 407%:10 W P.B.251 P.25 \ \ rtarlb R g‘a \ (N — l[L \ ‘D L '\ ; J:CLP ﬁﬂ ]| Lo
3. Topggraphy shown hereon was taken from photogrammetric mapping and .LiDAR acquisition \ ‘m\ \ \ \ \Djl ,D_I——l 251'P: —_lﬂl ‘[F | ‘D\| [ [ ‘l \ I i |; 1 fl
provided by McKenzie Snyder, Inc., and placed on ground control established by Rodgers \ e . 50 \ \‘\Marlb 0 Ridge EBommunity i k| -\ ! l' f ‘B ‘) ' \ | [ | ik \ ‘\ Ll _l J _l \ ;;
Consulting, Inc. The aerial photography and LIiDAR data was acquired on April 11, 2022, and is '"’" \\ ; ‘\ Z%fsiﬁation,\tng. T ll\ L\; \ \ llL__‘,_,_Ji L l ‘T_E’-‘\ ﬂ\ \ LT:;__‘\ \—ﬂ\;ﬁg‘";e \_&9 L a x'“__D£ : S
. 186.9 /.1 oy 0D iedg

I hereby certify that the boundary lines shown hereon are correct and
based on a boundary survey conducted by Rodgers Consulting, Inc., and
that the survey work reflected hereon was prepared under my direct

responsible charge and is in compliance with the requirements set forth in
GRAPHIC SCALE "COMAR" Title 09, Subtitle 13, Chapter 06, Regulation .12.

100’ 0 50’ 100’ 200' 400'
Date For: Rodgers Consulting, In

1INCH=100FT By: Aaron Eugene Worley
Professional Land Surveyor
Maryland Registration No. 21539
License Expiration/Renewal Date: 12-23-2023

PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were
prepared or approved by me, and that | am a
duly licensed professional engineer under the
laws of the State of Maryland, License No.
40787, Expiration Date: 06/19/2025."

6-19-2023

REVISION DATE REVISION DATE REVISION pate| APPLICANT / DEVELOPER:  OWNER: WOODSI D E VI LLAG E ——— al il SAE L o

PRELIMINARY NOT FOR CONSTRUCTION

Stanley Martin Homes, LLC  Westphalia Meadows, LLC

6404 Ivy Lane, Suite 600 2077 Somerville Rd., Ste. 206 M EADOWS AT WESTMORE R O D G E R S ﬁiilvizED EE: :iggii COVER SH EET T orsomy

Greenbelt, MD 20770 Annapolis, MD 21401 REVIEWED NB DATE:
T. (301)368-8760 T. (401)266-5100 I5TH ELECTION DISTRICT CONSULTING e 4-22064 —=

Contact: Kevin Setzer TAX MAP 91, PARCEL 14: L.42390 F.548 101 Mercantie Lane,Site 280, Largo, Marand 207 RELEASE FOR

Ph: 301.948.4700 Fx: 301.948.6256 www.rodgers.com ]

PRINCE GEORGE'S COUNTY, MARYLAND o oATE ___ TN oFa

N: \MD—Prince Georges\Westphalia Meadows\autocad\Plot Plans\PPS\PPS Plan.dwg
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\ N Surveyor's Certificate
- \ I hereby certify that the boundary lines shown hereon are correct and uunny
N based on a boundary survey conducted by Rodgers Consulting, Inc., and \\\\\\\OF MA,?/////’/
that the survey work reflected hereon was prepared under my direct Ve & Y,
responsible charge and is in compliance with the requirements set forth in

"COMAR" Title 09, Subtitle 13, Chapter 06, Regulation .12.

oo (R
Date For: Rodgers Consulting, In

0 25 50° 100 200 By: Aaron Eugene Worley

Professional Land Surveyor
E;!—-E;!;— Maryland Registration Nb. 21539

License Expiration/Renewal Date: 12-23-2023
1INCH=50FT

PROFESSIONAL CERTIFICATION

GRAPHIC SCALE

"I hereby certify that these documents were
prepared or approved by me, and that | am a
duly licensed professional engineer under the
laws of the State of Maryland, License No.
40787, Expiration Date: 06/19/2025."

6-19-2023

REVISION DATE REVISION DATE REVISION pate | APPLICANT / DEVELOPER: ~ OVVNER: WOODSIDE VILLAGE il Sl N

Stanley Martin Homes, LLC  Westphalia Meadows, LLC

BASE DATA 1" = 50"
DESIGNED FMH 12/2022 JOB No.
6404 lvy Lane, Suite 600 2077 Somerville Rd., Ste. 206 M EADOWS AT WESTMORE CROC)I\IIS) q_ TEl% % DRAWN FMH | 122022 PRE LlMINARY PLAN OF SU BDIVISION 075071
Greenbelt, MD 20770 Annapolis, MD 21401 REVIEWED NB DATE:
T. (301)368-8760 T. (401)266-5100 I5TH ELECTION DISTRICT U

| ' RODGERS CONTACT: Nat Ballard P RE LI M I NARY P LAN DEC 2022
Contact: Kevin Setzer TAX MAP 91 , PARCEL 14: L42390 F.548 1101 Mercantile Lane, Suite 280, Largo, Maryland 20774

RELEASE FOR
Ph: 301.948.4700 Fx: 301.948.6256 www.rodgers.com ]

PRINCE GEORGE'S COUNTY, MARYLAND SHEET No.

