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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Preliminary Plan of Subdivision 4-23035
Autoville Residences

OVERVIEW

The subject propertyincludes a 0.53-acre parcel, known in the Maryland State Department
of Assessments and Taxation as Parcel 25, recorded by deed in the Prince George’s County Land
Records in Book 39469 page 417, dated April 25, 2017. The property is in the Neighborhood
Activity Center (NAC) Zone. However, this application is being reviewed in accordance with the
Prince George’s County Zoning Ordinance and Prince George’s County Subdivision Regulations,
effective prior to April 1,2022 (the “prior Zoning Ordinance” and “prior Subdivision Regulations”)
pursuantto Section 24-1903(a) of the Subdivision Regulations. Under the prior Zoning Ordinance,
approximately 0.3 acre ofthe property was within the prior Mixed Use-Infill (M-U-1) Zone and the
remaining 0.23-acre property was within the prior Commercial Shopping Center (C-S-C) Zone. The
site is subject to the 2010 Approved Central US 1 Corridor Sector Plan and Adopted Sectional Map
Amendment (sector plan). Under the prior Zoning Ordinance, the entire property was overlaid by
the prior Development District Overlay (D-D-0) Zone associated with the sector plan. The subject
preliminary plan of subdivision (PPS) qualifies for review under the prior Zoning Ordinance and
prior Subdivision Regulationsbecause it meets the requirements of Section 24-1904 of the current
Subdivision Regulations. In accordance with Section 24-1904(a), a pre-application conference was
held on October 6, 2023. In accordance with Section 24-1904(b), the applicant provided a
statement of justification (SOJ) explaining why they were requesting to use the prior regulations. In
accordance with Section 24-1904(c) of the Subdivision Regulations, this PPS is supported by and
subject to approved Certificate of Adequacy ADQ-2023-061.

The subject property is proposed to be subdivided into one parcel for development of
10 multifamily dwelling units. A PPS isrequired, pursuant to Section 24-107of the prior Subdivision
Regulations, because the proposed development consists of more than one single-family dwelling
unit. The property is currently developed with a single-family detached dwelling, which will be
razed to allow the proposed development. The property fronts on Autoville Drive, from which one
driveway is proposed to serve the site.

Staff reccommend APPROVAL of the PPS, with conditions, based on the findings contained in
this technical staff report.
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SETTING

The subject site is located on Tax Map 25 in Grids D2 and E2; and is within Planning
Area 66.The propertyislocated on the east side of Autoville Drive, approximately800 feet south of
its intersection with Cherry Hill Road.

The subject property is bounded to the west by Autoville Drive, with a place of worship in
the Residential, Single-Family-65 Zone (formerly zoned One-Family Detached Residential) located
beyond. The property is bounded to the north and northeast by office use in the NAC Zone
(formerly zoned M-U-I and Commercial Office). The property is bounded to the east and south by
hotel use in the NAC Zone (formerly zoned M-U-1 and C-S-C). All properties abutting the subject site
to the north, south, and east are also located in the prior D-D-O Zone.

FINDINGS AND REASONS FOR STAFF RECOMMENDATION

1. Development Data Summary—The following information relates to the subject PPS
application and the evaluated development.

EXISTING EVALUATED
Zone NAC M-U-1/C-S-C/D-D-0
Use(s) Vacant Multifamily Residential
Acreage 0.53 0.53
Lots 0 0
Parcels 1 1
Dwelling Units 0 10
Gross Floor Area 0 0
Subtitle 25 Variance No No
Subtitle 24 Variation No No

The subject PPS was accepted for review on March 26, 2024. Pursuant to

Section 24-119(d)(2) of the prior Subdivision Regulations, this case was referred to the
Subdivision and Development Review Committee (SDRC), which held a meeting on

April 12,2024, where comments were provided to the applicant. Pursuant to

Section 24-113(b), a requested variation from Section 24-122(a) was also received on
March 26,2024, and reviewed at the SDRC meeting on April 12, 2024. Revised plans were
received on June 13, 2024, which included withdraw ofthe variation request, and were used
for the analysis contained herein.

2. Previous Approvals—There are no prior development approvals for the subject property.

3. Community Planning—The 2014 Plan Prince George’s 2035 Approved General Plan
(Plan 2035) and conformance with the sector plan are evaluated, as follows:

Plan 2035

Plan 2035 places this subject site in the Established Communities Growth Policy Area. Plan
2035 classifies existing residential neighborhoods and commercial areas served by public
water and sewer outside of the Regional Transit Districts and Local Centers, as Established
Communities. Established Communities are most appropriate for “context-sensitive infill
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and low- to medium-density development” (page 20). Plan 2035 recommends “maintaining
and enhancing existing public services (police and fire/EMS), facilities (such as libraries,
schools, parks, and open space), and infrastructure in these areas (such as sidewalks) to
ensure that the needs of existing residents are met” (page 20).

Sector Plan

The sector plan designates mixed-use residential land use on the subject property. The
sector plan further identifies mixed-use residentialland use as containing a mix of uses that
are predominantly residential on the ground floor.

The sector plan notes that, “Classification in the Mixed-Use Residential or Mixed-Use
Commercial categories is not intended to mandate a vertical mix of uses [emphasis
added] butrather toreflect that a mix of uses-horizontal as well as vertical-are the desired
land use for the subject property. Consideration must be given to the overall character
and mix of uses present along the Central US 1 Corridor [emphasis added],” (page 58).
Considering that within 100 feet of the subject property are a church, hotels, offices,
consolidated storage, and single-family dwellings; the development of the property with
multifamily dwelling units represents a mix of uses. Staff find the PPS conforms to the
recommended land use of the sector plan.

