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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Detailed Site Plan DSP-16037

Departure From Parking and Loading Standards DPLS-449
Type 2 Tree Conservation Plan TCP2-005-2016-01
Brooks Drive South

The Urban Design staff has completed the review of the subject application and appropriate

referrals. The following evaluation and findings lead to a recommendation of APPROVAL with
conditions, as described in the Recommendation section of this report.

EVALUATION

This detailed site plan application was reviewed and evaluated for compliance with the following criteria:

a. The requirements of the (R-10) Zone, site design guidelines, and those regarding departures from
parking and loading standards of the Prince George’s County Zoning Ordinance as modified by
County Council Bill CB-62-2015;

b. The requirements of Preliminary Plan of Subdivision 4-16018;

C. The requirements of Infrastructure Detailed Site Plan DSP-15038;

d. The requirements of the Prince George’s County Woodland and Wildlife Habitat Conservation
Ordinance;

e. The requirements of the Prince George’s County Tree Canopy Coverage Ordinance;

f. The requirements of the 2010 Prince George’s County Landscape Manual; and

g. Referral comments.

FINDINGS

Based upon the evaluation and analysis of the subject application, the Urban Design Section

recommends the following findings:

1.

Request: The subject detailed site plan (DSP) is for a 36,185-square-foot food and beverage store
and 128,400-square-foot of consolidated storage and a departure from parking and loading
standards DPLS-449 for 32 parking spaces.
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Development Data Summary:

EXISTING PROPOSED
Zone R-10 R-10
Vacant Food & Beverage
Use(s) Store/consolidated storage
Gross Acreage 11.04 11.04
Net Tract Area 10.84 10.84
Gross Floor Area (GFA) (sg. ft.) 0 164,585
Parcels 3 3
Outlot 1 1
Existing 100-year floodplain acreage .20 .20
Existing Woodland in the floodplain .20 .20
Existing Woodland Net Tract 10.63 10.63
Existing Primary Management Area 1.26 1.26
OTHER DEVELOPMENT DATA
Parking and Loading Schedules
. Number of Number of Spaces
Use Parking Rate Spaces Required Providedy
Food and Beverage | 1 parking space per 150 sq. ft.
Store (Parcel 7) for the first per 3,000 sq. ft.
(36,185 sq. ft.) and 1 space for each 200-sq.
ft. above the first 3.000 sq. ft.
186 154**
Consolidated 1 parking space per 50 units
Storage accessed within a building. 29 2g*
(128,400 sq. ft., 4 parking spaces per 1,000 sg.
including 1,350 ft. of office space and 2
units and 1,000 sq. | parking spaces for the 4 4
ft. office) residential unit.
2 2
Total Parking Provided 189

* of which two are handicapped accessible.
** of which six are handicapped accessible

Note: A departure from the number of parking and loading spaces required (DPLS-449), has
been included in this DSP. If it is approved, this would permit the reduction of 32 spaces from the
required number of parking spaces.

DSP-16037, DPLS-449




Number of
Use Loading Rate Spaces
Required

Number of
Spaces Provided

Food and Beverage

Store
(36,185 sq. ft.) 1 space per 10,000 sq. ft.

(12-foot by 45-foot) 1 2
Consolidated
Storage 2 spaces per 10,000 sqg. ft.
(128,400 sq. ft., 1 space per 40,000 sq. ft. 2 2
963 units accessed | (12-foot by 33-foot) 3 3
Total Loading Provided 6 7

Location: The project is located in the northwestern quadrant of the intersection of Pennsylvania
Avenue (MD 4) and Brooks Drive. The project is also located in Planning Area 75A and Council
District 7.

Surrounding Uses: The subject site is bounded to the south by the right-of-way of Pennsylvania
Avenue (MD 4), and by multifamily residential development in the Multifamily, High Density
(R-10) Zone beyond; to the west by single-family detached units in the Single-Family Detached
(R-55) Zone; to the north by multifamily residential dwelling units in the R-10 Zone; and to the
east by Brooks Drive, with multifamily residential development in the Multifamily, High Density
(R-10) and Multifamily, Medium Density (R-18) Zones beyond.

Previous Approvals: The site is the subject of numerous approvals. The 2009 Approved
Marlboro Pike Sector Plan and Sectional Map Amendment retained the property in the R-10
Zone. Preliminary Plan of Subdivision 4-12002 was approved by the Planning Board on

July 11, 2013. PGCPB Resolution No. 13-81 was adopted on July 25, 2015. On June 4, 2015, the
Planning Board approved a one-year extension for Preliminary Plan of Subdivision 4-12002.
Detailed Site Plan DSP-15038 for infrastructure was approved by the Planning Board on

May 5, 2016. PGCPB Resolution No 16-59 was adopted on May 26, 2017. Preliminary Plan of
Subdivision 4-16018 was approved by the Planning Board on December 8, 2016. PGCPB
Resolution No. 16-150 was adopted on January 5, 2017, that superseded PPS 4-12002. The
project is also the subject of Stormwater Management Concept Number 19543-2014-01,
approved by the Department of Permitting, Inspections and Enforcement (DPIE) on

June 26, 2014, which expired on June 26, 2017. A revision of the stormwater management
concept is pending approval.

