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Executive Summary

This report was prepared by the Land Use Issues Committee of the Patuxent River Civic
Associat ion (PRCA).  It formulates a vision for our community, the Central Patuxent
River Area, based on the needs, concerns, and issues raised by the citizenry and on the
policy and  planning directions in process by governmental agencies.  The report provides: 

(1) Introduction to the genesis of this report, 

(2) background information about the area and underlying need for visionary planning, 

(3) a Vision Statement, 

(4) benefits for maintaining the Rural Tier and implementing the Vision, and 

(5) proposed strategies for achieving the Vision.  These st rategies can serve as a basis
for further discussions between the community and planners during the planning
process, and, when more further developed, form the foundation from which
policy and planning decisions will be derived.  

Some items in this section are redundant but are articulated as starting points that
give different ways for presenting and discussing critical topics with the view
toward ultimately consolidating and framing consensual community-driven
implementation strategies.

Introduction

This document defines a vision for the Central Patuxent River Area.  The vision identifies
what the community wants the area to be, now and in the future, with consideration of its
history.  Articulating a vision can facilitate discussion and planning.  Having a vision can
guide effect ive development of goals and implementation strategies for making the vision a
reality.  

The development of this Vision Document is a follow-up activity to the Central Patuxent
River Special Area Planning Study, sponsored by Prince George’s Planning Department of
the Maryland-National Capitol Parks and Planning Commission (M-NCPPC).  The Central
Patuxent River Special Area Planning Study was conducted between August and
December 2002.  A final report was issued in January 2003 and is available from the
Community Affairs Division of M-NCPPC or the PRCA.

A Citizen’s Advisory Group provided input to study managers, helping to formulate
objectives and organize public meetings and providing comment on the study report. 
Since the conclusion of the Special Area Study, the Citizen’s Advisory Group evolved into
the Land Use Issues Committee of the Patuxent  River Civic Association (PRCA).  The
Land Use Issues Committee consists of representatives of all of the major streets in the
study area.  On behalf of the community, the Land Use Issues Committee has developed
this report to implement the recommendations of the Special Area Study and to prepare
for the Master Plan process.

The Central Patuxent Special Area Planning Study was conducted to identify community
and stakeholder issues for the Central Patuxent River Area and recommend strategies for
addressing these issues.  During two workshops, 140 citizens worked with M-NCPPC
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The PRCA defines the rural character of our
community to mean:

C Land use is open and natural with minimal
disturbance of the natural resources.

C Population density is low and consistent with
preservation of natural resources.

C Water quality (Patuxen t River) is enh anced
though conservative land-use practices.

C The local neighborhood is a true community
wherein long term ownership, residence, and
participation is fostered.

C Natural resource assets are identified and
preserved.

staff and their consultants to identify a set of community issues that fell into six clusters:
(1) zoning and development; (2) representation; (3) transportation, roads, and traffic; (4)
natural resources and wildlife; (5) community, recreation, and public facilities, and (6)
heritage.  Two recommendations in the final report were for the community to build 
consensus on goals and strategies for addressing the issues and for the area to be included
in the Master Plan process.  As a first step for approaching these tasks, the committee has
developed a vision of what we would like to see in this area.  

A key observation of the Central Patuxent Special Area Study was that there was broad
agreement that the area should remain rural, environmental protection was paramount,
there should be no further extension of public water and sewer into the area, and the
scenic quality of the area should be protected.  These precepts, while not unique to this
community, have special importance because the Central Patuxent River Area is a
designated watershed protection area and is part of the Rural Tier of Prince George’s
County.  They form the framework underlying the Vision Statement presented in this
document.

The Special Area Study report also listed many goals and strategies for which there is
broad community agreement.  This report  draws upon and expands that  information and
relates it to the Vision Statement and its precepts.