The property is located in the Autoville Drive and Cherry Hill Road plan area of the sector
plan (page 80). The sector plan includes several principles that new development south of
Cherry Hill Road along Autoville Drive should follow. The principles applicable to the
subject property are listed below in bold, with the analysis following in plain text:

(pages 95-96)

1. Generally, development should consist of a senior housing complex,
residential townhouses, and small-scale professional office development to
implement the community’s vision for the area and ensure that an
appropriate transition is provided between US 1 and existing residences.

Multifamily development is not envisioned specifically by Principle 1. However, a
multifamily building with a small number of units, such as 10, would be similar in
scale, if not smaller than, a “senior housing complex” or “residential townhouses”
and thus conforms with Principle 1.

4. Autoville Drive shall be realigned and shall incorporate traffic calming
features, such as narrow streets, on-street parking, roundabouts, and offset
intersections.

e. Autoville Drive shall incorporate bike lanes, and a trail connection may
continue further south to connect to the Mazza Property trail that
connects to the Paint Branch Trail.

A condition is included to require a bicycle lane along the property’s
frontage on Autoville Drive, unless modified by the City of College Park.

Further, the sector plan notes: “Parking should be located behind buildings, with on-street

parking next to the sidewalk. Varied uses along US 1 and Cherry Hill Road (retail,
entertainment, civic, office, housing) shall share their parking supply efficiently. These
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practices will reduce the amount of land dedicated to parking. This should allow for the
preservation of tree canopy” (page 96). Based upon the conceptual site layout on the
stormwater management (SWM) concept plan, parking appears to be located behind the
proposed building. Any provision for on-street parking will be evaluated by the City of
College Park. Parking will be further evaluated at the time of detailed site plan (DSP).

In addition, the sector plan includes the following principles, goals, policies, and strategies
to help advance the intent and purpose of the sector plan:

Housing (page 179)
Goals
. Diversify the housing types available within the Central US 1 Corridor.

Policy 1: Provide a variety of housing types with both rental and ownership
opportunities to a range of incomes.

Strategies

. Ensure that new housing is compatible with surrounding neighborhoods.
Higher densities should be concentrated within the designated walkable
nodes, while low-rise, less-dense development is encouraged as infill and
transitions between walkable nodes and existing neighborhoods.
Condominiums and townhouses are encouraged to increase diversification.

. Provide a mix of residential densities and building types along the Central US
1 Corridor to increase resident choice and enhance affordability, while
ensuring high-quality development.

A ten-unit multifamily building would be both compatible with the surrounding
neighborhoods and add tothe mix of residential densities and building types in the
Central US 1 Corridor. Thus, the PPS conforms with the applicable housing goal,
policy, and its strategies.

Neighborhoods and Sense of Community (page 181)

Goals

. Support quality new residential development with a mix of housing types.
The Neighborhoods and Sense of Community Section of the sector plan places the
property in the Autoville/Cherry Hill Neighborhood (page 187). The application
conforms with the applicable Neighborhoods and Sense of Community Goal because
it will contribute to the mix of housing types.

Pursuantto Section 24-121(a)(5), of the prior Subdivision Regulations, a PPS and final plat

shall conform to the area sector plan, including maps and text, unless the Planning Board

finds that events have occurred to render the relevant recommendations within the
comprehensive plan no longer appropriate, is no longer applicable, or the District Council
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has not imposed the recommendedzoning. Stafffind that, pursuant to Section 24-121(a)(5),
the proposed use conforms to the sector plan.

Zoning

The 2010 Approved Central US 1 Corridor Sectional Map Amendment retained the subject
property in the M-U-I and C-S-C Zones and superimposed a D-D-O Zone. On

November 29,2021, the District Council approved CR-136-2021, the Countywide Sectional
Map Amendment (CMA), which reclassified the subject property from the M-U-I and
C-S-C Zones to the NAC Zone, effective April 1, 2022. However, this application was
reviewed pursuant to the prior M-U-1/C-S-C/D-D-0 zoning.

Stormwater Management—An application for a major subdivision must include an
approved stormwater management (SWM) concept plan, or indication that an application
for such approval has been filed with the appropriate agency or municipality having
approval authority. An unapproved Site Development ConceptPlan (33030-2023-SDC) was
submitted with this PPS, along with receipt of having been filed with the Prince George’s
County Department of Permitting, Inspections and Enforcement (DPIE). The unapproved
plan shows the use of micro-bioretention facilities and an underground storage system. The
SWM concept plan also depicts piping of an existing stream located along the southern
boundary of the property. This SWM concept plan is reflective of the proposed layout and
will be further reviewed by DPIE. In accordance with Section 24-121(a)(15) of the prior
Subdivision Regulations, staff find that an approved SWM concept plan is not necessary at
this time, since such an approval will not affect the subdivision layout.

Staff find that development of the site, in conformance with SWM concept approval and any
subsequentrevisions, will ensure thatno on-site or downstream flooding occurs. Therefore,
this PPS satisfies the requirements of Section 24-130 of the prior Subdivision Regulations.

Parks and Recreation—This PPS has been reviewed for conformance with the
requirements and recommendations of the sector plan, the 2013 Formula 2040: Functional
Master Plan for Parks, Recreation and Open Space, the 2022 Land Preservation, Parks and
Recreation Plan for Prince George’s County, and Sections 24-134 and 24-135 of the prior
Subdivision Regulations, as they pertain to public parks and recreation and facilities.

The Prince George’s County Department of Parks and Recreation manages and maintains
Maryland-National Capital Park and Planning Commission (M-NCPPC)-owned park and
recreation amenities in the vicinity and serving the subject property. These include the
Sunnyside Park, 0.96 mile from the development site, improved with a skate park, a half
basketball court, an outdoor tennis court, a handball court, a walking loop trail, a picnic
shelter,and a picnicarea; the Paint Branch Golf Course, within 1.38 miles, providing a golf
driving range, 9-hole golf, mini golf, a pro shop, and a clubhouse. The Paint Branch trail

is 0.07 mile from the subject site.

