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SUBJECT: Preliminary Subdivision Plat 4-00053 

Croom Reserve Lots 1 through 22, and Outlot A 
 
OVERVIEW 
 

The proposed subdivision consists of 111.75 acres of land in the O-S Zone.  The subject property is 
a consolidation of Parcels 12, 16, 62, 63 and 65, found on Tax Map 168, in Grids A-3 and B-3 in Westwood. 
 Although the properties are not contiguous, the applicant is developing the site as one tract of land in a 
comprehensive manner.  The applicant is proposing to subdivide the property into 22 single family lots and 1 
outlot   The outlot is to be conveyed to the owner of Parcel 97 to the southwest.   
 

The applicant is proposing to subdivide the property using an optional design approach provided for 
in Section 27-442(b) of the Zoning Ordinance.  The Avarying lot size@ design approach is permitted in the O-S 
Zone when the total tract of land being subdivided is at least 50 acres.  Section 27-442(b) provides that the 
allowable density, when using the varying lot size provisions, shall not exceed that allowed under 
conventional development.  The allowable density for conventional single family dwelling lots on this site 
provides for a 22 lot subdivision, as proposed by the applicant.   
 

In the O-S Zone the minimum lot size in general is 5 acres with the following variation permitted by 
Section 27-442(b) when using the varying lot size provisions; (1) Sixty percent of the total number of lots 
proposed must be a minimum of 5 acres, (2) One 2 acre lot is permitted for every 50 acres of land in the tract 
to be subdivided, and (3) The remaining lots in the subdivision must meet a minimum lot size of between 3 to 
5 acres. 
 

Therefore, of the 22 lots proposed a minimum of 13 lots must meet a 5 acre minimum net lot area, 2 
lots may have a net lot area of 2 acres and the remaining 7 lots may be between 3 and 5 acres.  The applicant 
is proposing development in conformance with these standards.  In addition to these requirements the Zoning 
Ordinance establishes that all the lots created below the minimum lot size of five acres be restricted to 
residential or agricultural purposes.  Further, that no portion of the overall subdivided tract be resubdivided 
unless under certain circumstance. 
 

Access is proposed via Baden Westwood Road, a collector roadway.  Eleven of the 22 lots will have 
direct vehicular access onto Baden Westwood Road.  Abutting driveways will be provided for those lots to 
reduce the number of access points.  By providing abutting driveways only six access points onto Baden 
Westwood Road will be necessary to serve these 11 lots.  The remaining 11 lots will be served by three 
private ingress and egress easements, pursuant to Section 24-128(b) of the Subdivision Ordinance.  
Therefore, nine points of vehicular access will be necessary to serve the proposed 22 lot subdivision.  
However, one additional access may be necessary to serve the abutting Parcel 97 as discussed further in this 
report. 
 

Section 24-128(b)(1) provides that a private ingress and egress easement may be deemed adequate 
by the Planning Board to serve no more than 4 lots under certain circumstance.  Currently, at a location that 
corresponds to a proposed easement to serve Lots 13, 14, 15, and 17, an access easements  
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exists to serve Parcel 97, an abutting property to the southwest.  The easement is described in deed 
information that was provided by the applicant for Parcel 97, (Liber 10905 Folio 573).  Access for Parcel 97, 
with the consent of the property owner will be relocated to the proposed access easement that is to serve Lots 
20, 21, and 22.  At no time should access be interrupted or provided at an inconvenience to the property 
owner of Parcel 97.   
 

Consent by the property owner of Parcel 97 should be secured to relocate the existing easement due 
to the owners apparent dominant tenement over the land that is the subject of this proposed subdivision.  If 
consent for the relocation is not secured, a reconfiguration of Lots 13, 14, 15 and 17, would be necessary to 
maintain conformance to Section 24-128(b) which requires that no more than 4 lots will be severed by the 
private ingress and egress easement.  In addition, the varying lot size standards must also be addressed to 
ensure conformance to Section 27-442(b) of the Zoning Ordinance.  This reconfiguration could result in a 
loss of lots. 
 