Background

Central Patuxent River Area

The Central Patuxent River Area represents
the northern portion of the Rural Tier of
Prince George’s County, defined in the 2002
General Plan.  The Central Patuxent River
Area is a rural part of Prince George’s
County, located east  of US 301 to  the
Patuxent River and is bordered to the north
by properties along Mill Branch Road and
Mill Branch Place and to the south by
properties along Swanson Road. The area is
approximately 12.67 square miles (8,109)
acres), and has approximately 730 property
owners and 530 homes.  A more detailed
description of the Central Patuxent River
Area is given in Appendix A.  Existing land
usage is shown in Figure 1, Appendix B, and natural resource features are shown in Figure
2, Appendix C.

The Vision Statem ent’s His toric Context

The vision for the Central Patuxent River area as art iculated here is not new.  This effort is
a continuation of many previous efforts for over 30 years by citizen groups, M-NCPPC,
Prince George’s County, and the State of Maryland.  We note that Prince George’s
County has a long tradition of act ively soliciting citizen input to the land use planning and
zoning process.  For example, the 1982 Patuxent River Watershed Plan was written with
the assistance of local residents and contains strategies for acquisition, preservation, and
management of park land in the area.  
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Much of the current vision directly follows from the 1991 Bowie-Collington-Mitchellville
& Vicinity Master Plan (pp 92-94) that contained a vision framework consisting of the
following:

1 Maintain and foster a permanent, low density, rural living-area character,
2. Derive the rural character from the natural environment, scattered farm tracts,

rural home sites, scenic roads, and large lot zoning,
3. Watershed protection plays an important role in determining the area’s character,
4. Extensive parkland along the Patuxent River and its tributaries bolsters the low

density character,
5. Contemplates lower density than is recommended in the Plan (minimum 20 acres

zone, with possible cluster option) to help preserve important environmental
features, encourage retention of farming, and consideration of agricultural districts,

6. Increment improvements to existing roads (as development occurs), but no new
through roads, and

7. Extensions of water and sewer east of US 301 to be very limited.

This vision is also consistent with the 2002 Prince George’s County General Plan which
states (p 3):

1. The vision for the Rural Tier is protection of large amounts of land for woodland,
wildlife habitat, recreation and agricultural pursuits, and preservation of the rural
character and vistas that  now exist , and

2. Policies address retaining or enhancing environmentally sensitive features and
agricultural resources, designing future development to retain and enhance rural
character and environmental features and resources, and assigning minimal priority
to public sector capital improvements.

Vision Statement

Given the historical context of regional goals and policies; the need for effective planning;
the presence of an active and concerned citizenry; and the environmental sensitivity of the
area documented in legislation, regulations, and other guidance, the following vision is
articulated for the Central Patuxent River area:

The Central Patuxent River area is a low-density rural community
wherein dispersed homes and farms are blended with large wooded,
meadow, and wetland areas.  Growth within the area is extremely
limited and only occurs in a manner consistent with environmental
protection and preservation of the Patuxent River Watershed, noted
for sensitive environmental features.  Living areas are interwoven
within an extensive interconnected network of undeveloped natural
habitats for wildlife and watershed protection.  Parks provide for
trails and related low-impact recreation.

Central to this vision are core beliefs that:

• Environmental protection is paramount.
• The area must remain rural.
• No extensions of public water and sewer should be made.
• The scenic quality of the area must be protected.
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The above precepts are drawn from community discussions at public meetings for the
Special Area Planning Study and from the goals and object ives of the Patuxent River Civic
Association.  

Benefits of A Vision

A clear meaningful community-derived vision for the Central Patuxent River Area which
serves as the firm foundation for planning and legislative processes benefits not only the
local residents but the broader community as well.  Preservation of the Rural Tier of
Prince George’s County, of which the Central Patuxent River Area is a part, is important
for the following reasons.

• Planning and zoning that permits unfettered expansion into rural areas does not
provide incentives needed to drive development back to areas requiring
revitalizat ion.  Yet those areas are better situated to meet housing, market, job,
and tax needs and thus need support for regrowth.

