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Recommendation:
I move the City Council authorize the Mayor to provide correspondence to the Maryland-National Capital Park &
Planning Commission regarding Detailed Site Plan 19039.  

The letter shall convey that the applicant’s request for variation or modification to the Prince George’s Plaza TDDP
Standards shall be limited and that a reduction in the building footprint consistent with the ‘exemption’ provisions
should limit modification to the development standards to the 'Maximum Build-to Line' and 'Total Frontage
Maximum Depth Requirement', as it is essential to the use and circulation of the site.  The City, through the PPS
application for this subject site, requested denial of support for an amendment to the Table of Uses to permit the
use of the site as a gas station, in accordance with Section 27-548.09.01(b)(1) of the Zoning Ordinance, which will be
reaffirmed through this correspondence. 

The Prince George's Plaza Transit District Development Plan was developed through a comprehensive process which
included the participation of all public and private stakeholders, the result of which was a plan that created a
framework to guide investment and a vision for pedestrian connectivity, mixed-use density and a reduced reliance
on single occupancy vehicles.  We firmly believe that investment to real property within the Prince George's Plaza
Transit District shall advance the vision of the Plan and shall not undermine the goals and objectives of the Plan.   

With respect to the proposed site improvements, it is the City’s opinion that the the TDDP provides sufficient
exemptions that permit the applicant to proceed with minor aesthetic and operational improvements to ensure the
economic viability of the existing business.  It is the City's opinion that the proposed site improvements proposed
for the subject property shall remain consistent with the relevant exemption outlined within the 2016 Prince
George’s Plaza Transit District Development Plan (TDDP) and that the TDDP provides sufficient exemptions, through
the detailed site plan review, that permit the applicant to proceed with minor aesthetic and operational
improvements to ensure the economic viability of the existing business.  

It is therefore the City’s opinion that the Planning Board require all improvements of the subject property shall
abide by the relevant exemption outlined within the 2016 Prince George’s Plaza Transit District Development Plan
and shall include modifications and/or conditions to the site plan, subject to Planning Board approval:
1. The retail building structure on site shall not exceed 3,432.75 square feet, a 15% addition to the square
footage of the existing structure as allowed under the exemptions within the TDDP.
2. A sidewalk shall extend from the convenience store structure to the sidewalk along Belcrest Road, mirroring
the sidewalk from East-West Highway to the convenience store structure. This is necessary to fully accommodate
pedestrian traffic through the site.
3. The proposed monument signs shall not be approved but shall be affixed to the structure.  The City was not
provided with sufficient elevations by the applicant.
4. The proposed stand-alone ATM and associated drive-aisle shall be removed from the exhibit.  Any proposed
ATM shall either be affixed to the building exterior or be located within the building interior.



5. A mural or other equivalent artistic element shall be integrated into the proposed convenience store
building. 
6. All pedestrian and service entrances shall have overhead awnings.
7. All sidewalks and frontage depths shall be designed and constructed to the development standards of the
2016 Prince George’s Plaza Transit District Development Plan, unless otherwise modified by Maryland State Highway
Administration (SHA).
8.  The proposed modifications to the development standards shall be limited to the proposed 'Total Frontage
Maximum Depth Requirement' and, as necessary a departure from the 'Maximum Build-to Line' to provide for a
building setback along the southern perimeter of the property.
9.. In additions to those listed above, the City is requesting the applicant consider the following enhancements
to the site:
a. The applicant’s inclusion of a conduit along the western side of the site to provide for a future utility
connection to support an electric charging parking space location, should the applicant choose to include an EV
charger as part of the project now or in the future.
b. Landscaping on the site shall be limited to native species and consistent with the Prince George’s County
Landscape Manual.
c. The City is supportive of a minor increase in the number of fueling stations on the site, however we are
recommending that the applicant reduce the number of pumps to six (6) service bays and twelve (12) service pumps.