BY. DATE

2 OF4
N: \MD—Prince Georges\Westphalia Meadows\autocad\Plot Plans\PPS\2 PRELIMINARY PLAN.dwg
6/19/2023 2:34:16 PM

PRELIMINARY NOT FOR CONSTRUCTION
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PR. SIDEWALK Surveyor's Certificate
I hereb tify that the b d li h h t and
=X STORM DRAIN PR. PARKING STRIPING e o 5 Bty Sy Cod By Rosors Carsonns, e o1
that the survey work reflecte ereon was prepare nder m irect
W W W EX. WETLAND PR. FACE OF CURB responsible_ucha:,ge and_ is in compliance with thpe rzquirer:ents setyforth in
WB EX. WETLAND BUFFER PR. BACK OF CURB "COMAR" Title 09, Subtitle 13, Chapter 06, Regulation .12.
SB sB EX. STREAM BUFFER PR. ROAD PAVEMENT 5-1-2023 C g 6. PROFESSIONAL CERTIFICATION
. GRAPHIC SCALE Date For: Rodgers Consulting, In "l heret:jy certify thadt ;hese dO%UThe”tSI were
. - . repared or approve me, and that | am a
I - EX. STREAM STEEP SLOPES (150/0 & GREATER) o0 0 2 o 1% 200 o Qforfoer;s?gr?slnl_ea\r,]\ldoI—Slineyor gul}[/) licensed ppg'ofessiongl engineer under the
E;!—-E;!;— Maryland Registration No. 21539 laws of the Stale of Maryland, License No.
FP FP EX. FLOODPLAIN BOUNDARY o ® PR.SEWER License Expiration/Renewal Date: 12-23-2023 40787, Expiration Date: 06/19/2025." 6-19-2023
1INCH=50FT

REVISION DATE REVISION DATE REVISION pate| APPLICANT / DEVELOPER:  OVVNER: WOODSI DE VILLAGE SrSEDATA l il SCAL?" = 50'
Stanley Martin Homes, LLC  Westphalia Meadows, LLC

6404 Ivy Lane, Suite 600 2077 Somerville Rd., Ste. 206 M EADOWS AT WESTMORE R O D G E R S Efeilv(\szD EE: :iggii PRELIMINARY PLAN OF SU BDIVISION T orsomy

Greenbelt, MD 20770 Annapolis, MD 21401 REVIEWED NB DATE:
D mata 6700 Al A |5TH ELECTION DISTRICT CONSULTING PRELIMINARY PLAN pec 2002
Contact: Kevin Setzer TAX MAP 91, PARCEL 14: L.42390 F.548 PL'%'OIP";;?:;;S '-a:i; gg'I“;iggz';lrg°wmyr'zz;ezg7;4m RELEASE FOR —
PRINCE GEORGE'S COUNTY, MARYLAND . = e~
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4 4 : ' ' ; 63' R/W Z = ===
Line 14 26' 10 (i 10 26' 14* Line Line 12 36' 12" Line R Col ' - ===
C(12) Gy | @ | ® Gy | a2 (46)) . .3 W0 PARKIN o e T~ / === — ===
Travel Lanes Median Travel Lanes 5 6 Travel Lanes 6 5 | 10'PUE 133 SW (22 W/O PARKING) L SW 13 10' PUE | = ’ ,, ,l I ' _ o ===
et r ~—1" 1 1 8' o l L///; - -
g ; 3 PGL PARKING | 22' PAVEMENT | 19' PARKING | ~ _ - - s \‘
- 5 y PGL@ PGL@ ¥ i 2.' i o _— - —_————— e A
(6) FIOW]jIle* FlOW].i.nﬂ* (6) 1 | "];.\@ﬁ.} g/: ‘ 2% 2% -E_A) g \&—‘ — — —
27 : ; o ' 2% 2% 2% | 2% e — = = - 1 ’
Dy (5' Bike = (5" Bike TV . o /jlf T sl [
' 112%| 2% | Lane) 2% 4% | 4% 2% Lane) | 2% 2% =5 STD 300.01 | . ! \
e e 1 \ ' S
PRI e \ Typical underdrain, Limits of Graded 2 Typical sidewalk with 4" PRIVATE 60' RIGHT OF WAY e < \
imits o imits of Grade esfaddaid ired both side -
Typi_cal underd_rajn, 'Aggregate Rl oatee ' Apgregate Base ) W?lltl:l)llfl al i ewa]kd required both sides Aggregate Subbase course Graded Aggregate Base PERPENDICULAR ON-STREET PARKING . \‘
required both sides *Use spill gutter only along median. Aggregate Base BavmmintSenilin SECTION C-C ‘ | \
TYPICAL / S -
- GASB HMA Intermediate Final (TYPICAL) I \
Pavement Section Design Subgrade Course Base Surface Surface Right-of-Way \
Design Subgrade Coutse Base Surface Surface Right-of-Way 35MPH | CBR>=7 6" 3" 112" 112" 60" (70" H
Speed (A) ®) Course (C) Course (D) Course (E) Width Fontfoiss “
40MPH | CBR=7 6" 412" 2' 2" 100 A, The top 12" of in-situ subgrade material shall have a minimum California Bearing Ratio (CBR) value of 7.
Footiintes Sec Tables 1-3, 1-4, I-5, I-6, I-7, I-8 and I-9 of Section I "Roadway Development Guidelines” for subgrade criteria.
e % ; T e ; 5 B. Graded Aggregate Subbase (GASB). See Section IT "Technical Specifications.”
A. The top 12" of in-situ subgrade material shall have a minimum California Bearing Ratio (CBR) value of 7. C. Superpave Mixture Hot Mix Asphalt (HMA) base, 19mm, PG 64-22. See Section II "Technical Specifications.”
See Table I-3, I-4, I-5, I-6, 1-7, I-8 and 1-9 of Section I "Roadway Development Guidelines" for subgrade criteria. D. Superpave Mixture Hot Mix Asphalt (HMA) surface, 9.5mm, PG 64-22. See Section II "Technical Specifications.”
B. Graded Aggregate Subbase (GASB). See Section II "Technical Specifications." . el Transit route: Superpave Mixture Hot Mix Asphalt (HMA) surface, 9,5mm, PG 70-22. See Section II "Technical
C. Superpave Mixture Hot Mix Asphalt (HMA) base, 25mm, PG 64-22. See Section Il "Technical Specifications.” Specifications"
D. Superpave Mixture Hot Mix Asphalt (HMA) surface, 12.5mm, PG 70-22. See Section II "Technical Specifications." E. Superpave Mixture Hot Mix Asphalt (HMA) surface, 9.5mm, PG 64-22, See Section II "Technical Specifications.”
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that the survey work reflected hereon was prepared under my direct
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"COMAR" Title 09, Subtitle 13, Chapter 06, Regulation .12.
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Date For: Rodgers Consulting, In

By: Aaron Eugene Worley
Professional Land Surveyor
Maryland Registration No. 21539
License Expiration/Renewal Date: 12-23-2023
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STATEMENT OF JUSTIFICATION
WESTPHALIA MEADOWS
FORMERLY WOODSIDE VILLAGE, BEAN PROPERTY
PRELIMINARY PLAN OF SUBDIVISION 4-22064

1.0 INTRODUCTION/OVERVIEW/ORIENTATION

Stanley Martin Homes, LLC (the *“Applicant”) fTiles this
Preliminary Plan of Subdivision for approximately 63.35 acres of
land located on the south side of Westphalia Road approximately
2000 feet from its intersection with Ritchie Marlboro Road. The
property which is the subject of this application consists of a
single parcel of land known as the Bean Property, which is more
particularly described as Parcels 14 on Tax Maps 83 & 91 (the
“Subject Property”). The current owner of the Subject Property is
owned by Westphalia Meadows, LLC.