• Urban/suburban sprawl into rural areas may provide short-term gain for some but
ultimately erodes resources for all.  Time and money are wasted by individuals and
businesses by stretched transportation and energy costs.  Public services must be
extended at great  start-up costs and with probable cutbacks in funding to existing
communities.  Such costs would not be fully off-set by a presumed potential of an
expanded property tax base.  Environmental resources are depleted or damaged,
raising mitigation and remediation costs for governmental agencies and taxed
citizens.

• Similarly, the County needs to think of more creative ways to expand its tax base
than through traditional real estate development and property taxes to individuals. 
Clean, safe existing communities with good schools and public services will go
further to draw new businesses and populations than will ill-conceived
development.

• A Prince George’s County that has a clean diverse multi-faceted environment, with
revitalized old communities along with protected rural green space communities, is
better situated to draw new business such as “clean” industries or high tech firms
for future business development.  Such ventures are keen on quality of life issues
for their workforce.  Real and meaningful preservation of the Rural Tier will enable
the County to become more competitive with other regional jurisdictions.  

• Protective stewardship of a rural area is of broad general importance – not just for
the people who live in it but for county and state residents as well –  in terms of
environmental diversification, recreational opportunities and wildlife and wetlands
protect ion.  A major purpose for the preservation of the Rural Tier is the
preservation of the water quality of the Patuxent River, a state-designated scenic
river.  Development clearly results in deteriorated water quality through waste and
other contamination, run-off, and related damage to the network of creeks and
springs.  We have an obligation to make sure that the land uses proposed for the
Rural Tier are compatible with preserving its water quality.

• Intensive development places major stress on and potential contamination to our
system of aquifers and springs which are the key sources of potable drinking water
for rural areas and agricultural and park uses.
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• Extensive protected green space reduces air pollution throughout the Region. 
Extensive green canopies help clean the air of emissions and mediate temperature
excursions; both factors are important to the regional air pollution burden.  
Limited growth in the Rural Tier also limits adverse air emissions from
transportation, commercial, and industrial sources.

• Provides close-in recreational opportunities and enhances public awareness of the
State’s vital environmental and historical resources

• Fulfills and complies with documented planning goals and helps resolve various
existing discrepancies and discontinuities between various local, county, and state
legislation and policy actions.

• It is important to involve the public in planning and decision-making that affects
them in their immediate and broader communities.  Yet  it is even more important
to demonstrate to the public that government listens to them equally or, better,
even more than special interests.  In all planning activities, adherence to stated and
documented policies in concert with a willingness to listen to new ideas and
information will go along way toward convincing the entire electorate that their
local government is responsive and effective.

Next Steps  – Developing Policies to Implement the Vision

In this section, possible new policies or strategies to implement the Central Patuxent River
Area Vision are suggested.  These are drawn from or build upon the topics discussed by
the community and documented in the Special Area Planning Study.  The proposed ideas
are related (cross-walked) to the Vision Statement and its four precepts, to demonstrate
their derivation.  

The citizens of the Central Patuxent area are working with their neighbors to disseminate
information, solicit input, and build further community consensus on the approaches
suggested below.  These activities are being coordinated with M-NCPPC.

Precept:  Environmental protection is paramount.

Vision: The Central Patuxent River area is a low-density rural community wherein
dispersed homes and farms are blended with large wooded, meadow, and
wetland areas.  Growth within the area is extremely limited and only
occurs in a manner consistent with environmental protection and
preservation of the Patuxent River Watershed, noted for sensitive
environmental features.  Living areas are interwoven within an extensive
interconnected network of undeveloped natural habitats for wildlife and
watershed protection.  Parks provide for trails and related low-impact
recreation.

Strategies:

1. Conduct a detailed planning analysis to understand the potential impacts of
development on the vision of the area as well as on roads, rural character, and
natural resources.
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Perhaps the single most unique feature of the Central Patuxent River area
vision is the integrat ion of the human population within an extensive
interconnected network of undeveloped natural habitats for wildlife and trails. 
Currently the area is 60% woodland, and other parts consist of large open-field
farmland/meadows.  Wildlife can still travel freely within the area.  If
development is allowed to proceed unchecked, however, with each new
development treated independent of the whole, this large natural area will
decrease and fragment.  It is the interconnected nature of the natural
environment that largely defines the rural character of an area from an
environmental perspective.