Design Features

Site Design

The project is accessed from a single point along its Brooks Drive frontage via a shared
ingress/egress easement, which provides access to a parking lot of the proposed LIDL food and
beverage store parking lot, in a westerly direction to the consolidated storage parking lot and
building at the rear of the site. Parking is provided both on the eastern and southern sides of the
store and two loading spaces are located to the rear of the food and beverage store. Pedestrian
accessibility on this portion of the site is provided via a sidewalk leading from the existing
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sidewalk along Brooks Lane into the site and then along the northern side of the store to its
northwestern corner, where it is not continuous to the consolidated storage building to be located
at the rear of the site.

Parking for the consolidated storage building is located on all four sides, with one handicapped
parking space located most proximate to the office provided for the building, and one provided
along its northern fagade. The sidewalk on the consolidated storage portion of the site is limited
to the corner where the office space and handicapped parking space are located. There is a
caretaker apartment included in the consolidated storage building and parking for that unit has
been included in the parking calculation.

A third parcel on the property, labeled Parcel 3, is labeled “DSP Infrastructure Only, subject to
future DSP.” As the property is part of and subject to this DSP and because this DSP is not for
infrastructure only as allowed pursuant to Section 27- 286 (b) of the Zoning Ordinance, a
proposed condition, in the Recommendation section of this report, would require that this label be
removed and the interim condition of this portion of the DSP until it development with a building,
be indicated.

Architecture of the Food and Beverage Store

The building design is primarily distinguished by the sloping asymmetric roofline that frames the
front (east) glazed facade. The roofline slopes from 17 to almost 30 feet in height at its apex and
is proposed to be constructed of thermoplastic material. The eastern facade consists primarily of a
large glazed window treatment with brick watertable and a cast stone sill wrapping around the
building on one side. All other fagades of the building are clad with a combination of brick and
stucco in a complementary color scheme.

On both the northern and southern elevations, clerestories provide natural light into the building’s
interior. Brick panels are provided at the ends of the eastern fagade. The northern facade is
composed primarily of stucco. A brick watertable is consistent on the southern elevation and
appears on more limited portions on the other facades. A series of stucco panels of a light color
provides contrast with the brick on the northern fagade. The southern facade wraps glazing
around the most visible eastern end and is detailed with a stretch of clerestory windows just
below the roofline.

As the southern fagade will be partially obscured by landscaping and contains a clerestory and
substantial amounts of brick and glazing, staff finds the architecture of the southern facade
acceptable. The architecture of the northern fagade, however, is plain, unadorned and lacks an
aesthetically pleasing pattern of fenestration. Additionally, Condition 17 of the preliminary plan
of subdivision requires enhanced architecture for this rear facade Therefore, a proposed
condition, in the Recommendation section of this report would require that, prior to certificate
approval, the applicant revise the architecture of the rear fagade of the building to include
variation in building material, fenestration and use of architectural detail so as to comport with
the requirements of Condition 17 of the preliminary plan of subdivision. Final design of the
architecture of the rear facade should be reviewed and approved by the Urban Design Section as
designee of the Planning Board.

Lighting

The applicant is specifying standard downward-facing light fixtures for the 30 single and
eight double light-poles to be provided in the parking lot. The 28 wall-mounted lights are of a
utilitarian design and acceptable.
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Signage for the Food and Beverage Store

Two 67.4-square-foot building-mounted signs bearing the company’s logo of blue, red, and
yellow are provided for the project; one on the southern fagade and one on the eastern fagade of
the building. A single ground-mounted 19-foot-tall freestanding sign is shown on the DSP at the
intersection of Brooks Drive and Pennsylvania Avenue (MD 4). The sign is too tall and is out of
character with the surrounding residential neighborhood. A detail of the sign has been provided
on Sheet 7 of the plan set. Like the wall mounted-sign, the freestanding sign bears the company’s
logo of blue, red, and yellow. The ground-mounted freestanding sign should be reduced to no
more than six feet. A condition has been included in the Recommendation section of this staff
report.