The sector plan includes the following goals for parks and recreation:
. Provide opportunities for people to participate in active recreational

activities, especially walking, free play opportunities for youth, and
programmed activities for all.
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o Protect and enhance the natural habitat, including parks, woodlands,
streams, and wetland parkland, in stream valley parks.

The proposed development is in alignment with the sector plan’s goals and has no
impact on the master plan park and open space recommendations.

Sections 24-134 and 24-135 of the prior Subdivision Regulations, which relate to
mandatory dedication of parkland, provide for the dedication of land, the payment of a fee
in-lieu, and/or the provision of private on-site recreational facilities to serve the active
recreational needs of residential development. The Planning Board may approve the
payment of fee in-lieu of parkland dedication when it finds that dedication of parkland is
unsuitable or impractical due to size, topography, drainage, physical characteristics, or
similar reasons, or if adequate open space has been acquired and is available to serve the
subdivision. Based on the permissible density of 48 dwelling units per acre of development,
15 percent of the netresidential lot area, 0.07 acre, could be required to be dedicated to M-
NCPPC for publicparks. The subject propertyis not adjacent or contiguous to any property
currently owned by M-NCPPC, which could be expanded by dedication of additional
parkland. Also, 0.07 acre of dedicated parkland would not be sufficient to provide active or
passive recreation for the residents of the subdivision.

Based on the preceding findings, staff find the provision of mandatory dedication of
parkland should be met through fee in-lieu, in accordance with Section 24-135(a) of the
prior Subdivision Regulations.

Transportation (pedestrian, bicycle, and vehicular)—This PPS was reviewed for
conformance with the 2009 Approved Countywide Master Plan of Transportation (MPOT),
the sector plan, the prior Zoning Ordinance, and the prior Subdivision Regulations, to
provide the appropriate transportation recommendations.

Master Plan Right-of-Way

The subject property has frontage on Autoville Drive (P-200), which is designated as a
primary roadway with aright-of-way (ROW) width of 60 feet, per the MPOT. However, the
sector plan removed the recommended ROW from the MPOT and recommends a walkable
residential streetdesign. The PPSreflectsa ROW width of 50 feet (25 feet from centerline),
which is consistent with the Department of Public Works and Transportation (DPW&T)
Specification and Standards for Roadways and Bridge Design, Urban Secondary Residential
Road cross section, Standard 100.07. As a result, the applicant proposes ROW dedication
of 25 feet from road centerline (0.038 acre) along the property’s frontage to Autoville Drive.
Staff find the proposed ROW dedication acceptable and sufficient to serve the subdivision.

Master Plan Pedestrian and Bike Facilities
The sector plan recommends the following master-planned facilities:

. Planned Bicycle Lane: Autoville Drive
The MPOT provides policy guidance regardingmultimodaltransportation and the Complete

Streets element of the MPOT recommends how to accommodate infrastructure for people
walking and bicycling (MPOT, page 10):
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Policy 1: Provide standard sidewalks along both sides of all new road
construction within the Developed and Developing Tiers.

Policy 2: All road frontage improvements and road capital improvement
projects within the Developed and Developing Tiers shall be designed to
accommodate all modes of transportation. Continuous sidewalks and on-road
bicycle facilities should be included to the extent feasible and practical.

Policy 4: Develop bicycle-friendly roadways in conformance with the latest
standards and guidelines, including the 1999 AASHTO Guide for the
Development of Bicycle Facilities.

In addition, the site is subject to the sector plan, which identifies the following policies to
improve bicycle and pedestrian facilities within the plan limits:

Transportation Analysis

Policy 1: Improve bicycle, pedestrian, and vehicular accessibility throughout
the internal street network and to US 1 and Rhode Island Avenue by filling in
missing linkages and ensuring the internal network is bicycle- and pedestrian
friendly through appropriate design, including traffic calming techniques.

Bicycle Parking

Policy 2: Facilitate bicyclists along the entire corridor and through
development so that bicycle routes are enhanced or established.

The site plan includes a 5-foot-wide sidewalk along the property’s frontage of Autoville
Drive, which is consistent with DPW&T Standard 100.07, as mentioned above. Staff
recommend a bicycle lane be provided along the site’s frontage. Lastly, staff recommend
short- and long-term bicycle parking be provided to accommodate multimodal use for the
future residents. The recommended and proposed facilities and amenities meet the intent
and the goals of the sector plan.

Site Access and On-site Circulation

The applicant proposes one full movement vehicle access point along Autoville Drive. Staff
recommend that crosswalks and associated Americans with Disabilities Act (ADA) curb
ramps be provided at the vehicular access point, and from the sidewalk along Autoville
Drive to the building entrance, to facilitate pedestrian movement throughout the site.

Based on the preceding findings, the vehicular, pedestrian, and bicycle transportation
facilities will serve the proposed subdivision, meet the findings required of the prior
Subdivision Regulations and prior Zoning Ordinance, and conform to the sector plan and
MPOT, with recommended conditions provided in this technical staff report.

Public Facilities—This PPS was reviewed for conformance to the sector plan, in

accordance with Section 24-121(a)(5) and 24-122(b) of the prior Subdivision Regulations.
The sector plan includes the following policies for the provision of public facilities:
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Public Schools Policies:

Policy 1: Establish a standard minimum site size for new construction,
rehabilitation, and the adaptive reuse of structures for schools within urban
settings.

Policy 2: Preserve, retain, and support existing public-school facilities,
existing and former school sites, and properties owned by the Board of
Education.