Inspection of the natural environment features of the area (Figure 2) shows
that several streams cross the area from west to east  towards the Patuxent
River, dividing the area into a series of land blocks.  These in turn are
connected to the Patuxent River which flows predominantly in a north-south
direction.  It  is this connected series of waterways that  should form the
backbone of the interconnected system of natural habitats within the area.

The 1991 BCM Plan calls for adding provisions for human needs to the need
for environmental protection, namely, “... the inclusion of parks for active
recreation, green space for its visual and buffering value, and trails for
recreations and transportation (p.  62).”  Yet, to date, there has been little or
no progress in achieving these goals.

A detailed planning analysis should be conducted to:  

a. Identify and reserve large corridors to  connect wildlife habitats along
streams and between large blocks of land; emphasize farming set-asides and
agricultural preservation options, conservation areas, and natural history
activities along the river corridor.

b. Identify an interconnected green, open space system through the study
area.

c. Identify and blaze/map existing and potential trails and identify different
kinds of trails (e.g., walking, equestrian, etc.).

d. Use existing capacity and service level (Level-of-Service [LOS] “C”) in the
Rural Tier as a gauge for determining how much additional development
can be permitted and when upgrades are justified.  Do not allow
development to proceed if it means upgrading of road capacity.

e. Ascertain how much additional local through t raffic could use Queen Anne
Bridge Road based on potential development.

f. Identify policies that need to be revised to address impacts identified in the
analysis.

2. Establish green infrastructure plan corridors in the Rural Tier to be no less than
200 feet  in width.

3. Examine the efficacy of the County’s Patuxent Primary Management Area (PMA)
legislation and its implementation in reducing point and non-point source pollution,
including sediments.

a. Consider ways to st rengthen PMA measures such as application of the PMA’s
evaluation area (300 feet wide on each side of streams abutting the
Preservation Zone)

b. Revise definitions in the Subdivision Ordinance to read that steep and severe
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slopes “adjacent” to the PMA be included, instead of “abutting” as currently
writ ten.  The word “abut ting” gives less protection to these areas than streams
outside the Patuxent River Watershed.  This was not the intent of the Policy
plan; the protection should be more, not less.

4. Create an interconnected critical mass of preserved/protected land in the landscape
(green infrastructure).

a. Create public parks and trails along Patuxent River.   Work toward creating
acquisitions and landowner-friendly easements to foster interconnections of
trails along the length of the river.

b. Create better access to the Patuxent River from several roads (such as Clagett
Landing Road).

c. Create or preserve contiguous protected land along some secondary streams
and wetlands in area for wildlife protection and migration.

d. Use all publicly-owned land in a manner consistent with the area’s rural nature
and environmental focus; namely, non-intrusive passive recreational functions
are permissible but motorized sports, ballfields, or other activities that require
lighting, construction of facilities, or public services are not permitted.

5. Ban clearcutt ing of wooded areas for the const ruction of new housing
developments.

6. Update master plan to reflect latest  environmental recommendations and
regulations for woodland conservation, storm-water management, wetlands, etc.

7. Designate different kinds of trails in the Master Plan process (walking, equestrian,
water, etc.).

8. Promote to eligible and willing property owners the availability of fee simple
purchase or easement options available within the designated Patuxent Rural
Legacy Area.

9. Create a Transfer or Purchase of Development Rights program in the study area,
as discussed in the Prince George’s General Plan, 2002.  This program would
allow land owners to  get a return on equity based on current zoning, while
preserving the undeveloped rural character.

10. Require proof that wetlands, floodplains, and areas with rare natural features are
recently and accurately delineated by sub-division applicants.  Have technical staff
of the permitting agencies (M-NCPPC, DER) conduct site visits and analyses for
verification.

Precept:  The area must remain rural.