Architecture of the Consolidated Storage

Architecture for the consolidated storage building is proposed to include a red-brown splitface
block with horizontal tan striping and standing seam forest green roof. Panels on the upper
portion of the building which is not masonry are either Dryvit or Exterior Insulating Finishing
System (EIFS). The fenestration is varied and balanced on the eastern and southern building
facades. The northern facade presents a simpler design where the first story is done in brown
splitface block, with horizontal tan-colored banding, with the entrance doors covered with
canopies are interspaced between runs of roll up doors accessing the storage units. The western
elevation is also of simple design with a single-pedestrian door and five roll up doors provided.
Masonry is carried up to the roofline on the right side of the facade and along the first story
where, as on the northern fagade, the splitface block is provided with off-white banding to
provide contrast and a pedestrian door and five roll up doors are provided Seven small windows
are located on the upper portion of this facade. Since both the storage and food and beverage store
are all visible from Pennsylvania Avenue, the color scheme of the masonry used on the two
buildings should be consistent to create a coherent streetscape. A condition has been included in
the Recommendation section of this report.

Signage for the Consolidated Storage

Signage for the consolidated storage building includes a wall-mounted signs using channels
letters and the Storage Zone’s padlock insignia on the eastern and southern fagades. A single
30-square-foot monument sign at the project’s entrance from Brooks Drive has a brick base, a
midsection with four separate panels of copy and an upper portion with the consolidated storage
facility’s name “Self-Storage Zone” and its padlock insignia. The sign is also out of character
with the surrounding residential neighborhood. The monument sign should be no more than six
feet in height, to be consistent with the free-standing sign of the proposed food and beverage
store. A condition to require the applicant to reduce the height of the sign to six feet has been
included in the Recommendation section of this report.

Dumpster Enclosure

A double dumpster enclosure is indicated at the northwestern corner of the consolidated storage
building, proximate to location of the two long-term parking spaces. A detail for the dumpster
enclosure is provided on Sheet 8 of the plan set, which indicates that the dumpster enclosure will
be constructed of smooth-face concrete block. The gates of the dumpster enclosure are proposed
to be chain link with black slats, which is not acceptable. The enclosure gates should be of the
similar composite material as that of the one used for the food and beverage store. A condition
has been included in the Recommendation section of this report.

Electric Vehicle Charging Station, Fences, Dumpster Enclosures and Bike Rack
Three electric vehicle charging stations have been included on the eastern side of the parking lot.
A bicycle rack is shown at the northern end of the eastern facade of the building. A detail for the
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bicycle rack has been provided on Sheet 8 of the DSP plan set indicating that space for a
minimum of five bicycles will be provided. Decorative fences with varied heights of four, six,
and eight feet internal to the site and at its periphery are shown on the DSP. A chain-link fence
with slats is proposed along the project’s Pennsylvania Avenue (MD 4). As the fence will be
somewhat visible from Pennsylvania Avenue (MD 4), a proposed condition in the
Recommendation section of this report would require that, prior to certificate approval, the
proposed chain-link fence along MD 4 be replaced with a sight-tight fence to match the character
of the larger development, to be reviewed and approved by the Urban Design Section as the
designee of the Planning Board.

The applicant has indicated that a wood board-on-board fence will be used to screen the
dumpsters provided for the LIDL food and beverage store. As composite materials have proven
more durable than wood, a proposed condition, in the Recommendation section of this report
would require that, prior to certificate approval, the applicant revise the plans to employ a
composite material for the dumpster enclosure for the LIDL food and beverage store.
Additionally, the plans indicate that the dumpsters to be provided for the consolidated storage
development will be composed concrete masonry unit, which is acceptable.

Green Building Techniques
Green building techniques to be incorporated in the subject project may include the following:

Self-Storage Zone

. Use of high efficiency plumbing fixtures to reduce water usage; Heating, Ventilating and
Air Conditioning (HVAC) system Seasonal Energy Efficiency Ratio (SEER) 13 and
above;

. Low Volatile Organic Compounds (VOC) materials (i.e., adhesives, sealants and carpet);

. Use of natural daylighting in the office and apartment areas only;

. Use of recycled materials (carpet, tile, wood, etc.); and

. Automatic lighting control systems

LIDL

. Use of high efficiency plumbing fixtures to reduce water usage;

. Heating, Ventilating and Air Conditioning (HVAC) system Seasonal Energy Efficiency
Ratio (SEER) 13 and above;

. Collection of recyclables with a goal for zero waste;

. Low Volatile Organic Compounds (VOC) materials (i.e., adhesives, sealants and carpet);

. Upgraded thermal insulation;

. Low Emission glazing and upgraded performance windows; and

. Light Emitting Diode (LED) EcoForm Lighting;
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During the review period for the subject case, it was discovered that there was differing
information sometimes included on the DSP, landscape plan and a separate “grading plan,” which
was included for each sheet of the DSP. Therefore, staff recommends and a proposed condition in
the Recommendation section of this report require prior to certificate approval, that the applicant
to correct the information reported on the DSP and the LSP be consistent and the grading plan
should be a part of the DSP and Landscape Plan.