Policy 3: Construct the appropriate number of schools in order to achieve a
school system that operates at 100 percent capacity or less at every school.

Police:

Policy: Maintain police facilities that meet the needs of the Central US 1
Corridor community.

Fire/EMS:

Policy: Provide fire and rescue facilities that meet the needs of the Central
US 1 Corridor community, based upon established county standards and their
ability to accommodate modern vehicles and equipment.

The project will not impede the achievement of the above-referenced policies. This PPS is
subjectto ADQ-2023-061, which established that, pursuant to adopted tests and standards,
public safety facilities are adequate to serve the proposed development. There are no
master-plannedpolice, fire and emergency medical service facilities, public schools, parks,
or libraries recommended on the subject property.

The subject propertyislocated in Planning Area 66, known as College Park-Berwyn Heights
and Vicinity. The 2024-2029 Fiscal Year Approved Capital Improvement Program (CIP)
budget does not identify any new public facilities proposed for the planning area.

The 2008 Approved Public Safety Facilities Master Plan also provides guidance on the
location and timing of upgrades, renovations to existing facilities, and construction of new
facilities; however, none of its recommendations affect this site.

Section 24-122.01(b)(1) ofthe prior Subdivision Regulations states that the location of the
property, within the appropriate service area of the Ten-Year Water and Sewerage Plan, is
deemed sufficient evidence of the immediate or planned availability of public water and
sewerage for PPS or final plat approval. The 2018 Water and Sewer Plan placed this
property in Water and Sewer Category 3, Community System. Category 3 comprises all
developed land (platted or built) on public water and sewer, and undeveloped land with a
valid preliminary plan approved for public water and sewer. In addition, the property is
within Tier 1 of the Sustainable Growth Act. Tier 1 includes those properties served by
public sewerage systems.
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10.

Public Utility Easement—In accordance with Section 24-122(a) of the prior Subdivision
Regulations, when utility easements are required by a public company, the subdivider shall
include the following statement in the dedication documents recorded on the final plat:

“Utility easements are granted pursuant to the declaration recorded among the
County Land Records in Liber 3703 at folio 748.”

The standard requirement for public utility easements (PUEs) is 10 feet wide along both
sides of all public ROWSs. The subject property has frontage on Autoville Drive to the west.
The PPS correctly shows the required PUE along the ROW of Autoville Drive.

Historic—The sector plan contains goals and policies related to historic preservation
(pages171-201). However, these are not specificto the subject site. A search of current and
historic photographs, topographic and historic maps, and locations of currently known
archeological sites, indicates the probability of archeological sites within the subject
property is low. A Phase I archeology survey is not recommended. The subject property
does not contain, and is not adjacent to, any designated Prince George’s County historic sites
or resources.

Environmental—The following applications and associated plans were previously
reviewed for the subject site:

Development | Associated Tree | Authority Status Action Date | Resolution
Review Case | Conservation Plan Number
Number or Natural
Resource
Inventory
N/A NRI-098-2023 Staff Approved | 9/12/2023 | N/A
4-23035 Exempt per Planning | Pending Pending Pending
S-010-2024 Board
Grandfathering

The project is subject to the environmental regulations and woodland conservation
requirements containedin Subtitle25 and prior Subtitles 24 and 27 because the application
is for a new PPS.

Prince George’s Plan 2035

The site islocated within the Environmental Strategy Area 1 (formerly the Developed Tier)
of the Regulated Environmental Protection Areas Map as designated by Plan 2035, and
within the Established Communities of the General Plan Growth Policy (Plan 2035).

ENVIRONMENTAL CONFORMANCE WITH APPLICABLE PLANS
Sector Plan
The sector plan contains environmentally related policies and strategies thatare applicable

to the subject PPS. The specificlanguage from the sector plan is shown in bold and the plain
text provides comments on plan conformance.
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Policy 2: Restore and enhance water quality in the Paint Branch stream
system and other areas that have been degraded and preserve water quality
in areas not degraded.

Strategies:

. Preserve open space, utilize linear stormwater systems and sediment
ponds, and create wetland systems as stormwater management
strategies that function as public amenities.

The site contains a regulated, intermittent stream within the Paint Branch
watershed; however, DPIE has determined that the stream is required to be
piped for the safe conveyance and disposal of draining. Section 32-162(a)(6)
of the Prince George’s County Code states that, since the water flow exceeds
three cubicfeet per second, the stream will not be permitted toremain open,
and is required to be piped. The Maryland Department of the Environment
(MDE) approved the request on March 4, 2024, and the Army Corps of
Engineers approved the request/permit on April 19, 2024. Stormwater
discharge into the Paint Branch stream system will be managed through
three micro-bioretention facilities and an underground storage facility.

Policy 4: Reduce flooding and its detrimental effects on human and natural
resources.

Strategies:

. Implement environmentally sensitive design stormwater techniques,
such asrain gardens, bioretention and infiltration areas, innovative
stormwater outfalls, underground stormwater management, green
streets, cisterns, rain barrels, grass swales, and stream stabilization, to
the fullest extent possible.

. Require new development and redevelopment to incorporate
stormwater volume control measures in order to reduce the impact of
stormwater on the Paint Branch Stream Valley.

The site will treat stormwater on-site with micro-bioretention and underground
storage facilities.

Policy 5: Implement environmentally sensitive design building techniques and
reduce overall energy consumption.

The potential to use environmentally sensitive design building techniques will be
evaluated with the DSP.

Policy 6: Preserve and enhance the existing urban tree canopy.
Opportunities to enhance the urban tree canopy will be evaluated as part of the

landscape plan with the DSP. This site will also be subject to Subtitle 25, Division 3,
the Tree Canopy Coverage Ordinance, which requiresa minimum percentage of the
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site to be covered by tree canopy for any development projects that require a
grading permit or propose 5,000 square feet or greater of gross floor area or
disturbance.