Vision: The Central Patuxent River area is a low-density rural community
wherein dispersed homes and farms are blended with large wooded,
meadow, and wetland areas.  Growth within the area is extremely limited and
only occurs in a manner consistent with environmental protect ion and
preservation of the Patuxent River Watershed, noted for sensitive
environmental features.  Living areas are interwoven within an extensive
interconnected network of undeveloped natural habitats for wildlife and
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watershed protection.  Parks provide for trails and related low-impact
recreation.

Strategies:

1. Limit new development in the area

An important element of maintaining a rural character is to limit growth in the
area.  The greatest threat to the destruction of a rural environment is uncontrolled
development.  This includes development encroachment or “creep” from outside
(especially along the Rural Tier/Developing Tier boundaries) and the uncontrolled
“in-fill development” of residential subdivisions.  The growth objective stipulated
in the General Plan is to limit development in the Rural Tier to 1% of the county’s 
residential growth over the next 25 years.  The 2000 U.S. Census identified
286,610 occupied housing units in Prince George’s County; an 11.1% increase
compared to 1990.  Assuming a similar growth rate over the next 25 years, it can
be estimated that there will be 86,616 new households.  The Central Patuxent
River area consists of 8,109 acres.  This land area is about 10% of the county’s
total Rural Tier area.  

Consequently, a cap of 87 new residences over the next 25 years, or 3-4 new
residences per year, is the maximum growth the Central Patuxent River area
should be required to accommodate.

2. Disallow development of lands for intensive recreational use.  

Such intensive uses overburden Rural Tier roads designated for little or no further
public investment.  Large sports facilities present environmental problems: (a)
impervious surfaces increase run-off pollution, (b) turf areas increase run-off of
turf maintenance chemicals, including fertilizers that impose nutrient management
burdens to streams and rivers and may place demands on water supplies if wells
are developed.

3. Complete and implement trail scheme for public lands in the area.  Incorporate into
the County’s updated plan for trails.

4. Institute new or innovative changes for zoning

Members of the community have expressed concerns that the zoning process has
been abused or circumvented, often conducted contrary to the goals and directives
of other policies, and the traditional role and concomitant benefits of farming have
received short shrift in planning, in contrast to other jurisdictions.

a. Down-zone all undeveloped properties to  1 lot per 10 acres.  The difference in
development rights could be purchased or transferred to other properties in
other tiers.

b. Create, emphasize and promote farming set-asides (and/or tax incentives to
continue farming in area).

c. Propose new zone to protect farming.  Specific land parcels can then be re-
zoned during follow-up Sectional Map Amendment (SMA).

d. Ban further commercial/industrial development in the area.  Create a land use
policy in the Master Plan that limits/prohibits commercial/industrial
development east  of US 301 that is incompatible with the vision.

e. Eliminate use of special exceptions in the area for projects that are
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incompatible with the vision and burden the community.  Stipulate examples of
compatible and incompatible uses.  This is intended to prevent abuses of the
special exemption statues which may be used to subvert or avoid zoning rules
and planning goals.

f. Require meaningful and expert environmental and traffic impact assessments
for zoning deviations and special exemption applications for large or
commercial/industrial proposals to ensure compatibility with the vision. 
Provide for certain protections, such as grandfathering or size/scope criteria,
for individuals, traditional landowners, farmers, or homeowners.  If such
assessments occur only at the stage of the permitting process, it is too late to
make a decision as to the appropriateness of a project for the area.

g. Seek legislative changes or other zoning tools, such as an overlay zone, to
restrict incompatible uses.

h. Improve notification processes to enhance citizen inputs at the earliest stages
of zoning actions.  Current road signs are inadequate.  Most print media in the
county is highly localized and not readily available to all residents.

i. Change the Gilbralter/Chesley property (US 301 and Mill Branch Road) from
Developing Tier back to Rural Tier in the General Plan.  Retains these
properties in the R-A zone.

j. At a minimum, maintain the current zoning in the area, namely, do not permit
any zoning that increase potential density.