COMPLIANCE WITH EVALUATION CRITERIA

7. Prince George’s County Zoning Ordinance: The subject application has been reviewed for
compliance with the following requirements of the Zoning Ordinance:

a.

Section 27-441, Uses in Residential Zones—As modified by County Council Bill
CB-62-2015, the proposed Business Advancement and Food Access Infill Development
is a permitted use in the R-10 Zone.

Section 27-442 Regulations in Residential Zones—As modified by County Council

Bill CB-62-2015, the prescriptions set forth in Section 27-442 of the Zoning Ordinance
do not apply to the uses and structures within a Business Advancement and Food Access
Infill development project. The dimensions and structures shown on the approved DSP
for the project serve as the development regulations for the project. The subject DSP is in
conformance with the applicable regulations of Section 27-441 Regulations in Residential
Zones.

Section 27-107.01(a)(38.1), Definitions:

Business Advancement and Food Access Infill: A development which combines a
food and beverage store not exceeding 40,000 square feet of gross floor area; a
consolidated storage facility; may include an eating or drinking establishment, or
any other use that is permitted by right in the C-S-C (Commercial Shopping
Center) Zone; and shall not include a Department or Variety Store or Gas Station
uses, where:

(A) the proposed development is part of a revitalization project in accordance
with Section 27-445.15 of this Subtitle; and

(B) the development meets the criteria of Division 5, Part 5 of this Subtitle.

Comment: The subject project fits within this definition as it includes a food and
beverage store of 36,185 square feet and a consolidated storage of 128,400 square feet,
which is a permitted use in the C-S-C Zone, and does not include a Department or
Variety Store or Gas Station uses involved in a residential revitalization project. The
development meets the criteria of Division 5, Part 5 of this subtitle.

The specific requirements for a Business Advancement and Food Access Infill are
contained in Section 27-445.15 of the Zoning Ordinance as follows:

Section 27-445.15. Business Advancement and Food Access Infill:

@ Applicability. As permitted in the Residential Use Tables in Section 27-441
of this Subtitle, the following additional requirements apply to development
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or redevelopment in the County proposing Business Advancement and
Food Access Infill uses, as defined in Section 27-107.01 of this Subtitle:

@ The proposed use shall be located in a Revitalization Tax Credit
District Census Tract;

2 The proposed use shall be located within a Historically
Underutilized Business (“HUB”) Zone;

Comment: Detailed Site Plan DSP-16037 is located in a Revitalization Tax
Credit District Census Tract and is within a Historically Underutilized Business
“HUB” Zone.

3 The proposed use is located at the intersection of two (2) four-lane,
divided roadways, one of which is a State road with functional
transportation classification as an expressway; and

Comment: Detailed Site Plan DSP-16037 is at the northwest quadrant of the
intersection of Pennsylvania Avenue (MD 4) and Brooks Drive, both of which
are two four-lane divided roadways. Pennsylvania Avenue is a state road (MD
4) and is classified as an expressway in the 2009 Countywide Master Plan of
Transportation (MPOT).

(@)) The property on which the proposed uses will be located has a land
area of at least eight (8) acres and abuts property in the R-10
(Multifamily High Density Residential) Zone.

Comments: Detailed Site Plan DSP-16037 has a gross tract area of 11.04 acres
and abuts property in the R-10 (Multifamily High-Density Residential) Zone to
the north and east.

(b) Other Requirements.

@ The prescriptions set forth in Section 27-442 of this Subtitle shall not
apply to the uses and structures within a Business Advancement and
Food Access Infill development project. The dimensions and
structures shown on the approved detailed site plan for the project
shall serve as the development regulations for the project.

(@) All Business Advancement and Food Access Infill development shall
be subject to detailed site plan approval process in accordance with
Division 9, Part 3 of this Subtitle.

3 The detailed site plan review shall include review and approval of
architectural elements, including building materials, typical building
elevations, signs, and outdoor lighting.

4 All consolidated storage for a Business Advancement and Food

Access Infill development shall meet the requirements set forth in
Sections 27-344.01(a)(5), (6), and (7) of this Subtitle.
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Comment: Detailed Site Plan DSP-16037 is in conformance with Section 27-
445.15(b) of the Zoning Ordinance. The development regulations, including
architectural elements, including building materials, typical building elevations,
signs, and outdoor lighting for the Business Advancement and Food Access Infill
development will be what is approved with the subject DSP.

e. Section 27-344.01, Consolidated Storage:
Section 27-344.01 of the Zoning Ordinance sets forth the requirements for consolidated
storage. County Council Bill CB-62-2015 specifies only requirements of Section
27-344.01(a)(5), (6) and (7) applied to this DSP. Each applicable provision regarding
consolidated storage is included in boldface type below, followed by staff comment:

5) The exterior and architectural facade of the building shall be
compatible with the prevailing architecture and appearance of other
development in the surrounding neighborhood;

Comment: As the originally submitted architecture for the consolidated storage
facility was not of the same color scheme as the food and beverage store, a
condition in the Recommendation section of this report would require that, prior
to certificate approval, the color scheme of the masonry materials for the storage
facility be revised to be consistent with the color scheme used for the masonry on
the food and beverage store to create a coherent development.