Policy 7: Reduce light pollution and intrusion into residential communities
and environmentally sensitive areas.

There are no residential communities abutting the subject property. The area to the
south of the site is mapped as an environmental conservation area. Efforts to reduce
light pollution into this area will be evaluated with the DSP.

Policy 8: Reduce air pollution to support community health and wellness by
supporting development that is accessible by nonmotorized and alternative
modes of travel, as well as by increasing the urban tree canopy.

Strategies:

. Promote mixed-use and transit-oriented development that minimizes
the need for motor vehicle trips in order to prevent conditions that
may create local air pollution nuisances.

The site islocated near publictransportation and other alternative modes of
travel. In addition, the site is located within the corridor infill areas
identified by the sector plan.

. Incorporate tree planting and vegetated areas into redevelopment
plans, and encourage tree planting on existing properties.

Additional plantings will be evaluated as part ofthe landscape plan with the
subsequent DSP. Due toits size, the site is exempt from the requirements of
the Prince George’s County Woodland and Wildlife Habitat Conservation
Ordinance (WCO).

2017 Green Infrastructure Plan

The 2017 Countywide Green Infrastructure Plan (Green Infrastructure Plan) was approved
on March 17,2017, with the adoption of the 2017 Approved Prince George’s County Resource
Conservation Plan: A Countywide Functional Master Plan (CR-11-2017). According to the
Green Infrastructure Plan, this site contains regulated and evaluation areas. This area is
comprised of a tributary of Paint Branch.

The following policies and strategies are applicable to the subject application. The text in
bold is the text from the Green Infrastructure Plan and the plain textprovides comments on
plan conformance.
POLICY 1: Preserve, enhance, and restore the green infrastructure network
and its ecological functions while supporting the desired development pattern
of Plan Prince George’s 2035.

Strategies
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1.1 Ensure that areas of connectivity and ecological functions are
maintained, restored, and/or established by:

a.

Using the designated green infrastructure network as a guide to
decision-making and using it as an amenity in the site design
and development review processes.

Protecting plant, fish, and wildlife habitats and maximizing the
retention and/or restoration of the ecological potential of the
landscape by prioritizing healthy, connected ecosystems for
conservation.

Protecting existing resources when constructing stormwater
management features and when providing mitigation for
impacts.

Recognizing the ecosystem services provided by diverse land
uses, such as woodlands, wetlands, meadows, urban forests,
farms and grasslands within the green infrastructure network
and work toward maintaining or restoring connections between
these.

Since the majority of on-site regulated environmental features (REF) will be
removed due to the piping of the stream, the only REF that will remain on
siteis where the piped stream will daylight at the southeastern corner of the
site, and a wetland buffer that protects an off-site wetland. Impacts to the
stream and the wetland buffer are discussed in the Regulated Environmental
Features (REF)/Primary Management Area (PMA) section of the staff report.
The remaining PMA is proposed to remain protected, as it is the only
remaining buffer to the adjoining woodland conservation area to the south
of the property, which contains wetlands and associated buffers.

1.2 Ensure that Sensitive Species Project Review Areas and Special
Conservation Areas (SCAs), and the critical ecological systems
supporting them, are preserved, enhanced, connected, restored, and
protected.

a.

Identify critical ecological systems and ensure they are
preserved and/or protected during the site design and
development review processes.

The site does not contain any sensitive environmental species and is not
within a special conservation area.

POLICY 2: Support implementation of the 2017 GI Plan throughout the
planning process.

Strategies
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2.5

2.6

Identify Network Gaps when reviewing land development applications
and determine the best method to bridge the gap: preservation of
existing forests, vegetation, and/or landscape features, and/ or
planting of a new corridor with reforestation, landscaping and/or
street trees.

The Green Infrastructure Plan shows that the majority of the site is mapped
asregulated areas and evaluation areas.

The only site area outside of these designations is along the frontage of
Autoville Drive, in the northwest section of the property, with the existing
structure. The frontage on Autoville Drive is mostly clear and is a preferred
area for development, and therefore does not present a viable network gap
for preservation. Due to the DPIE requirement to pipe certain streams, and
the subsequent approvals from MDE and the Army Corps of Engineers, there
are no opportunities to provide a contiguous tract of preservation to the
woodland conservation area to the south. Since the on-site REFs will be
removed to pipe the stream, opportunities to plant native species on-site to
meet or exceed the tree canopy requirements should be a priority, and will
be explored with the DSP.

Continue to require mitigation during the development review process
for impacts to regulated environmental features, with preference given
to locations on-site, within the same watershed as the development
creating the impact, and within the green infrastructure network.

Mitigation, if any, for encasing a stream in a pipe, is determined by MDE'’s
Nontidal Wetlands Division during their review of the permit for the
disturbance tothe stream and its associated buffer. Based on the MDE letter
of authorization, no mitigation is required for this project.

Strategically locate off-site mitigation to restore, enhance and/or
protect the green infrastructure network and protect existing
resources while providing mitigation.

Off-site mitigation is not required for any of the activities proposed with this
application, nor can it be imposed on surrounding private lands. Any
requirements tolocate off-site mitigation, for the encasement of the stream,
and the disturbance to the wetland buffer, are determined by MDE at the
time of the permit for those impacts. However, based on the MDE letter of
authorization, no off-site mitigation is required for this project.

POLICY 3: Ensure public expenditures for staffing, programs, and
infrastructure support the implementation of the 2017 GI Plan.

Strategies

3.3

Design transportation systems to minimize fragmentation and
maintain the ecological functioning of the green infrastructure
network.
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a. Provide wildlife and water-based fauna with safe passage under
or across roads, sidewalks, and trails as appropriate. Consider
the use of arched or bottomless culverts or bridges when
existing structures are replaced, or new roads are constructed.