The Subject Property is currently zoned LCD (formerly R-M).
The Subject Property was originally included in an assemblage of
land known as Woodside Village. In 2005, Toll Brothers, Inc. filed
a Zoning Map Amendment Application referenced as ZMA A-9973. This
application sought to rezone 381.95 acres of land located on the
south side of Westphalia Road from the R-A Zone to the R-M
(Residential-Medium) Zone. On February 6, 2007, the Prince
George’s County Council, Sitting as the District Council, adopted
CR-2-2007 approving the Sector Plan and Sectional Map Amendment

for Westphalia and along with 1t, A-9973.



The August 6, 2021, the property owner filed an amendment of
the Basic Plan pursuant to the provisions of Section 27-197(b) of
the Prince George’s County Code. The purpose of the application
was to request approval of a separate Basic Plan for the Subject
Property to allow it to develop separate and apart from the rest
of Woodside Village. On April 12, 2022, the Prince George’s County
District Council issued a Notice of Final Decision approving the
request, subject to six conditions. A copy of the Notice of Final
Decision is attached hereto as Exhibit “A”. This approval
established a separate Basic Plan only for the Subject Property.
It should also be noted that a separate Basic Plan Amendment, A-
9973-02, was Tiled by the owners of Parcels 19 and 5 of the original
Woodside Village assemblage. Neither of the two aforementioned
basic plan amendments include portions of Woodside Village that
have since been acquired by M-NCPPC which totals approximately
160.36 acres and includes Parcels 13, 42, & 48.

On March 30, 2023, the Planning Board approved CDP-0601-02
for the Subject Property, subject to nine conditions. Conformance
with the conditions will be addressed below.

Pursuant to Section 27-4205(c)(3), “[D]evelopment within the
LCD Zone shall comply with the applicable approved Basic Plan,
CDP, and SDP, and with the standards applicable in the zone..in
which the development was located prior to its placement in the

LCD Zone, in accordance with Section 27-1700, Transitional
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Provisions.” Section 27-1704(h) states that “property in the LCD
Zone may proceed to develop in accordance with the standards and
procedures of the Zoning Ordinance 1in existence prior to the
effective date of this Ordinance, subject to the terms and

conditions of the development approvals which it has received.

2.0 ZONING HISTORY OF WOODSIDE VILLAGE

As noted above, the Subject Property is included in an
assemblage of land known as Woodside Village. In 2005, Toll
Brothers, Inc. filed a Zoning Map Amendment Application referenced
as ZMA A-9973. This application sought to rezone 381.95 acres of
land located on the south side of Westphalia Road from the R-A
Zone to the R-M (Residential-Medium) Zone. The R-M Zone is a
comprehensive design zone under the prior Zoning Ordinance that
permits development of a variety of residential dwelling unit types
at densities ranging from 3.6 dwelling units per acre to 7.9
dwelling units per acre. As discussed In greater detail below, the
requested rezoning was ultimately approved by the adoption of the
Westphalia Sector Plan in 2007. The Woodside Village assemblage

consisted of five parcels of land under separate ownership, listed

below:
e Bean Property 63.3 acres;
e Yergat Property 78.9 acres;
e Case Property 79.4 acres;
e Sult Property 148.7 acres;
e Wholey Property 11.66 acres;

3



The Basic Plan for Woodside Village proposed an exclusively
residential development consisting of single family detached lots,
single family attached lots, two-over-two condominium units and
multifamily condominium units.

On May 11, 2006, the Prince George’s County Planning Board
recommended approval of A-9973 through the adoption of Resolution
PBCPB No. 06-112, The Woodside Village zoning map amendment
application was heard by the Zoning Hearing Examiner in mid-2006.
On July 13, 2006, the Decision of the Zoning Hearing Examiner was
filed with the District Council. As with the Planning Board, the
application before the Zoning Hearing Examiner only included four
parcels—the Wholey Property had not yet been included. The Zoning
Hearing Examiner mirrored the Planning Board’s recommendation for
base and maximum residential densities, approved land use types
and quantities and public and private opens space.

Despite being transmitted from the Zoning Hearing Examiner to
the District Council, the District Council remanded A-9973 to allow
for i1ts consideration as part of the then pending Sector Plan and
Sectional Map Amendment for Westphalia.

On February 6, 2007, the Prince George’s County Council,
Sitting as the District Council, adopted CR-2-2007 Approving the
Sector Plan and Sectional Map Amendment for Westphalia. The
Woodside Village project was addressed in several locations in the

Sector Plan. On Map 14, Page 54 of the Sector Plan, Woodside
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village i1s identified as a Key Development Proposal. In Table 5
on Page 89, which lists the Approved Zoning Changes, lItem 6A and
6B address Woodside Village. Further, in Appendix 1 of the Sector
Plan, development Concept 3 on Page 106 depicts the Woodside
Village project. Included in CR-2-2007 was Amendment 12, which
rezoned the 11.65 acre Wholey property from the R-A Zone to the R-
M zone. Also included was the approval of the Basic Plan for
Woodside Village, including the Wholey Property. The approval of

the Basic Plan included the following Development Data:

The following development data and conditions of approval serve as limitations on the land

use types, densities, and intensities, and shall become a part of the approved Basic Plan:

DEVELOPMENT DATA:

Total arca 381.93 acres
Land in the 100 vear floodplain® 15.69 acres
Adjusted gross area: (381.95 less half the floodplain)* 374.15 acres
Density permitted under the R-M (Residential Medium 3.6-5.8 dwellings/acre
Zone)
Base residential density (3.6 du/ac)* 1.347 dwellings
Maximum residential density (5.8 du/ac)® 2,170 dwellings

Approved Land Use Types and Quantities:

Residential: 374.15 adjusted gross acres (@ 3.8-4.0 du/ac* 1.422-1,497 dwellings
Number of the units above the base density: T5-150 dwellings
Permanent open space: (31 percent of onginal site arca)® 116 acres

Public active open space: (parkland and school sites)® 26.0 acres mimimum parkland

10 acres minimum clementary
school

20 acres minimum middle school

Private open space (homeowner association and other) 60 acres

* To be validated during the review of a CDP to account for the addition of the 11.65-acre Toll Brothers,
Inc. property.



In addition to the above Land Use Types and Quantities, the
District Council also adopted five conditions listed in Appendix
5 of the Westphalia Sector Plan SMA.

Subsequent to the approval of the Basic Plan, Comprehensive
Design Plan CDP-0601 was approved for Woodside Village.
Comprehensive Design Plan, CDP-0601 was approved by the Planning
Board on July 31, 2008, for the entire 381.95-acre Woodside Village
tract, (PGCPB No. 08-121). The prior approved CDP included 1,422
to 1,496 residential units including approximately 1,276 single
family dwelling units (attached and detached) and 220 multifamily
units, iIn the R-M Zone. The Order Affirming Planning Board
Decision, With Conditions was adopted by the District Council on
February 9, 2009 and is attached hereto as Exhibit “B”. The CDP
approved the construction of up to 1,496 dwelling units, including
1,276 attached and detached units and 220 multifamily dwelling
units. For purposes of clarity, CDP-0601-02 and this application
only include Parcel 14 (Bean Property). The status of the parcels
contained i1n the original Woodside Village comprehensive design

plan assemblage can be further described as follows:

e Parcel 14 (Bean Property; 63.3 acres): Included in A-9973-01
& CDP-0601-02;

e Parcels 3 & 19 (Case/Yergat Property; 158.28 acres): Included
in A-9973-02 a & CDP-0601-01;

e Parcels 42, 48 & 13 (Suit/Wholey Property; 160.30: Owned by
M-NCPPC;



The development of the Woodside Village project never
proceeded due to the impacts of the recession. Subsequently,
approximately 160 acres of the Woodside Village assemblage was
acquired by the Maryland-National Capital Park and Planning
Commission (“M-NCPPC”) to be added to the Westphalia Town Center
Central Park. The properties acquired were the Suit Property
(148 acres) and the Wholey Property (11.66 acres). It was the
acquisition of these properties that prompted the filing of A-
9973-01 and A-9973-02 to allow the remaining acreage included in
A-9973 to develop as separate basic Plans.

The proposed Preliminary Plan was designed to conform to the
conditions of the Basic Plan, as amended, and the recently approved
CDP.

3.0 SUMMARY OF DEVELOPMENT PROPOSAL

As noted above, the Subject Property consists of 63.3 acres
in the LCD/MIO Zone. Prior to the adoption of the current
Zoning Ordinance, the Subject Property was zoned R-M/MIO
(Residential-Medium Development, Military Installation Overlay)
Zone. The property in this application is bounded to the north
by Westphalia Road. Across Westphalia Road is land in the
LCD/MIO Zone (formerly R-M/MIO). To the west is land that is
part of the former Woodside Village assemblage in the LCD/MIO
Zone (formerly R-M/MI0) Zones. To the south is the Marlboro

Ridge development in the RR (formerly R-R) Zone. To the east is
7



undeveloped land in the RE (formerly R-E) Zone. The Subject
Property is located within Planning Area 78 and Council District
6.

Consistent with the approved CDP, the Preliminary Plan of
Subdivision proposes a total of 282 dwelling units, consisting
of 268 single family attached units and 14 single family
detached units. The Subject Property is located at the
intersection of Westphalia Road and a proposed Major Collector
Road (MC-631). MC-631 extends south from Westphalia Road into
the Subject Property and then turns west into the adjacent
Wholey Property (now owned by M-NCPPC). At the approximate
location of where MC-631 turns into the Wholey Property, a
master planned primary roadway (P-617) extends in an east-west
direction into the Subject Property, turns south and intersects
with Polo Place in the Marlboro Ridge community to the south.
To accommodate these Master Planned roadways, the Preliminary
Plan shows MC-631 extending along the western boundary of the
Subject Property before transitioning to the west, where 1t will
intersect with P-617 and extend south toward the Westphalia
Central Park. No direct access to the Subject Property is
proposed from Westphalia Road.

Within this development pod, single family attached units
are proposed, comprised of a mix of front load and rear load

garage units. A mix of unit widths is also proposed, varying
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from 16-28 feet. All of the single family detached lots are

proposed to be sixty (60) feet in width.

4_0 COMPLIANCE WITH BASIC PLAN (ZMA A-9973-01)

Basic Plan Amendment A-9973-01 was approved for the subject

property by the District Council on April 11, 2022. This CDP

amendment satisfies the conditions in A-9973-01 as follows:

1. The following development data and conditions of
approval serve as limitations on the land use types,
densities, and intensities, and shall become a part of

the approved Basic Plan:

Total Area 63.3 acres
Land in the 100-year floodplain* 0.0 acres
Adjusted gross area: (63.3 acres less half the floodplain) 63.30 acres

Density permitted under the Residential Medium Zone

3.6-5.8 dwelling units/acre

Base residential density (3.6 du/ac)

228 dwelling units

Maximum residential density (5.7 du/ac)

367 dwelling units

Proposed Land Use Types and Quantities

Residential: 63.3 gross acres@ 3.6-5.6 du/ac

228-354 dwelling units

Number of units above the base density

126 dwelling units

Density proposed in the Residential Medium Zone

5.6 dwelling units/acre

Permanent Open space: (33 percent of original site area)
(Includes environmental, recreational, and HOA areas)

20.52 acres

COMMENT: The Applicant’s request in this Preliminary Plan

conforms to the approved land use types and quantities approved
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in A-9973-01. The proposed 282 dwelling units is lower than the
354 dwelling units permitted. In addition, a total of 32
parcels are proposed to be dedicated to the HOA as open space or
for recreational purposes. These HOA parcels are 40.4 acres of

the total site (63%), greater than the 33% or 20.52 acres

required.