Staff requests written confirmation from the property owner of Parcel 97 acknowledging, if they are 
in agreement, that access to Parcel 97 would be relocated to the west.  Further, if the access is relocated, the 
property owner would become a party to a maintenance agreement for ingress and egress with the future 
owners of Lots 20, 21, and 22.  If the owner of Parcel 97 rejects any change to the existing access easement, a 
separate easement would be necessary to serve lots 13, 14, 15, and 17, and  the existing access easement 
serving Parcel 97 would remain undisturbed and intact as it exists.  Resolution of these issues could result in 
a reconfiguration of the lotting pattern west of the existing 60-foot right-of-way. 
 

The subject property is zoned O-S and surrounded by O-S zoned property.  The property is bisected 
by a 250-foot wide PEPCO right-of-way running north/south through the subject property.  The 250-foot 
PEPCO right-of-way is under the fee-simple ownership of PEPCO and is not an easement over the subject 
property.  In order to access lots 20, 21, and 22 of the subject property permission must be granted by 
PEPCO to cross the right-of-way.  The Real Estate Department of PEPCO has stated an intent to grant the 
easement necessary for access to Lots 20, 21, and 22 and has requested to be a party to any easement 
associated with their property. 

 
SETTING 
 

The property is located on the south west side of Baden Westwood Road across from its intersection 
with Bald Eagle School Road, one mile west of the intersection of Croom Road and Baden Westwood Road.  
The property is located in Planning Area 87A in Westwood.   
 
FINDINGS AND REASONS FOR STAFF RECOMMENDATION 
 

1. Environmental

 

 - A review of the information available indicates that there are streams, 
wetlands, 100-year floodplains, severe slopes or steep slopes found to occur on this 
property.  No adverse noise impacts have been identified which would limit the development 
of this property.  There are no rare, threatened or endangered species located in the vicinity 
of this property based on information provided by the Maryland Department of Natural 
Resources - Natural Heritage Program.  The soils found on this property include soils in the 
Sassafras, Westphalia and Beltsville series some of which exhibit development limitations 
with respect to impeded drainage, seasonally high water tables and steep  
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or severe slopes.  The applicant is advised to recognize this if houses with basements are 
being considered for this site.  
 
The Preliminary Plat of Subdivision and Type I Tree Conservation Plan as revised on 
November 22, 2000, has been reviewed and found to address the required findings with 
respect to the review by the Environmental Planning Section. 

 
 

The Forest Stand Delineation (FSD) submitted with this application has been reviewed and 
found to be satisfy the requirements for a FSD as provided for in the AWoodland 
Conservation and Tree Preservation Technical Manual for Prince George=s County, 
Maryland.@ 

 
The Type I Tree Conservation Plan (TCPI/28/00) was reviewed and found to satisfy the 
requirements of the Prince George=s County Woodland Conservation Ordinance.  The plan 
as revised has addressed the comments found in the October 24, 2000 memorandum from 
the Environmental Planning Section.   

 
This 111.75 acre property has a Woodland Conservation Threshold (WCT) of 50% or 55.87 
acres and a woodland replacement requirement of 5.00 acres for a total requirement of 60.87 
acres.  That requirement is being satisfied by 63.2 acres of on-site preservation.  TCPI/28/00 
is recommended for approval. 

 
2. Variation

 

 - The applicant submitted a variation request that addresses the proposed impacts 
to the environmental features protected by Section 24-130 of the Subdivision Regulations.  
The variation request prepared by Real Estate Development Technology Associates 
addresses the findings required by Section 24-113 of the Subdivision Ordinance.  The 
applicant is proposing 2,220 square feet of disturbance to the wetlands and 8,863 square 
feet of disturbance to the wetlands buffer.  Staff supports the variation request to allow 
disturbance to the wetlands and wetlands buffer based on the following findings as required 
by Section 24-113 of the Subdivision Regulations: 

 
a. The granting of the variation will not be detrimental to the public safety, 

health, or welfare, or injurious to other property. 
 