This application is for the development of a single lot and does not
involve new roads, bridges, or trails.

b. Locate trail systems outside the regulated environmental
features and their buffers to the fullest extent possible. Where
trails must be located within a regulated buffer, they must be
designed to minimize clearing and grading and to use low
impact surfaces.

No new trails are proposed with this PPS.

POLICY 4: Provide the necessary tools for implementation of the 2017 GI Plan.

Strategies

4.2

Continue to require the placement of conservation easements over
areas of regulated environmental features, preserved or planted
forests, appropriate portions of land contributing to Special
Conservation Areas, and other lands containing sensitive features.

At the time of final plat, a conservation easement shall be delineated over
areas of REFs, except for any areas of approved impacts.

POLICY 5: Improve water quality through stream restoration, stormwater
management, water resource protection, and strategic conservation of natural

lands.

Strategies

5.8

5.9

Limit the placement of stormwater structures within the boundaries of
regulated environmental features and their buffers to outfall pipes or
other features that cannot be located elsewhere.

Micro-bioretention and underground storage facilities will be utilized to
manage stormwateron-site and will not be placed within the boundaries of
REFs.

Prioritize the preservation and replanting of vegetation along streams
and wetlands to create and expand forested stream buffers to improve
water quality.

The existing natural stream on this propertyisrequired by DPIE tobe piped,

which does not support opportunities for enhancement and restoration. The
stream will therefore cease to function as an environmental resource on this
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property. Encasement of streams typically exacerbates poor or impaired
conditions downstream.

POLICY 7: Preserve, enhance, connect, restore, and preserve forest and tree
canopy coverage.

General Strategies for Increasing Forest and Tree Canopy Coverage

7.1

7.2

7.4

Continue to maximize on-site woodland conservation and limit the use
of off-site banking and the use of fee-in-lieu.

The site is exempt from the WCO as demonstrated through an approved
Standard Letter of Exemption S-010-2024 because the site has no previous
tree conservation plan and is less than 40,000 square feet in area.

Protect, restore, and require the use of native plants. Prioritize the use
of species with higher ecological values and plant species that are
adaptable to climate change.

The planting of native species on-site isrequired by the 2010 Prince George’s
County Landscape Manual (Landscape Manual), which can count towards the
tree canopy coverage requirement for the development.

Ensure that trees that are preserved or planted are provided
appropriate soils and adequate canopy and root space to continue
growth and reach maturity. Where appropriate, ensure that soil
treatments and/ or amendments are used.

The location and specifications of the plantings will be evaluated as part of
the landscape plan with the DSP.

Forest Canopy Strategies

7.12

7.13

Discourage the creation of new forest edges by requiring edge
treatments such as the planting of shade trees in areas where new
forest edges are proposed to reduce the growth of invasive plants.

This site is exempt from the WCO, and no forests are being established or
maintained. The eradication of invasive species on site, if any, will be
evaluated as part of the landscape plan with the DSP.

Continue to prioritize the protection and maintenance of connected,
closed canopy forests during the development review process,
especially in areas where FIDS habitat is present or within Sensitive
Species Project Review Areas.

The approved NRI determined that the site does not have forest interior

dwelling species (FIDS) habitat and no known sensitive species. Thie site is
exempt from the WCO and does not contain any forests.
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Tree Canopy Strategies

7.18 Ensure that new, more compact developments contain an appropriate
percentage of green and open spaces that serve multiple functions such
asreducing urban temperatures, providing open space, and
stormwater management.

The planting of native species on-site is required by both the Environmental
Technical Manual (ETM), and the Landscape Manual, which can count
toward the tree canopy coverage requirement for the development. Tree
canopy coverage will be evaluated with the DSP. The site does not contain
woodland.

ENVIRONMENTAL REVIEW

Natural Resources Inventory

Approved NRI-098-2023 was submitted with the application. The site contains REFs and
PMA from one on-site stream, stream buffer, and a wetland buffer from an off-site wetland
to the south of the property. The site does not contain woodland. The NRI identifies two
specimen trees on-site; however,with the exemption from WCO, these trees are not subject
to the specimen tree regulations contained in Section 25-119(d). No additional information
isrequired regarding the NRI.

Woodland Conservation

This property is not subject to the provisions of the WCO because the property was not part
of a prior tree conservation plan and is less than 40,000 square feet. The site has an
approved Standard Letter of Exemption, S-010-2024, which was approved on

January 24, 2024, and will expire on January 24, 2026.

Specimen Trees

Section 25-122(b)(1)(G) requires that “Specimen trees, champion trees, and trees that are
part of a historic site, or are associated with a historic structure, shall be preserved. The
design shall either preservethe critical root zone of each tree in its entirety or preserve an
appropriate percentage of the critical root zone, in keeping with the tree’s condition, and
the species’ ability to survive construction, as provided in the [Environmental] Technical
Manual.” However, this project is exempt from Division 2 of Subtitle 25, which includes
being exempt from the variance criteria of Section 25-119(d) and the conservation
priorities outlined in Section 25-122(c)(1)(D).

Regulated Environmental Features (REF)/Primary Management Area

This site contains REF that are required to be preserved and/or restored to the fullest
extent possible under Section 24-130(b)(5) of the prior Subdivision Regulations. The
on-site REF includes streams, stream buffers, wetland buffers, and steep slopes.

Section 24-130(b)(5) of the prior Subdivision Regulations states: “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 REF in a natural state to the fullest extent possible consistent with the
guidance provided by the Environmental Technical Manual established by Subtitle 25. Any
lot with an impact shall demonstrate sufficient netlot area where a net lot area is required
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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.”