(6) Beginning June 23, 1988, no entrances to individual consolidated
storage units shall be visible from a street or from adjoining land in
any Residential or Commercial Zone (or land proposed to be used
for residential or commercial purposes on an approved Basic Plan
for a Comprehensive Design Zone, or any approved Conceptual or
Detailed Site Plan);

Comment: The entrances to the individual storage units are limited to the
northern and western facades and will not be visible from the street nor from
adjoining land in a residential or commercial Zones. This screening is
accomplished by a combination of natural topography, screening, the inclusion of
a sight-tight fence and a berm along Pennsylvania Avenue (MD 4). The subject
project meeting this requirement.

@) Entrances to individual consolidated storage units shall be either
oriented toward the interior of the development or completely
screened from view by a solid wall, with landscaping along the
outside thereof.

Comment: The entrances are screened in accordance with this requirement. The
doors to the individual storage units are oriented to the north and west, which
will be screened by a combination of natural topography, landscaping, a berm
along Pennsylvania Avenue (MD 4) and a sight-tight fence, which is required by
a condition in the Recommendation section of this report.

f. Section 27-274, Site Design Guidelines, as cross-referenced in Section 27-283—
The subject DSP is in general conformance with the site design guidelines in
Section 27-283, which further cross references the same guidelines in Section 27-274 of
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the Zoning Ordinance.

)

()

©)

General.

(A) The Plan should promote the purposes of a Conceptual Site Plan.
Comment: A conceptual site plan is not required for the proposed use or zone,
so this finding does not apply.

This DSP promotes the purposes found in Section 27-281. Specifically, this plan
helps to fulfill the purposes of the R-10 Zone where the subject property is
located. The development of a food and beverage store is permitted in the zone
via the adoption of County Council Bill CB 23-2015. The site plan gives an
illustration as to the location and delineation of the food/beverage store, parking,
green areas, and other similar physical features and land use proposed for the
site.

In addition to the purposes set forth in Section 27-281 of the Zoning Ordinance,
Section 27-274 further requires the applicant demonstrate the following:

Parking, loading, and circulation

(A) Surface parking lots should be located and designed to provide safe
and efficient vehicular and pedestrian circulation within the site,
while minimizing the visual impact of cars. Parking spaces should be
located to provide convenient access to major destination points on
the site.

(B) Loading areas should be visually unobtrusive and located to
minimize conflicts with vehicles or pedestrians.

© Vehicular and pedestrian circulation on a site should be safe,
efficient, and convenient for both pedestrians and drivers.

Comment: Parking and loading areas are located and designed to provide safe
and efficient vehicular and pedestrian circulation within the site. All drive aisles
are wide enough to provide safe, efficient, and convenient circulation and loading
within the site. One-hundred-fifty-four parking spaces are proposed to include six
handicapped spaces. Three spaces on the eastern portion of the site are
designated as potential electric vehicle charging stations. Seven loading spaces
have been provided for the project. The parking has been placed along the eastern
and southern fagades of the proposed building. Sidewalks and crosswalks are
provided accessing the site. These design elements ensure a safe circulation
pattern for both vehicles and pedestrians and open views from the building out
onto the property frontage.

Lighting.
(A) For uses permitting nighttime activities, adequate illumination

should be provided. Light fixtures should enhance the design
character.
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(4)

(%)

(6)

Comment: This DSP complies with the above design guideline of the Zoning
Ordinance. Adequate lighting will be provided to illuminate entrances and
parking throughout the site. Site lighting will be pole-mounted lighting within the
parking lot as well as wall-mounted sconces along the sides and rear of the
proposed buildings. The proposed lighting will provide patrons with a bright safe
atmosphere, while not causing a glare or light spilling onto adjoining properties.
A photometric plan is included with the DSP.

Views.

(A) Site design techniques should be used to preserve, create, or
emphasize scenic views from public areas.

Comment: This DSP complies with the above design guideline. This plan is
designed to preserve, create, or emphasize views from the public roads and the
adjoining property. The proposed buildings have been designed to provide a
modern, clean, and strong street presence on Brooks Drive and Pennsylvania
Avenue (MD 4). The applicant is proposing a modern architectural design for
both storage building and the food and beverage building, which has gently
curving asymmetric roofline and a fully-glazed front fagade. The building
materials include a combination of brick and articulated stucco in a
complimentary multicolor scheme to ensure that all views are attractive and the
building is of high quality. The applicant has prepared a landscape plan showing
the proposed landscaping associated with the development. This design will
further promote pedestrian connectivity, while not sacrificing the needed
visibility of the site to the traveling public and without jeopardizing the health,
safety, and general welfare of the public due to on-site constraints that other
designs would create. The site layout also adheres to acceptable crime prevention
through environmental design (CPTED) practices.