The granting of the requested variation will not be detrimental to the public safety, 
health, or welfare, or injurious to other property.  The stream and wetland crossing 
for the construction of a single driveway will not adversely impact the safety of the 
public in general nor will it result in health or welfare issues, or result in damage to 
other properties.   

 
b. The conditions on which the variation is based are unique to the property for 

which the variation is sought are not applicable generally to other properties. 
 

The conditions on which the variation are based are unique to the subject property.  
This property is unusual since the applicant must conform with  
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PEPCO requirements limiting the number of access points to those lots located on 
the south side of a 500KV transmission line that bisects the subject property.  The 
only other alternative for access to proposed Lot 20 would require the construction 
on approximately 1,000 linear feet of driveway within the PEPCO right-of-way.  
PEPCO typically does not object to a limited number of driveway and/or road 
crossings but these crossings should be perpendicular to the transmission lines and 
not parallel as would be the case if this variation were not approved.  

 
c. The variation dose not constitute a violation of any other applicable law, 

ordinance, or regulation. 
 

The limited disturbances proposed herein, for which the variations are requested, 
will not result in a violation of other applicable laws, ordinances or regulations. 

 
d. Because of the particular physical surroundings, shape, topographical 

conditions of the specific property involved, a particular hardship to the 
owner would result, as distinguished from a mere inconvenience, if the strict 
letter of these regulations is carried out. 

 
The foregoing discussion demonstrates that a particular combination of factors, 
including the minimal magnitude of the environmental impact and the benefits of the 
plan as proposed, contribute to creating a particular hardship to the owner, rather 
than a mere inconvenience, if the strict letter of the regulations is carried out, and the 
crossing is denied.  Because the applicant is proposing to develop this property 
using the varying lot size provisions each lot is integral to fulfilling the requirements 
of Section 27-442(b) of the Zoning Ordinance.  Lot 20, for which the variation is 
sought, is one of the required minimum 5 acre lots.  Without the variation Lot 20 
would not be accessible and could therefore jeopardize the entire developments 
conformance to the varying lot size standards.  

 
3. Community Planning - The subject property is located within the 1993 Subregion VI Study 

Area Master Plan, which identifies a residentail recommended land use.  The 1994 
Subregion VI Study Area SMA retained this property in the O-S Zone.  There are no master 
plan issues associated with the proposed subdivision. 

 
4. Parks and Recreation - In accordance with Section 24-134(a)(3) of the Subdivision 

Regulations the proposed subdivision is exempt from mandatory dedication of parkland 
because the proposed lots are over one acre in size. 

 
5. Trails

 

 - The Adopted and Approved Subregion VI Master Plan recommends that Baden-
Westwood Road be designated as a Class III bikeway with appropriate signage.  Because 
Baden-Westwood Road is County right-of-way, the applicant should provide a financial 
contribution of $210 to the Department of Public Works and Transportation for the 
placement of this signage.  A note shall be placed on the final record plat for payment to be 
received prior to the issuance of the first building permit. 
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6. Transportation - The Transportation Planning Section has reviewed the subdivision 
application referenced above. The subject property consists of approximately 112 acres of 
land in the O-S zone. The property is located on the south side of Baden-Westwood Road at 
its intersection with Bald Eagle School Road.  The applicant proposes a residential 
subdivision of 22 single family detached lots.   

 
The applicant has not prepared a traffic impact study nor was one requested by the 
transportation staff.  The applicant did conduct peak hour traffic counts at the nearest major 
intersection, however.  The findings and recommendations outlined below are based upon a 
review of these materials and analyses conducted by the staff of the Transportation Planning 
Section, consistent with the Guidelines for the Analysis of the Traffic Impact of 
Development Proposals. 

 
The applicant proposes to subdivide the subject property into 22 lots.  The subdivision 
would generate 17 AM (4 in, 13 out) and 20 PM (13 in, 7 out) peak hour vehicle trips, using 
the trip rates provided in the Guidelines.  The trips generated by the new residences would 
be distributed to the local roadway network as follows: 

 
70% - northbound along MD 381 
20% - northbound along MD 382 
10% - southbound toward the MD 381/MD 382 intersection 

 
The great majority of the vehicle trips generated by the subject property would utilize the 
intersection of MD 381 and Baden-Westwood Road.  This is an unsignalized intersection.  
Using counts provided by the applicant, this intersection operates at a maximum vehicle 
delay of 12 seconds during the AM peak hour, and a delay of 10 seconds during the PM 
peak hour.  These maximum delays increase to 15 seconds and 11 seconds respectively 
under background traffic.  These delays would remain unchanged between background and 
total traffic. 