5. Limit light pollution

Members of the community believe that the rapid development in general and on
the western side of U.S. 301 in particular have impacted the quality of life in the
Rural Tier (stadium, Bowie Town Center, Safeway center on Leeland, pending
developments of golf course community, Karrington, Walmart, etc.).  Therefore,
development in the Rural Tier and Central Patuxent River Area should bear 
restrictions so as to avoid additional imposition of  light pollution burdens above
and beyond what has already been imposed.   Some strategies for achieving the
goal of limiting light pollution may include:

a. Install street lights only if needed to correct known traffic safety problems.
b. Require all new development to:

i. Install only environmentally friendly soft lights for all uses.
ii. Ensure that lighting is only directed downward, where it is needed.
iii. Meet lighting standards recommended by the Dark Sky Associat ion.

c. Establish rules for more restricted use of night-lighting in large commercial
properties abutting both sides of U.S. 301.  This will produce energy
consumption and cost benefits for the businesses and the general public (in
terms of competing demands on load).

6. Limit noise pollution

Members of the community believe that rapid development in general and on the
western side of U.S. 301 in particular have impacted the quality of life in the Rural
Tier (stadium, Bowie Town Center, Safeway center on Leeland, pending
developments of golf course community, Karrington, Walmart, etc.).  Noise has
increased dramat ically.  Traffic has increased substantially, including overnight
heavy-duty truck traffic.  Some strategies to achieve the goal of limiting noise
pollution include:

a. Minimize the noise impact of US 301 by construction of noise barriers.
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b. Require that a tree buffer zone of some to be determined width, based on
expert  advice, be preserved along the entire east side of US 301 within the
area.

7. Improve public safety

a. Pursue funding of the Leeland Road Fire Station in the proposed County’s
annual Capitol Improvements Program (CIP).

b. Establish water storage facilities throughout the area so that delays in fire
protection do not occurred while County firefighters wait for tankers from
adjacent counties.

c. Provide property-tax and insurance incentives to homeowners and businesses
for installing sprinkler systems on properties predating sprinkler system code
changes.

d. Establish local traffic lanes/roads adjacent  to U.S. 301 to permit local transit
between community subsets.   Work with state highway commission on this and
other issues relevant to outyear plans to expand and modernize U.S. 301.

Precept:  There should be no extension of public water and sewer into the area.

Vision: The Central Patuxent River area is a low-density rural community wherein
dispersed homes and farms are blended with large wooded, meadow, and
wetland areas.  Growth within the area is extremely limited and only occurs
in a manner consistent with environmental protection and preservation of the
Patuxent River Watershed, noted for sensitive environmental features.  Living
areas are interwoven within an extensive interconnected network of
undeveloped natural habitats for wildlife and watershed protection.  Parks
provide for trails and related low-impact recreation.

Strategies:

1. Maintain current water and sewer categories.  Current Prince George’s County
and WSSC plans call for no public water and sewer to be extended into the Central
Patuxent River area.  This is in line with the goals expressed in the Prince George’s
County General Plan of preserving the rural character and minimal development of
land within the Rural Tier.

2. Create legislation to protect  wells, groundwater and recharge areas.

3. Establish rural sanitation and watershed education program to ensure that rural
residents understand best practices in well, septic, and lawn maintenance. 
Emphasize the aims of watershed and Bay protection underlying the commitment
to a Rural Tier and water-sewer envelope policy.  Disseminate through workshops
and educational materials.

Precept: The scenic quality of the area must be protected.

Vision: The Central Patuxent River area is a low-density rural community wherein
dispersed homes and farms are blended with large wooded, meadow, and
wetland areas.  Growth within the area is extremely limited and only occurs in
a manner consistent with environmental protection and preservation of the
Patuxent River Watershed, noted for sensitive environmental features.  Living
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areas are interwoven within an extensive interconnected network of
undeveloped natural habitats for wildlife and watershed protection. 
Parks provide for trails and related low-impact recreation.