Impactstothe REF should be limited to those that are necessary for the development of the
property. Necessary impacts are those that are directly attributable to infrastructure
required for the reasonable use and orderly and efficient development of the subject
property or are those that are required by County Code for reasons of health, safety, or
welfare. Necessary impactsinclude, butare notlimited to, adequate sanitary sewerage lines
and water lines, road crossings for required street connections, and outfalls for SWM
facilities. Road crossings of streams and/or wetlands may be appropriate if placed at the
location of an existing crossing or at the point of least impact to the REF. SWM outfalls may
also be considered necessary impacts if the site has been designed to place the outfall at a
point of least impact. The types of impacts that can be avoided include those for site
grading, building placement, parking, SWM facilities (not including outfalls), and road
crossings where reasonable alternatives exist. The cumulativeimpacts for the development
of a property should be the fewest necessary and sufficient toreasonably develop the site in
conformance with County Code.

An SOJ and exhibit for impacts to REFs were provided with this PPS.

Two permanent impacts are requested, totaling approximately 1,368 square feet

(0.29 acre). In addition, the applicant has requesteda reduction in the stream buffer width.
Staff support both Impact 1 and Impact 2 and the request for a reduction in stream buffer
width.

. Impact 1: Regulated stream (0.29 acre)
. Impact 2: Buffer for off-site wetland (19 square feet)

Both Impact 1 and Impact 2 are permanentfor the encasement of the existing stream into a
pipe, which discharges water backinto the off-site stream system while limiting erosion at
the discharge points. The encasement of the stream is required due to concentrated flow
rates that exceed three cubic feet per second (cfs) to ensure the safe conveyance and
disposal of drainage, to prevent erosion and property drainage pursuant to

Section 32-162(a)(6) of the County Code. The MDE’s Wetlands and Waterways Protection
Program has issued a letter of authorization (202460065/24-NT-0012) for both Impact 1
and Impact 2, which is valid until March 4, 2029.

During the SDRC meeting on April 12, 2024, staff recommended a site redesign to decrease
the flow rate, which would allow the on-site stream to be preserved in its natural state,
rather thanbe piped. DPIE looked into opportunities to preserve or restore streams in their
natural state; however, in an email exchange between the applicant and DPIE dated
February9, 2024, DPIE staff confirmed that the on-site stream mustbe piped in accordance
with Section 32-162(a)(6) of the Prince George’s County Code. While the outfall for the
piped stream is located entirely on the subject property, every effort shall be made to
ensure that the proposed stormwater discharge and disturbance will not adversely affect
the downstream and adjacent property, which contains wetlands and woodland
preservation areas in fulfillment of Type 2 Tree Conservation Plan TCP2-176-06-02.
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11.

Reduction in regulated stream buffer

Section 24-101(b)(31) of the prior Subdivision Regulations allows a reduction in the
minimum stream buffer to 50 feet for properties in the developed tier during the
development approval process to support transit-oriented development or other
revitalization projects on constrained sites. The applicant provided an SOJ for this request
with the acceptance package of the PPS, which described this 0.53-acre site as being located
within the prior M-U-I Zone (0.30 acre) and the C-S-C Zone (0.23 acre). Neither of these
zoning districts permit the redevelopment of the site with a single-family detached
dwelling. Given the small size of the site, which is further constrained by the stream buffer
(approximately 60-percent of the site area), and the vision of the site and the area within
the sector plan, staff is an agreement thatareduction in stream buffer width is appropriate
for the site. Due tothe piping of the stream located on the property, the extent of the stream
buffer will already be reduced on the site. Based on the approval of the reduction of the
stream buffer to 50 feet, the revised PMA will include the 50-foot stream buffer extending
from the terminus of the piped stream and the wetland buffer associated with the off-site
wetland in the preservation area to the south of this property. The PPS plan currently
depicts the PMA as delineated on the NRI (prior to piping of the stream). The PPS shall be
revised toonly depict the PMA resulting from the piping of the stream and the reduction in
buffer width. No site features shall encroach into the revised PMA.

Based on the level of design information currently available, the limits of disturbance shown
on the PPS, and the impact exhibits provided, the REF on the subject property have been
preserved and/or restored to the fullest extent possible. Staff find that the PMA Impacts 1
and 2 are necessary for the orderly and efficient redevelopment of the subject property, in
accordance with County water regulations, as found in Section 32-162(a)(6) of the Prince
George’s County Code. Staff support the reduction in stream buffer width from 60 feet to
50 feet, in accordance with Section 24-101(b)(31).

Soils

Section 24-131 of the prior Subdivision Regulations states “The Planning Board shall
restrict or prohibit the subdivision of land found to be unsafe for development. The
restriction or prohibition may be due to natural conditions, such as, but not confined to,
flooding, erosive stream action, high water table, unstable soils, or severe slopes, or to
man-made conditions on the property, such as, but not confined to, unstable fills or slopes.”

The predominant soils found to occur, according to the U.S. Department of Agriculture,
Natural Resource Conservation Service, Web Soil Survey include Sassafras sandy loam and
Woodstown-Urban land complex. Nounsafe soils, including those containing Marlboro clay
or Christiana complexes have been identified on or within the immediate vicinity of this
property. No major geotechnical issues are anticipated.

Urban Design—The subject PPS evaluates the development of 10 multifamily dwelling
units on a single parcel. Per Section 27-548.25(a) of the prior Zoning Ordinance, a DSP will
be required for the proposed development.

The regulations and requirements of the prior Zoning Ordinance applicable to this
development within the M-U-I and C-S-C Zones, the applicable sections of the Landscape
Manual, and the requirements of the Tree Canopy Coverage Ordinance of the County Code
will be evaluated at the time of DSP review.
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12,

13.