2. Prior to certification of the Basic Plan, add bearing
and distances for the boundaries of the Subject
Property (on Sheet 2) and for the A-9973 Basic Plan

area (on Sheet 1).
COMMENT: The Basic Plan will be certified prior to
certification of the CDP with these revisions.

3. Internal streets and shared-use paths are to follow
the 2009 Approved Countywide Master Plan of
Transportation Complete Streets Policies and
Principles and provide multimodal transportation.

COMMENT: The Preliminary Plan conforms with this requirement.

4. The following shall be required as part of the
Comprehensive Design Plan (CDP) submittal package:

a. Provide a description of the type, amount and
general location of any recreational facilities
on the site, including provision of private open
space and recreational facilities to serve
development on all portions of the Subject
Property.

COMMENT: The CDP plan included the required information and
reflected the potential trails, sitting areas, open play area,

active recreation and playgrounds.

b. The Transportation Planning Division will review
the list of internal access points as proposed by
the Applicant along master plan roadways

10



COMMENT :

including intersections of those roadways within
the site. The list of intersections shall
receive a detailed adequacy study at the time of
Preliminary Plan of Subdivision. The adequacy
study shall consider appropriate traffic control,
as well as the need for exclusive turn lanes at
each location.

The proposed internal access points were reviewed by

the Transportation Planning Division at the time of CDP and

found to be appropriate. The adequacy of any roadways will be

addressed as part of ADQ-2022-077.

c. The applicant, and the applicant’s heirs,

COMMENT :

successors and/or assignees shall agree to make a
monetary contribution or provide in-kind services
for the development, operation, and maintenance
of the central park. The recreational facilities
packages shall be reviewed and approved by the
Prince George’s County Department of Parks and
Recreation (DPR) prior to CDP approval. The total
value of the monetary contribution (or in-kind
services) for development, operation, and
maintenance of the central park shall be $3,500
per dwelling unit in 2006 dollars. The Applicant
may make a contribution into the Park Club or
provide an equivalent amount of recreational
facilities. The value of the recreational
facilities shall be reviewed and approved by DPR
staff. Monetary contributions may be used for the
design, construction, operation, and maintenance
of the recreational facilities iIn the central
park and/or the other parks that will serve the
Westphalia study area. The Park Club shall be
established and administered by DPR.

The Applicant will contribute to the central park as

required.

d. Submit a signed Natural Resources Inventory (NRI)

with the CDP. All subsequent Plan submittals
shall clearly show the Patuxent River Primary
Management Area, as defined in Section 24-
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101(b)(10) of the Prince George’s County
Subdivision Regulations, and as shown on the
signed NRI.

COMMENT: A signed NRI (NRI-158-05) was submitted with the CDP.

e. Demonstrate that the Primary Management Area
(PMA) has been preserved to the fullest extent
possible. Impacts to the PMA shall be minimized
by making all necessary road crossings
perpendicular to the streams and by using
existing road crossings to the extent possible.

COMMENT: Necessary impacts to the PMA were proposed at the time
of the CDP and a Letter of Justification was submitted with the
CDP. The impacts proposed with the Preliminary Plan are
consistent with those evaluated at the time of the CDP. Other
than these necessary impacts, the PMA has been preserved to the
fullest extent possible.

T. Submit a required Type I Tree Conservation Plan
(TCPI). The TCPI shall:

1. Focus on the creation and/or
conservation/preservation of contiguous
woodland.

2. Mitigate woodland cleared within the
Primary Management Area’s preservation
area on-site at a ratio of 1:1, with
the exception of Impacts caused by
Master pPan roads, which shall be
mitigated 1:25. This Note shall also be
placed on all TCPs.

3. Focus afforestation in currently open
areas within the Primary Management
Area and areas adjacent to them. Tree
planting should be concentrated in
areas of wetland buffers and stream
buffers, which are priority areas for

12



COMMENT :

afforestation and the creation of
contiguous woodland.

. Prohibit woodland conservation on all

residential lots.

A tree conservation plan was submitted with the CDP

and i1s included with the Preliminary Plan.

COMMENT :

g- Submit an exhibit showing areas where Marlboro
Clay occurs on-site.

An exhibit was submitted with the CDP showing the

areas where Marlboro Clay occurs on-site.

5. The following Comprehensive Design Plan (CDP)
considerations shall be addressed and incorporated
into the CDP guidelines:

COMMENT :

a.

Traffic calming measures are to be
provided within the internal roadway
network, including but not limited to,
curb extension, mini traffic circles,
chicanes, neckdowns and narrow traffic
lanes, speed tables, elevated
pedestrian crossings, and roadway
striping and markings;

Shared-use paths, consistent with the
2012 AASHTO Guide for the Development
of Bicycle Facilities (or later
edition), provided to extend beyond the
termini of internal culs-de-sac;

Shared-lane roadway markings (sharrows)
provided along internal streets to
create a neighborhood bicycle
boulevard.

Each of these considerations was addressed in the CDP.

6.

At the time of Preliminary Plan of Subdivision,
and/or prior to the first Plat of Subdivision,
the Applicant shall:
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a. Submit a Hydraulic Planning Analysis to
WSSC to address access to adequate
water storage facilities and water
service to be approved by the WSSC to
support the fire flow demands required
to serve all site development.

b. Submit a letter of justification for
all proposed Primary Management Area
impacts, In the event disturbances are
unavoidable.

C. Submit three original, executed
agreements for participation in the
Park Club to the Prince George’s County
Department of Parks and Recreation
(DPR) for their review and approval,
eight weeks prior to a submission of a
final Plat of Subdivision. Upon
approval by DPR, the agreement shall be
recorded among the Prince George’s
County Land Records, Upper Marlboro,
Maryland.