 
The Prince George's County Planning Board, in the Guidelines for the Analysis of the 
Traffic Impact of Development Proposals has defined a maximum vehicle delay exceeding 
45.0 seconds in any movement as an unacceptable operating condition for unsignalized 
intersections on the transportation system.  Based on the counts that the transportation staff 
has received and the analyses documented above, the critical intersection of MD 381 and 
Baden-Westwood Road will operate well within acceptable limits if the Preliminary Plat of 
Subdivision is approved. 

 
On-site access and circulation is proposed via easements and driveways connecting directly 
to Baden-Westwood Road.  This plan is acceptable.  The site is not affected by any planned 
Master Plan transportation facilities and the right-of-way as shown along Baden-Westwood 
Road is acceptable. 

 
The Transportation Planning Section concludes that adequate access roads will exist as 
required by Section 24-124 of the Prince George's County Code if the application is 
approved. 
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7. Schools - Growth Policy and Public Facilities Planning has reviewed the subdivision plans 

for adequacy of public facilities in accordance with Section 24-122.02 of the Subdivision 
Regulations and the Regulations to Analyze the Development Impact of Public School 
Facilities (revised July 2000) (CR-4-1998).  The subdivision is exempt from the APF for 
schools because it is less than 36 dwelling units and not served by public water and sewer.  

 
8. Fire and Rescue - Growth Policy and Public Facilities Planning has reviewed the subdivision 

plans for adequacy of fire and rescue facilities and concluded the following. 
 

a. The existing fire engine service at Baden Fire Station, Company 36 located at 
16608 Brandywine Road has a service response time of 4.87 minutes, which is 
within the 5.25 minutes response time guideline. 

 
b. The existing ambulance service at Baden Fire Station, Company 36 located at 

16608 Brandywine Road has a service response time of 4.87 minutes, which is 
within the 6.25 minutes  response time guideline.  

 
c. The existing paramedic service at Brandywine Fire Station, Company 40 located at 

14201 Brandywine Road has a service response time of 11.26 minutes, which is 
beyond the 7.25 minutes response time guideline. 

 
d. The existing paramedic service located at Brandywine, Company 40, is beyond the 

recommended response time guideline.  The nearest fire station Baden, Company 36 
is located at  16608 Brandywine Road, which is 4.87 minutes from the 
development.  This facility would be within the recommended response time for 
paramedic service. 

 
The above findings are in conformance with the Adopted and Approved Public Safety 
Master Plan 1990 and the Guidelines For The Analysis Of Development Impact On Fire 
and Rescue Facilities. 

 
9. Police Facilities - The proposed development is within the service area for Police District V- 

Clinton.  In accordance with Section 24-122.1(c)(1)(A) and (B) of the Subdivision 
Regulations of Prince George's County, the existing County's police facilities will be 
adequate to serve the proposed Croom Reserve development and will adequately serve the 
population generated by the proposed subdivision. 

 
10. Health Department - The proposed development will utilize individual sewage disposal 

systems and individual water supply systems.  With the exception of proposed Lot 13 and 
Lot 8 which need further testing, the remaining lots have passed percolation tests and have 
established suitable areas for on-site disposal systems.  Evaluation and testing of Lots 8 and 
13 should be completed prior to approval of the preliminary plat.  However, owners of lots 
with percolation test rates in excess of 20 min/inch may be required to divert their sewage 
between two disposal systems. 
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Due to the close proximity of the proposed sewage disposal areas to the proposed ingress 
and egress easements a grading/site plan should be reviewed by the Health Department prior 
to approval of the final plat.  In addition a Water Appropriation Permit will be required to be 
obtained by the Health Department prior to final plat approval. 