Strategies:

1. Establish development  design guidelines and/or criteria

a. There should be no design standards placed on the appearance of a home built
on a single family lot by individual homeowners.

b. Set a requirement of at least 30% preservation of woodland and/or open space
on each newly developed single family lot.

c. New subdivision development requirements:
i. Set a requirement of at least 75% preservation of woodland and/or open

space on each single family lot.
ii. Require tree planting in large open fields to recover at least 30% of the

opened space to a forested area, and that this space be designed and used
to allow the unexposed migration of wildlife through the area.

iii. Require that subdivisions construct or leave a natural barrier of trees or
hedges on adjacent roads to lessen or eliminate the visual, noise, and light 
impacts of the development.

iv. Scenic quality of county scenic roads must be maintained.
v. Require common open space dedication in subdivisions in the R-A zoning

district. 
vi. Maintain existing stands of trees or forests to the extent feasible.
viii. Replace trees that must be cut with native woodland species.
ix. If developing land and moving earth with underlying springs, create pond

systems for run-off protection, wildlife sustenance, and community
benefits.

Another way to discuss or frame the sorts of issues given in item 1 above are described
below in item 2:

2. Require community-friendly design of all housing developments.  Document the
guidelines.

Community-friendly design, compatible with the vision, will enhance quality of life
for current and future residents and assist developers in promotion of their work
by demonstrating their innovative approaches and cognizance and compliance with
planning and community goals.  Community-friendly designs are proposed to be:

a. Make mandatory the dedication of public open space areas that serve as social
focal points in newly developed residential areas.  Implement this concept
through sub-division regulation: The BCM Plan (p.  161) provides guidance by
stating that scenic areas, floodplains, and steep slopes, as well as land suitable
for recreat ion facilities, should be considered for dedication as passive
parkland.

b. Provide neighborhoods with additional parkland in order to meet the State’s
park standard.  (For example:  In 1991 Community X had no parkland at all. 
Based on 15 acres per thousand population, Community X required 90 acres of
community park land (Parkland Needs Inventory, BCM Plan, p. 158).

c. Enable a walkable community by providing trail easements within and between
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sub-divisions. 

d. Identify existing and future trail network (M-NCPPC, DNR, and PRCA). 
Require developers to comply with system by providing space,  access, and
easements to enable trail connections.

e. Blend home layout/distribution harmoniously with site topography.

f. Establish tree and other vegetation buffers along boundaries and roads.

g. Place high value on retaining stands of mature trees for the benefits they
provide for environmental protection and aesthetic values.

h. Replace sacrificed trees in ways that recapture the original look as much as
possible, restore the rural character,  and reflect natural indigenous species.

2. Improve traffic problems and maintain/improve roads in line with area vision

Traffic problems and roadway issues are of concern to all communities.  The
residents of the Central Patuxent River Area share these concerns but seek a
transportation plan that matches their vision for the future of the area.  The
General Plan calls for little or no public investment in facilities or infrastructure
within the Rural Tier; the aim in the Rural Tier is to limit growth.  Development
that will burden the existing capacity of rural roads should be avoided.  At the
same time, it is recognized that residents expect a modicum of improvement to
roads over time for the purpose of safety.  Developers must be obligated to
provide paved shoulders on roadways in front of newly sub-divided property. 
Street lights are not widely supported by residents of the area as they diminish
rural character.  A cookie-cutter, one-size-fits-all transportation plan applicable to
densely developed areas does not fit the goals and needs of the Rural Tier.

Strategies for transportation-related actions in the Central Patuxent River Area
may include:

a. Widening of roads is prohibited.
b. Eliminate street lights on all rural roads.
c. Creating new roads and new through-streets is prohibited.
d. Minimize impacts of US 301/Rt 197 redesign. 
e. Obtain scenic road designation for Clagett Landing Road and Swanson Road.
f. Create local bike lane, paralleling revamped US 301.
g. Maintain routine maintenance and signage.
h. Obligate developers to provide paved shoulders on roadways in front of newly

sub-divided property.