Sponsor(s):
At the Request of the City Administrator

Co-Sponsor(s):
N/A

ATTACHMENTS
DSP-19039 - 3599 East West Hwy - Memo FINAL .docx

Council Packet minus Memo - NSR Properties 11.04.2019.pdf

Summary Background:
The applicant is proposing the addition of four (4) service bays (eight gas service pumps), for a total of eight (8)
services bays and sixteen (16) service pumps, and a stand-alone ATM, as well as the construction of a new
convenience store/management office at 3599 East West Highway.  The property is located within the “Downtown
Core” character area of the Prince George’s Plaza Transit District Overlay Zone and is zoned M-U-I (Mixed-Use-Infill).

The applicant is requesting three (3) modifications to the 2016 Prince George’s Plaza Transit District Development
Plan (TDDP) standards.  The existing use is permitted; however, the applicant is required to file for Detailed Site Plan
(DSP) review as the proposed improvements require a variance to the development standards.  In addition, the
proposed improvements to the site may constitute a ‘new’ use and/or be interpreted as non-conforming use and all
major improvements to non-conforming properties must be approved via a DSP.

Staff is recommending the applicant make improvements to the property within the exemption regulations
specified within the 2016 Prince George’s Plaza Transit District Development Plan (TDDP), which read, “an addition to
a nonresidential structure… that was lawful or could have been certified as nonconforming pursuant to Section
27-244 of the Zoning Ordinance on July 19, 2016, is exempt from the Transit District Standards and DSP review if the
addition (and the cumulative sum of all additions since July 19, 2016) does not increase the GFA by more than 15
percent or 5,000 square feet, whichever is less” (pg. 199).
The staff opines that the TDDP provides sufficient exemptions that permit the applicant to proceed with minor
aesthetic and operational improvements to ensure the economic viability of the existing business.  The only
variation City Staff deems necessary is the modified Total Frontage Maximum Depth, as it is essential to the use and

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/463386/DSP-19039_-_3599_East_West_Hwy_-_Memo_FINAL_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/463387/Council_Packet_minus_Memo_-_NSR_Properties_11.04.2019.pdf


circulation of the site. Beyond frontage depth, all improvements of the subject property shall remain consistent with
the relevant exemption outlined within the 2016 Prince George’s Plaza Transit District Development Plan.

The applicant has consented to specific site modifications to conform with the ‘Exemption’ language included in the
Prince George’s Plaza TDDP, specifically: 
 Limiting the GFA of the retail structure to no greater than 15% of the existing building footprint.  The new building
footprint would be limited to 3,329 square feet and will be submitting a revised site plan to address specific
concerns outlined in the attached staff memorandum.

Next Steps:
No additional action is required.  The M-NCPPC Planning Board Hearing for this application is scheduled for
December 12, 2019.

Fiscal Impact:
N/A

City Administrator Comments:
Recommend approval of the motion.

Community Engagement:
The applicant met with the Planning Committee on July 16, 2019 to present and discuss the development
application.  At the April 17, 2018 Planning Committee meeting, recommendations unanimously approved by the
Planning Committee included:
• The applicant should consider the inclusion of “some form of artistic or attractive feature” along the south
facing rear wall of the convenience store building;
• The applicant should consider reducing the number of curb cuts and enhancing pedestrian access and safety
on the site.
In the revised DSP, the applicant addressed the number of curb cuts by reducing the number from a total of four (4)
curb cuts to (2) curb cuts, with one (1) curb cut along East-West Highway and one (1) curb cut along Belcrest Road.
However, the applicant did not address the Planning Committee’s recommendation to include some form of artistic
or attractive feature to the proposed building. The Planning Committee reiterated this recommendation during the
July 16, 2019 meeting.

During the Planning Committee’s July 16, 2019 meeting, the majority of the Planning Committee’s discussion
focused on the applicant’s requested variances. The Planning Committee supports the applicant’s first three (3)
original amendments without any major contention, which include an 8-foot sidewalk and 6.3-foot tree and
furnishing zone along East-West Highway, canopy set back of 25.6’ from East-West Highway, and a 43’ build-to line on
Belcrest Road. In addition, the Planning Committee supports the canopy branding presented in the DSP, with one (1)
member opposed stating the highway-styled branding is not consistent with the spirit of the TDDP.

Strategic Goals:
Goal 2 – Ensure the Long-Term Economic Viability of the City

Legal Review Required?
N/A