COMMENT: A Hydraulic Planning Analysis has been submitted to
WSSC to address access to adequate water storage facilities and
water service. A letter of justification for all proposed
impacts to the PMA is included with the Preliminary Plan. The

Park Club Agreement will be provided at the time of final plat.

5.0 COMPLIANCE WITH THE CONDITIONS OF CDP-0601-02

Comprehensive Design Plan CDP-0601-02 was approved by the
Planning Board at its meeting on March 30, 2023 with the
following conditions:

1. Prior to certificate approval of the comprehensive

design plan (CDP), the following revisions shall be
made, or information shall be provided:
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a. In the General Note 4, correct the code reference to
Section 27-1704(b).

b. Revise the Standards table on the CDP to provide
a column for each townhouse width type, with
all associated criteria listed in that column.

Add the following footnote to the “**” reference on
the Standards table:

“**The minimum width is 16 feet for interior units and
20 feet or larger for end units. At least 80 percent
of the single-family attached units shall be a
combination of 20 feet to 28 feet iIn width, to achieve
the highest architectural quality and a variety of unit
sizes. The Prince George’s County Planning Board and/or
the Prince George’s County District Council may allow
variations to these standards, In accordance with
Section 27-480 of the Prince George’s County Zoning
Ordinance, during review of the specific design plans.”

d. Provide the following footnote on the Standards
table, associating the footnote with the setback
criteria:

“Encroachments into setbacks are permitted for bay
windows (3 feet), decks (10 feet), porches (10
feet), chimneys (2 feet), stoops (4 feet),
foundations (4 feet), cantilevers (6 feet), and
sheds (allowed within full rear yard setback).”

Revise General Note 7 to remove “14.” The parcel
information on line two of the note shall remain
as 1is.

Correct Development Data Note 4, Proposed Uses,
to be consistent with the application, which
provides a range of 200-257 single-family
attached dwellings (townhouses) and 15-28 single
family detached dwellings.

Add a note stating the site acreage reflected is
due to an updated Survey conducted on the property
and differs slightly from the acreage of 63.30
acres reflected on Basic plan A-9973-01.

Incorporate the following considerations onto the CDP
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as guidelines:

. “Traffic calming measures are to be provided
within the internal roadway network
including, but not limited to, curb
extension, mini traffic circles, chicanes,
neckdowns and narrow traffic lanes, speed
tables, elevated pedestrian crossings, and
roadway striping and markings, subject to
approval of the operating agency;

. Shared-use paths, consistent with the 2012
AASHTO Guide for the Development of Bicycle
Facilities (or later edition), provided to
extend beyond the termini of internal cul-
de-sac;

. Shared-lane roadway markings (sharrows)
provided along internal streets to create a
neighborhood bicycle boulevard.”

i. On the Type 1 tree conservation plan:

(1 Correct General Note 7 to follow the
language in the Environmental Technical
Manual .

COMMENT: Each of these i1tems will be addressed at the time the

CDP is certified.

2. At the time of preliminary plan and specific design plan
an evaluation of all proposed active recreation areas and
trails shall be conducted to ensure that these facilities
are located outside of both the primary management area
and woodland conservation areas.

COMMENT: All proposed active recreation areas are located
outside of both the primary management area and the woodland

conservation areas.

3. Total development within the subject property shall be
limited to uses which generate no more than 205 AM
peak-hour trips and 238 PM peak-hour trips, unless
modified by the adequate public facilities test for
transportation at the time of preliminary plan of

16



COMMENT :

subdivision.

trip cap.

4,

The proposed Preliminary Plan conforms with this

This development is governed by the following design

standards:

Single-Family Detached Units

STANDARDS*

Minimum Net Lot Area 6,000 square
feet

Minimum Front Yard Setback 20 feet **

Minimum Rear Yard Setback 20 feet**

Minimum Side Yard Setback 5 feet**

(one side/combined)

5 feet/10 feet

Eaxad

Minimum Lot Width at Street 50 feet
Line

Minimum Lot Width at Front BRL 47 feet
Minimum Lot Width at Street 30 feet
(cul-de-sac)

Maximum Height 50 feet
Maximum Lot Coverage 50 percent

Minimum Rear Yard Area

1,350 square

Teet

COMMENT: The proposed single family detached lots all are a

minimum 6,000 square feet and each of the other standards will

be complied with at the time of SDP.

Single-Family Attached (Townhouse) Units

STANDARDS*

Minimum Lot Area Townhouse Type

width (in feet) 16*** 20 22 24 28

Minimum Lot Area (in square 1,200(1,400|1,600 | 1,800 | 2,000

feet)

Minimum Front Yard Setback** 10 10 10 10 10
feet | feet | feet | feet | feet

Minimum Lot Width at Street 16 20 22 24 28

Line feet | feet | feet | feet | feet
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Minimum Lot Width at Front 16 20 22 24 28

BRL feet | feet | feet | feet | Teet
Minimum Distance Between 15 15 15 15 15
Buildings Teet | Tfeet | feet | feet | feet

Minimum Gross Living Space 1,250(1,500|1,500|1,550 1,600
(in square feet)

Maximum Height 50 50 50 50 50
feet | feet | feet | feet | feet
Minimum Rear Yard Area (in 300 300 300 300 300

square feet)

Other Design Standards:

A minimum of 60 percent of all townhouse units shall have a
full front facade (excluding gables, bay windows, trim, and
doors) of brick, stone, or stucco.

For all alley-loaded townhouses, a cantilevered deck, a minimum
of four feet in depth, shall be a standard feature. A deck or
patio can encroach into the rear yard by 10 feet.

Highly visible end units for dwellings will provide additional
design and finish treatments, to be determined at the time of
specific design plan approval.

Notes: *Modification of the standards can be granted by the
Prince George’s County Planning Board, on a case-by-case basis,
with the approval of a specific design plan.

**A deck or patio can encroach into the rear yard by 10 feet.
In addition, bay windows can encroach 3 feet, porches 10 feet,
chimneys 2 feet, stoops 4 feet, foundations 4 feet, and
cantilevers 6 feet into the setbacks, and sheds are allowed
anywhere in the rear yard.