Green Area.

(A) On-site green area should be designed to complement other site
activity areas and should be appropriate in size, shape, location, and
design to fulfill its intended use.

Comment: This DSP complies with the above design guideline. The on-site
green area is mainly at the periphery of the parking area, framing it aesthetically
and assisting in relief from the heat-island effect.

Site and streetscape amenities.

(A) Site and streetscape amenities should contribute to an attractive,
coordinated development and should enhance the use and enjoyment
of the site.

Comment: The DSP and landscape plan submitted with this application comply
with the above design guideline. The proposed site and streetscape amenities will
contribute to an attractive coordinated development. The proposed landscape
plan meets the requirements of the 2010 Prince George’s County Landscape
Manual (Landscape Manual) and will contribute to an attractive coordinated
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(7)

(8)

(9)

development, which will enhance the use and enjoyment of the site.
Grading.

(A) Grading should be performed to minimize disruption to existing
topography and other natural and cultural resources on the site and
on adjacent sites. To the extent practicable, grading should minimize
environmental impacts.

Comment: This DSP complies with the above design guideline. The project has
been evaluated for environmental, stormwater management, historic, and
archeological impacts, and the results of those reviews have been incorporated
into this staff report.

Service Areas.

(A) Service areas should be accessible, but unobtrusive.

Comment: This DSP complies with the above design guideline. The loading and
the dumpster enclosure are located near each other and at the rear of the site. The
dumpster enclosure is to be finished in the same brick veneer as the building. The
service area is easily accessed through the parking lot and is unobtrusive because
of its design and placement.

Public Spaces.

(A) A public space system should be provided to enhance a large-scale
commercial, mixed use, or multifamily development.

Comment: As there is no public space included in this development, this guideline is not
applicable to the subject development.

(10)

Architecture.

(A) When architectural considerations are references for review, the
Conceptual Site Plan should include a statement as to how the
architecture of the buildings will provide a variety of building forms,
with unified, harmonious use of materials and styles.

(B) The guidelines shall only be used in keeping with the character and
purpose of the proposed type of development and the specific zone in
which it is to be located.

© These guidelines may be modified in accordance with section 27-277.

Comment: This DSP complies with the design guidelines outlined above. As
illustrated on the architectural plans, the exterior and architectural facade of the
buildings will be comprised of generally high-quality and attractive materials that
include a fully-glazed front fagade and a combination of brick and articulated
stucco, in a complimentary multicolor scheme, to ensure that all views are
attractive. The proposed buildings have been designed to provide a modern,
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clean, and strong architecture, visible from both Brooks Drive and Pennsylvania
Avenue. The building design and enhanced details of all the building materials
will provide a variety of building forms, with unified harmonious use of
materials and styles.

Departure From Parking and Loading Spaces, DPLS-449—The applicant has
requested a departure of 32 parking spaces from the required 186 for the proposed food
and beverage store. Pursuant to Section 27-588(b)(7)(A), (B) and (C), the Planning Board
must make the following findings. Staff has included each required finding in boldface
type below, followed by staff comment:

(A) In order for the Planning Board to grant the departure, it shall make the
following findings:

(M The purposes of this Part (Section 27-550) will be served by the
applicant’s request;

Comment: Staff has reviewed the purposes of Section 27-550 of the Zoning
Ordinance with respect to the requested departure of 32 of the required 186
parking spaces and offers the following:

The purposes of this Part are:

@ To require (in connection with each building constructed and
each new use established) off-street automobile parking lots
and loading areas sufficient to serve the parking and loading
needs of all persons associated with the buildings and uses;

Comment: Automobile parking lots and loading areas sufficient to serve
the parking and loading needs of all persons associated with the
buildings and uses as the food and beverage store to be included in the
project will likely draw much of its customer base from the multifamily
residential buildings which surround the subject project on all sides,
thereby reducing the need for parking.

2 To aid in relieving traffic congestion on streets by reducing
the use of public streets for parking and loading and
reducing the number of access points;

Comment: The project will aid in relieving traffic congestion on streets
by providing all parking on-site and the number of access points to
parking and loading for the subject project is as reduced as possible,
limited to a single point along its Brooks Drive road frontage.

3 To protect the residential character of residential areas; and

Comment: In order to protect the residential character of the
surrounding area, a proposed condition, in the Recommendation section
would require that the architecture of the project be enhanced so that
views from the residential properties into the project will be aesthetically
pleasing and fit well with the surrounding residential properties.
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Additionally, the applicant is providing community-serving amenities
including electric charging stations for cars and a passive recreational
area with picnic tables that help further enhance the residential character
of residential areas.