The D-D-0 Zone imposes site design and architectural standards toimplement the sector plan’s
vision for Corridor Infill Character Area4. This development will be evaluated for conformance
to the applicable D-D-0 Zone urban design standards and guidelines at the time of DSP review,
which include bulk, yard, and setback requirements, parking and loading standards,
landscaping, screening, buffering, and building design (pages 227-268 of the sector plan).

In the event that development of the subject property proceeds in a manner that a DSP is not
required, the applicable regulations and requirements of the Zoning Ordinance will be
evaluated at the time of permit review.

Health Department—The Prince George’s County Health Department completed a health
impact assessment review of the PPS and provided the following standard regulatory
requirements:

. During the construction phases of this project, noise should not be allowed to
adversely impact activities on the adjacent properties. Indicate intent to
conform to construction activity noise control requirements as specified in
Subtitle 19 of the Prince George’s County Code.

. During the construction phases of this project, no dust should be allowed to
cross over property lines and impact adjacent properties. Indicate intent to
conform to construction activity dust control requirements as specified in the
2011 Maryland Standards and Specifications for Soil Erosion and Sediment
Control.

The standard regulatory requirements listed in the above comments will be addressed at
the time of permitting.

The Health Department noted that the applicant should apply for a razing permit prior to
razing the existing house on the property. It was also noted that the existing house should
be evaluated for presence of lead and asbestos prior to razing.

The Health Department also noted that per their permit records, there are six existing
carry-out/convenience store food facilities within a 0.5-mile radius and one
market/grocery store within a 1.0-mile radius of the subject property; and thatresearch has
found that people who live near an abundance of fast-food restaurants and convenience
stores compared to grocery/fresh produce stores, have a significantly higher prevalence of
obesity and diabetes.

Citizen Feedback—At the time of the writing of this technical staff report, the Planning
Department received written correspondence from one member of the community
regarding this project. The citizen expressed concern regarding the increase in impervious
area on the property and piping of the existing stream, fearing that this would exacerbate
flooding in the neighborhood. The citizen also asked questions regarding the stream buffer
width required for the project, and clarification of comments provided by representatives of
DPIE and WSSC during the SDRC meeting. The same individual also asked whether an
archeological phase 1 study and a traffic study was required for the subject property. Staff
provided a response to the citizen’s questions. No further correspondence has been
received from the citizen.
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14.

Referral to Municipalities—The subject property islocated within the municipal limits of
City of College Parkand within 1.0 mile ofthe municipal boundariesofthe City of Greenbelt.
The PPS application was referred to these municipalities for review and comment on
February 13, 2024. At the time of the writing of this technical staff report, the Planning
Department had not received any comments from the municipalities.

RECOMMENDATION

APPROVAL, subject to the following conditions:

1.

Prior to signature approval of the preliminary plan of subdivision (PPS), the plan shall be
revised as follows:

a. Revise General Note 22 to include that the mandatory dedication of parkland
requirement is being addressed by providing payment of a fee in-lieu.

b. Add “PMA” line type to the legend.

C. Revise General Note 19 to provide the approval date for the stormwater
management concept plan.

d. Revise the primary management area (PMA) line resulting from the piping of the
stream and the reduction in stream buffer width.

Prior to approval, the final plat of subdivision shall include:

a. Right-of-way dedication along Autoville Drive, in accordance with the approved
preliminary plan of subdivision.

b. Dedication of a 10-foot-wide public utility easement along the abutting public
right-of-way, as delineated on the approved preliminary plan of subdivision.

C. Payment of a fee in-lieu of parkland dedication

Development of this site shall be in conformance with Stormwater Management Concept
Plan 33030-2023-SDC, and any subsequent revisions.

In conformance with the recommendations ofthe 2009 Approved Countywide Master Plan of
Transportation and the 2010 Approved Central US 1 Corridor Sector Plan, the applicant and
the applicant’s heirs, successors, and/or assignees shall providethe following facilities, and
shall show these improvements on the detailed site plan, prior to its acceptance:

a. A minimum 5-foot-wide sidewalkalong the site’s frontage of Autoville Drive unless
modified by the operating agency with written correspondence.

b. A standard bicycle lane along the site’s frontage of Autoville Drive, unless modified
by the operating agency with written correspondence.
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C. A minimum 5-foot-wide sidewalk, connecting the sidewalk along the site’s frontage
of Autoville Drive to the building entrance.

d. Standard crosswalks and associated Americans with Disabilities Act (ADA) curb
ramps at all vehicular access points and to the building entrance.

e. Short- and long-term bicycle parking spaces within the multifamily building and
near the building entrance. Short-term bicycle racks (inverted U-style or a similar
model that provides two points of contact for a parked bicycle) should be located no
more than 50 feet from the building entrance.

5. At the time of final plat, a conservation easement shall be described by bearings and
distances. The conservation easement shall contain the delineated primary management
area except for any approved impacts and shall be reviewed by the Environmental Planning
Section of the Countywide Planning Division of the Prince George’s County Planning
Department, prior to approval of the final plat. 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 are prohibited without prior
written consent from the Prince George’s County Planning Department Planning
Director or designee. The removal of hazardous trees, limbs, branches, or trunks is
allowed."

6. Prior to the issuance of any permits which impact 100-year floodplain, wetlands, wetland
buffers, streams or waters of the United States, the applicant shall submit copies of all
required federal and state wetland permits, evidence that approval conditions have been
complied with, and associated mitigation plans, if required.

7. Prior to signature approval of the preliminary plan of subdivision, an approved stormwater
management concept plan shall be submitted.

8. The findings and conditions included herein relevant to a detailed site plan shall apply to a
permit site plan, should a detailed site plan not be required.

STAFF RECOMMEND:

. Approval of Preliminary Plan of Subdivision 4-23035
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