***The minimum width is 16 feet for iInterior units and 20 feet
or larger for end units. At least 80 percent of the single-
family attached units shall be a combination of 20 feet and 28
feet in width, to achieve the highest architectural quality and
a variety of unit sizes. The Prince George’s County Planning
Board and/or the Prince George’s County District Council may
allow variations to these standards, in accordance with Section
27-480 of the prior Prince George’s County Zoning Ordinance,
during the review of specific design plans.

COMMENT: The Applicant is proposing seventeen (17) 16-foot-

wide rear loaded attached units (6.3%), seventy-seven (77) 20-
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foot-wide front loaded attached units (28.7%), forty-nine (49)
20-foot-wide rear loaded attached units (18.2%) and one hundred
twenty-five (125) 28-foot wide front loaded attached units
(46.6%). The units meet the minimum requirements set forth for
the width of attached units proposed and the number of 16-foot-
wide attached units does not exceed 20%.

5. Prior to approval of the preliminary plan of subdivision
(PPS), the applicant shall:

a. Work with the Prince George’®s County Planning
Department on the contribution to the Westphalia
Public Facilities Financing and Implementation
Program. The exact amount will be determined, based
on the density approved with the PPS.

b. Provide a network of pedestrian and bikeway
facilities internal to the site. The exact location
and design of said facilities shall be evaluated
with future specific design plan applications.

COMMENT: The Applicant will work with the Planning Department
to calculate the contribution to the Westphalia Public
Facilities Financing and Implementation Program. A network of
pedestrian and bikeway facilities internal to the site is
provided as well, with the exact location and design to be

evaluated at the time of the SDP.

6. At the time of specific design plan (SDP), the applicant
shall:

a. Submit a list of sustainable site and green
building techniques at the site, building, and
appliance levels that will be used in this
development.
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b. Provide the following site plan notes on the SDP:

“The applicant shall conform to construction
activity noise control requirements, as specified
in Subtitle 19 of the Prince George’s County Code.”

“The applicant shall conform to construction
activity dust control requirements, as specified in
the 2011 Maryland Standards and Specifications for
Soil Erosion and Sediment Control.”

C. Provide tracking tables for both the percentage of
those townhouses that have 100 percent brick front
elevations and those townhouses that have frontage
width larger than 16 feet.

d. Provide a highly visible unit exhibit and
corresponding elevations of the proposed
architecture models.

e. Provide an additional 10 percent parking
over the minimum requirement specified In
Section 27-568 for visitors in the
townhouse development.

f. Provide a fire engine turning radius exhibit for the
townhouse development.

COMMENT: Each of these i1tems will be addressed at the time of

the SDP.

7. Prior to approval of any building permit 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:

. Ritchie Marlboro Road and Westphalia Road-Orion
Lane

Conduct a signal warrant study for this intersection and
install signal, if it is deemed to be warranted and
approved for construction by the Prince George’s County
Department of Permitting, Inspections and Enforcement.
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COMMENT: This condition will be satisfied prior to the approval
of any building permit.

8. Prior to issuance of each building permit for each
dwelling unit, monetary contribution into the park club
shall be payable by the applicant to the Maryland-
National Capital Park and Planning Commission.

COMMENT: This condition will be satisfied prior to the approval
of any building permit.

9. The applicant and the applicant’s heirs, successors,
and/or assignees shall provide on-site recreational
facilities, iIn accordance with the standards outlined in
the Park and Recreation Facilities Guidelines and be
reviewed by the Development Review Division of the
Prince George’s County Planning Department, at the time
of preliminary plan of subdivision and specific design
plan.

COMMENT: The Applicant is proposing to provide on-site
recreational facilities. The location of these facilities and
the cost estimate for each facility are provided with the
Preliminary plan. The details of each facility will be further
evaluated at the time of SDP.

10. Prior to approval of the final plat, the applicant shall
enter into an agreement with the Prince George’s County
Department of Parks and Recreation, establishing a
mechanism for payment of fees into a park club account
administered by the Maryland-National Capital Park and
Planning Commission. If not previously determined, the
agreement shall also establish a schedule of payments.
The payment schedule shall include a formula for any
needed adjustments, to account for inflation. The
agreement shall be recorded in the Land Records of
Prince George’s County, Maryland by the applicant, prior
to final plat approval.

COMMENT: This condition will be satisfied prior to the approval
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of the fTinal plat.

6.0 CONFORMANCE WITH THE REGULATIONS OF THE R-M ZONE

In the Comprehensive Design Zones, there are general
development regulations and there are regulations which
are applicable to specific zoning categories. The
applicable regulations will be addressed below.

SECTION 27-480. General Development Regulations

Section 27-480 sets forth general development
regulations. Subsection (a) provides that the dimensions
for yard, building lines, lot area, lot frontage, lot
coverage and building height shown on an approved Specific
Design Plan shall constitute the development regulations
applicable to the development of the land area included
within a specific SDP. The proposed CDP includes proposed
development standards which will be applicable at the time
of SDP.

Subsection (a), Subsection (b) and Subjection (e) of
Section 27-480 further reference minimum lot area
requirements for townhouses, height limits for multifamily
dwellings which are more specifically set forth in
Sections 27-480(b) and 27-480(f), and lot widths for
townhouses. However, as set forth In Section 27-480(Q9),
these regulations do not apply when a property is placed

in a Comprehensive Design Zone through a Sectional Map
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Amendment or through a Zoning Map Amendment intended to
implement land use recommendations for mixed-use
development recommended by a Master Plan or Sector Plan
that i1s approved after October 1, 2006, and for which a
comprehensive land use planning study was conducted by
Technical Staff prior to initiation. The Westphalia
Sector Plan was such a plan, and therefore the provisions
of Section 27-480(b), Section 27-480(e) and 27-480(f) are
not applicable.

Section 27-480(c) provides that a minimum of sixty
percent (60%) of all townhouses shall have a full front
facade (excluding gables, bay windows, trim, and doors)
constructed of brick, stone, or stucco. The design
standards proposed for this development conform to this
requirement and these requirements will be specifically
evaluated at the time of SDP.