4 To provide parking and loading areas which are convenient
and increase the amenities in the Regional District.

Comment: The parking and loading is conveniently located for patrons
of both the food and beverage store and the consolidated storage facility.
Handicapped parking is located in front of and immediately adjacent to
the food and beverage building, and the loading is located behind the
building where it will be obscured from public views. The remainder of
the parking is located on the eastern and southern sides of the building,
conveniently proximate to the store. Parking for the consolidated storage
facility is on all four sides of the facility with a combination of parking
space size and orientation including some 90-degree parking and some
parallel parking. Handicapped parking is located convenient to the office
and adjacent to the northwestern corner of the building.

(i) The departure is the minimum necessary, given the specific
circumstances of the request;

Comment: The departure is the minimum necessary to enable a food and
beverage store to be viable in this location and serve the needs of the surrounding
multifamily residential area and others in Prince George’s County.

(iii)  The departure is necessary in order to alleviate circumstances which
are special to the subject use, given its nature at this location, or
alleviate circumstances which are prevalent in older areas of the
County which were predominantly developed prior to November 29,
1949;

Comment: The subject project includes two land uses and a pad site for a third
use in accordance with County Council Bill CB-62-2015. When the third use is
developed, the center will likely qualify as an integrated shopping center and be
able to utilize a lower parking rate. Therefore, the departure is necessary in order
to alleviate circumstances, which are special to the subject use, given its nature at
this location in accordance with this requirement.

(iv) All methods for calculating the number of spaces required (Division
2, Subdivision 3, and Division 3, Subdivision 3, of this Part) have
either been used or found to be impractical; and

Comment: All methods for calculating the number of spaces required by the

Zoning Ordinance have been used or found to be impractical in accordance with

this requirement.

(v) Parking and loading needs of adjacent residential areas will not be
infringed upon if the departure is granted.
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(B)

(©

Comment: As many as 154 parking spaces will be provided on the site, the
patrons of the food and beverage store will have enough parking in accordance
with applicant’s data. Since the site is surrounded by multifamily units, many
patrons may also walk to the store. The parking and loading needs of the adjacent
residential areas will not be infringed upon if the departure is granted.

In making its findings, the Planning Board shall give consideration to the
following:

(1 The parking and loading conditions within the general vicinity of the
subject property, including numbers and locations of available on-
and off-street spaces within five hundred (500) feet of the subject

property;

Comment: There is sufficient parking within 500 feet of the subject property for
the predominantly multifamily and some single-family detached land use in the
vicinity of the subject project.

(i) The recommendations of an Area Master Plan, or County or local
revitalization plan, regarding the subject property and its general
vicinity;

Comment: The typical recommendations of the Area Master Plan have been

usurped by the requirements of County Council Bill CB-62-2015. The project is

in conformance with the requirements of Council Bill CB 62-2015.

(iii) The recommendations of a municipality (within which the property
lies) regarding the departure; and

Comment: The subject project does not lie within a municipality. Hence, this
requirement is not applicable to the subject project.

(iv) Public parking facilities which are proposed in the County’s Capital
Improvement Program within the general vicinity of the property.

Comment: On-street parking is found in the vicinity of the subject project.

In making its findings, the Planning Board may give consideration to the
following:

Q) Public transportation available in the area;

Comment: The subject project is located within the Capital Beltway, where the
population is dense and the area is well served by public transportation.

(i) Any alternative design solutions to off-street facilities which might
yield additional spaces;

Comment: Structured parking would be the only alternative design solutions that
might yield additional spaces and, according to the applicant’s representative, it
would be financially infeasible to provide such for a project of this type.
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(iii)  The specific nature of the use (including hours of operation if it is a
business) and the nature and hours of operation of other (business)
uses within five hundred (500) feet of the subject property;

Comment: There are no other business uses within 500 feet of the subject
property.

(iv) In the R-30, R-30C, R-18, R-18C, R-10A, R-10, and R-H Zones,
where development of multifamily dwellings is proposed, whether
the applicant proposes and demonstrates that the percentage of
dwelling units accessible to the physically handicapped and aged will
be increased over the minimum number of units required by Subtitle
4 of the Prince George’s County Code.

Comment: As the development of multifamily dwellings is not proposed by the

subject project, this consideration needs not to be made for the subject project.

In summary, the Urban Design Section recommends approval of the Departure From Parking and
Loading Standards, DPLS-449.

Preliminary Plans of Subdivision 4-16018: Preliminary Plan of Subdivision 4-16018 was
approved by the Planning Board on December 8, 2016 superseding PPS 4-12002, which later
approval was formalized in the Planning Board’s adoption of PGCPB Resolution No. 16-150,
subject to 20 conditions on January 5, 2017. The relevant conditions of the latter approval are
included in boldface type below, followed by staff comment:

4.