3. Preserve and enhance historic sites

The Central Patuxent River Area has a rich history and notable historic features
many of which are unknown by the broader population and go neglected,
unprotected, and unrestored.  It appears that Prince George’s County has historic
and scenic features that would rival those in other jurisdictions but needs more
efforts to stimulate protection and preservation to present a good “product” to
drive quality of life promotion and outreach.  Hazelwood Mansion deserves
attention for preservation and integration into a broader parks and trails scheme. 
Historic river landings could be restored and integrated into a Patuxent River Trail
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plan.  Some strategies for achieving historical preservation objectives may include:

a. Restore and protect Hazelwood Mansion.  Complete a stewardship
arrangement.  Suggested steps to proceed may include:

1. Consult with MD DNR and other organizations on their policies,
procedures, and funding support for historical preservation.  Review
Rosaryville/Mt. Airy model for its applicability.   Analyze past approaches
taken for Hazelwood, based on expert advice, and modify to achieve
success.

2. Consider stewardship options such as live-in managers/docents, arts center,
historic center, meeting and catering center, etc.

3. Integrate plans for Hazelwood into a comprehensive
trail/environmental/historic plan.  Make it a “destination” on the system.

4. Identify and pursue grant and other funding sources, based on planning
outcomes suggested above.

b. Apply ideas and outcomes from item a above to other properties or sites in the
Central Patuxent River Area.

c. Identify and inventory historic barns; allied structures; and “lost” cemeteries,
population centers, and river landings in the Area.  Establish educational
program for landowners on their resource and its benefits, and provide them
with incentives for preservation.

d. Engage a consultant or NGO to develop an eco/history tourism plan with
follow-on public/schools information for the Area.

e. Develop preservation options plan that involves community.

f.. Make landings/river entry areas safe and accessible for the community and
visitors.  Enhance access to the river.
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Appendix A  –  The Central Patuxent River Area

The Central Patuxent River area is located on the east side of US 301 and extends
eastward to the Patuxent River and is bordered to the north by propert ies along Mill
Branch Road and Mill Branch Place and to the South by properties along Swanson Road
(Figure 1).  Its area is approximately 12.67 square miles (8,109 acres) and it has
approximately 730 property owners and 530 homes.  This area contains some of the most
scenic and environmentally sensitive areas in the county and is characterized by fine
landscapes, agricultural lands, extensive forest cover, numerous stream valleys, a rich
diversity of plants and animal wildlife, and a lengthy riverfront greenway. 

Development in the Central Patuxent River area is comprised of mostly scattered lots and
farmsteads plus a few newer, large-lot subdivisions.  The area is comprised of
approximately 60 percent woodland.  About (TBD) percent of the area is actively farmed
to either grow food, raise livestock or horses.  The western half of the Central Patuxent
River area is zoned Residential-Agricultural (RA) with a minimum lot size of 2 acres. 
Over half of the Central Patuxent River area is zoned as O-S and R-O-S for which the
minimum lot sizes of 5 or more acres.

The dominant environmental feature of the Central Patuxent River area is the Patuxent
River and tributaries, associated floodplain, and wetlands.  Several streams cross the area
from west to east towards the Patuxent River, dividing the area into a series of land blocks
(Figure 2).  There is no public sewer system in the Central Patuxent River area.  All land
in the Central Patuxent River area lies within the S-6 (no planned public sewer, Individual
System) sewer category in the Prince George’s County Water and Sewer Plan 2001. 
There is no public water supply in the Central Patuxent River area, and all potable water is
from private wells.  Category W-6 (no planned public water) is identified for the Central
Patuxent River area in the 2001 Water and Sewer plan.

The two main roads in the area are US 301 and MD Route 214.  The other roads in the
Central Patuxent River area are narrow, rural roads.  Mill Branch Road, Queen Anne
Road and Queen Anne Bridge Road have been designated as scenic roads under Prince
George’s County’s scenic and historic roads program.  

The Central Patuxent River area is located completely within the Rural Tier of the Prince
George’s County 2002 General Plan. 
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Appendix B – Figure 1

Existing land use in August 2002 in the Central Patuxent River Area.  This map was
extracted from the Central Patuxent River Special Area Planning Study report.
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Appendix C – Figure 2

Natural environmental features of the Central Patuxent River Area.  This map was
extracted from the Central Patuxent River Special Area Planning Study report.