Section 27-480(d) includes certain limitations on the
number of townhouses per building group In any
Comprehensive Design Zone approved after December 30,
1996, although the Planning Board may allow variations to
these standards at the time of SDP. Specifically, no more
than six (6) townhouses per building group are permitted
except where the Applicant demonstrates to the

satisfaction of the Planning Board or District Council, as
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applicable, that more than six (6) dwelling units (but not
more than eight (8) dwelling units) would create a more
attractive living environment or would be more
environmentally sensitive. In no event shall the number of
building groups containing more than six (6) dwelling
units exceed twenty percent (20%) of the total number of
building groups in the SDP, and the end units on such
building groups shall be a minimum of twenty-four (24)
feet in width. There are a total of 49 building groups iIn
the proposed project. A total of 9 building groups have
more than six dwelling units, with 2 building groups
having 7 dwelling units and 7 building groups having 8
dwelling units. None of the building groups have more
than 8 dwelling units. The location where the number of
dwelling units in a building group predominantly occurs
where blocks are established which are slightly longer and
where rear loaded garage units are proposed which will be
accessed by an alley. The end units on two of the
building groups with more than six units are 28 feet wide.
The end units on seven of the building groups with more
than six units are 20 feet in width In conformance with
the design standards established by Condition 4 of CDP-

0601-02. To the extent that a variation to the end unit
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width for building groups with more than six units 1iIs
required, it will be sought at the time of SDP.

SECTION 27-487. Housing Provisions

Section 27-487 states as follows:

Comprehensive Design Zone proposals shall contain
provisions for housing to serve all iIncome groups.

COMMENT: The Preliminary Plan includes a diversity of housing
types which will include multiple price points. These range
from attainable and more affordable mid-group 16> wide
townhouses to larger 287 wide villa style townhouses focused on
main level living, and small lot single-family product. The
townhouses also include both front loaded and rear loaded
townhouses.

SECTION 27-509. Regulations

Section 27-509 sets for specific regulations applicable in
the R-M Zone-both for the R-M (3.6-5.7 d.u.a) and for the RM-
5.8-7.9 d.u.a.). Only those applicable to the RM-3.6-5.7 d.u.a
are applicable to the Subject Property. Section 27-509(a) sets
forth the minimum size of property eligible to be placed in the
R-M zone (10 adjoining gross acres), the base residential
density permitted (3.6 d.u.a.) and the maximum residential
density permitted (5.7 d.u.a). The Subject Property conforms to
these regulations as the property exceeds 10 acres in size and

the density range approved by A-9973-01 i1s 3.6 to 5.6 d.u.a.

25



The comprehensive design zone encourages amenities and
public facilities In conjunction with density increases. Section
27-509(b) provides the guidelines and criteria for calculating
the density increases for the R-M Zone (base residential density
3.6 to 5.7 dwelling units/acre). With 282 dwelling units, the
preliminary plan proposes 4.5 units per acre.

Section 27-509(b) includes a chart which lists how a
proposed project can be permitted to increase their
density based on the provision of public benefit features
in the development. At the time of CDP, the Applicant
proposed satisfying the public benefit features by
providing open space iIn excess of that required in the R-M
Zone. The Planning Board determined that this public
benefit feature was satisfied and that Westphalia Meadows
qualified for 25% density increment. With a base density
of 228 dwelling units, a 25% increase in base density
allows for 57 additional dwelling units, for a total of
285 dwellings. With 282 dwelling units proposed, the
project satisfies the density increment factor permitted
by Section 27-509(b) of the prior Zoning Ordinance.

Additional requirements of Section 27-509 include:

(d) Other regulations.

(1) Each lot shall have frontage on, and direct vehicular
access to, a public street, except lots for which private
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streets or other access rights-of-way have been
authorized pursuant to Subtitle 24 of this Code.

COMMENT: Single-family detached lots will all have frontage on,
and direct vehicular access to, a public street. The townhouse
units will have frontage on private streets which will be
approved pursuant to Subtitle 24 at the time of the approval of
the preliminary plan of subdivision. In addition, a variation
has been submitted from the requirements of Section 24-128(a)
and Section 24-128(b)(7)(A) to allow the 60 rear loaded
townhouse garage units to not have direct access to a public
street. As set forth in the Statement of Justification
submitted with the Preliminary Plan in support of the variation,
Section 24-128(b)(7)(A) permits the Planning board to approve a
subdivision with alleys provided the lot has frontage on and
pedestrian access to a public right-of-way. Lots 1-60, Block
“C” will have frontage on a private right-of-way approved by the
Planning Board, to which pedestrian access will be provided.

(2) Additional regulations concerning development and use of
property in the R-M Zone are as provided for in Divisions
1, 4, and 5 of this Part, General (Part 2), Off-Street
Parking and Loading (Part 11), Signs (Part 12), and the
Landscape Manual.

COMMENT: All lots having off-street parking will provide it in
accordance with the requirements of Part 11. Parking, signs and
landscaping will be fully analyzed at the Specific Design Plan

stage. A condition of the CDP requires that the parking
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provided be at least 10% more than
Section 27-568.
(e) Adjoining properties.

(1) For the purposes of this
also includes properties
public rights-of-way, or

COMMENT: This is understood. While
Property, ‘“adjoining,”

properties across rights-of-way.

(f) Gross density.

the minimum required by

Section, the word "adjoining™
separated by streets, other
railroad lines.

no railroad lines affect the

as used in this document, includes

(1) In establishing the maximum gross density, the
District Council shall consider the design guidelines

or standards intended to

implement the development

concept recommended by the Master Plan, Sector Plan,
or Sectional Map Amendment Zoning Change and the
existing zoning of the property being rezoned.

COMMENT: The maximum density has been determined through the

approval of A-9973-01.

7.0 CONCLUSION

This Preliminary Plan of Subdivision application

conforms with all conditions of the approved Basic Plan

and the Comprehensive Design Plan and to the applicable

regulations in the R-M Zone. As such, the Applicant

respectfully requests that Preliminary Plan 4-22064 be

approved.
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Respectfully submitted,

DS

Thomas H. Haller

Gibbs and Haller

1300 Caraway Court, Suite 102
Largo, Maryland 20774

(301) 306-0033
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