 
11. Stormwater Management - The Department of Environmental Resources (DER), 

Development Services Division, has determined that on-site stormwater management is not 
required.  A Stormwater Management Concept Plan, # 83206050-2000 has been approved 
with conditions to ensure that development of this site does not result in on-site or 
downstream flooding.  Development should be in accordance with this approved plan. 

 
RECOMMENDATION 
 

APPROVAL, subject to the following conditions: 
 

1. Development of this subdivision shall be in compliance with the approved Type I Tree 
Conservation Plan (TCPI/28/00).  The following note shall be placed on the Final Plat of 
Subdivision: 

 
ADevelopment is subject to restriction shown on the approved Type I Tree 
Conservation Plan (TCPI/28/00), or as modified by the Type II Tree Conservation 
Plan, and precludes any disturbance or installation of any structure within specific 
areas.  Failure to comply will mean a violation of an approved Tree Conservation 
Plan and will make the owner subject to mitigation under the Woodland 
Conservation/Tree Preservation Policy and Subtitle 25.@ 

 
2. Prior to the issuance of the first building permit, the applicant his heirs, successors, and/or 

assigns shall provide a financial contribution of $210 to the Department of Public Works 
and Transportation for the placement of Class III bikeway signage along Baden Westwood 
Road. 

 
3. Prior to signature approval of TCPI/28/00 the applicant shall revise the worksheet on the 

plans to reflect the correct acreage of 100-year floodplain and dedicated land.  The plans 
shall also be revised to clearly identify the limits of all woodland conservation areas on the 
plan view with a shading pattern or other means that identifies the exact limits of the 
woodland conservation areas.   

 
4. Development of this subdivision shall be in accordance with the approved Stormwater 

Management Concept Plan #83206050-2000. 
 

5. Prior to signature approval the preliminary plat shall be revised: 
 

a. To provide the accurate contiguous net lot area for Lot 19. 
   

b. To label and show abutting driveways for Lots 2 and 3, Lots 4 and 5, Lots 6 and  7, 
Lots 12 and 16, and Lots 18 and 19. 
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6. The final plat shall provide a note that any well located down gradient to on-site sewage 
disposal systems or other means of pollution must be grouted to the second confining layer. 

 
7. A conservation easement shall be described by bearings and distances on the final plat.  The 

conservation easement shall contain all 100-year floodplain and stream buffers, except for 
approved variation requests, and be reviewed and approved by the Environmental Planning 
Section.  The following note shall be placed on the plat: 

 
"Conservation Easements described on this plat are areas where the installation of 
structures and roads and the removal of vegetation is prohibited without prior 
written consent from the M-NCPPC Planning Director or designee.  The removal of 
hazardous trees, limbs, branches, or trunks is allowed." 

 
8  Prior to signature approval of the preliminary plat the applicant shall provide documentation 

that the property owner of Parcel 97 to the southwest agrees to the relocation of the access 
easement currently serving that property and agrees to become a party to a maintenance 
agreement with the owners of Lots 20, 21, and 22.  If not, the preliminary plat shall be 
revised to relocate and separate the access for Lots 13, 14, 15, and 17, from the access for 
Parcel 97, described in deed referenced Liber 10905 Folio 573.  Any reduction necessary in 
the number of lots proposed to make this revision shall be made ensuring conformance to the 
varying lot size standards provided for in Section 27-442(b) of the Zoning Ordinance. 

 
9. Prior to approval of the final plat the applicant shall submit a copy of the recorded access 

easement between the property owner and PEPCO for the crossing of the 250-foot PEPCO 
right-of-way for access to serve Lots 20, 21 and 22. 

 
10. PEPCO shall, at their request, be a party to the access easement and maintenance agreement 

serving lots 20, 21, 22, and possibly Parcel 97, to assert their interests and liability insofar 
as the entire access easement. 

 
 
STAFF RECOMMENDS APPROVAL OF TYPE I TREE CONSERVATION PLAN TCPI/28/00 and 
VARIATION TO SECTION 24-130. 