Total development shall be limited to uses which generate no more than 147
AM peak hour trips and 327 PM peak hour trips. Any development
generating an impact greater than that identified herein shall require a new
determination of the adequacy of transportation facilities and a new
preliminary plan of subdivision.

Comment: Condition 4 is a trip cap condition. Proposed development would generate 92
AM and 255 PM trips, which is within the cap of 147 AM and 327 PM peak-hour trips.
Conformance with the cap is noted in the table below:

Trip Generation Summary, DSP-16037, Brooks Drive South

AM Peak Hour PM Peak Hour
Use
Land Use Quantity | Metric in out total | in out total
Food and 36.185 square
Beverage Store ’ feet 76 47 123 188 180 368

Less Pass-By (40 percent AM and PM)

-30 -19 -49 -75 -72 -147

Net Grocery Store Trips

46 28 47 113 108 221

Storage

Consolidated

square

128,400 feet 10 8 18 17 17 34
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Total Trips Utilized by Proposal 56 36 92 130 195 255

Trip Cap 147 327

Comment: The application is in conformance with this requirement.

13. Prior to approval of the detailed site plan (DSP) and the Type 2 tree
conservation plan, the applicant shall limit the disturbance to Specimen
Tree 3 (ST-3) to 30 percent or less of its critical root zone, or a variance for
the removal of ST-3 shall be approved at the time of DSP.

Comment: At this time of this DSP, it was determined with the rough and fine grading
required for the subject site that Specimen Tree #3 (ST-3) cannot be saved. A variance
application describing why this tree could not be saved was submitted as part of this DSP.
Staff is in support of granting the requested variance.

14. Prior to approval of the detailed site plan (DSP), the revised and approved
stormwater concept plan and letter for the current proposal shall be
submitted and correctly reflected on the Type 2 tree conservation plan and
the DSP.

Comment: A revised stormwater concept plan has been submitted to Prince George’s
County Department of Permitting, Inspections and Enforcement (DPIE), to show the new
commercial layout. Several rounds of comments have been processed through the project
engineer and DPIE. A proposed condition in the Recommendation section of this report
would require that, prior to certificate of approval, a revised and approved stormwater
management concept plan and letter for the current commercial proposal be submitted
and correctly reflected on the TCP2 and DSP.

16. At the time of detailed site plan (DSP) review, provide an exhibit that
illustrates the location and limits of all off-site improvements proffered in
the bicycle and pedestrian impact statement (BPIS submitted August 31,
2016) for review by the operating agencies. This exhibit shall not delay the
acceptance of the DSP.

Comment: The subject exhibit has been received by staff and referred to the operating
agencies in accordance with this requirement.

17. At the time of detailed site plan, the applicant shall demonstrate that the
rear building elevation of the grocery store is visually attractive so that it
will be compatible with the surrounding architecture and the other buildings
internal to the site. High-quality materials, such as brick, shall be utilized in
the design of the rear elevation, and special attention should be paid to the
form, massing, architectural detail, and pattern of fenestration along the
rear elevation.

Comment: A proposed condition, in the Recommendation section of this report, would
require architectural improvements to the rear building elevation of the food and
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10.

11.

12.

beverage store in accordance with this condition. The application is in conformance with
this condition.

19. At the time of detailed site plan, the private access easement pursuant to
Section 24-128(b)(9) shall be reflected with a cross section consistent with
the applicants “Brooks Drive South — Private Ingress/Egress Easements
Plan View.”

Comment: The private access easement has been reviewed and is determined to be
consistent with the applicant’s “Brooks Drive South — Private Ingress/Egress Easements
Plan View.” The subject project is in conformance with this condition.

Detailed Site Plan DSP-15038: Detailed Site Plan DSP-15038 for infrastructure was approved
by the Planning Board on May 5, 2016, subject to three conditions. The Planning Board adopted
PGCPB Resolution No. 16-59 on May 26, 2016, formalizing that approval. The proposed
improvements in the DSP were never constructed on the property. None of the conditions
attached to the approval of Detailed Site Plan DSP-15038 is applicable to the review of this DSP.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The
property is subject to the provisions of the applicable Prince George’s County Woodland and
Wildlife Habitat Conservation Ordinance (WCQ) because it measures greater than 40,000 square
feet and contains more than 10,000 square feet of existing woodland. A Type 2 Tree
Conservation Plan (TCP2) was submitted for review.

The 11.04-acre site contains 10.82 acres of existing woodland, of which 0.22 acre of woodland is
within the 100-year floodplain. The site has a Woodland Conservation Threshold (WCT) of 2.16
acres, or 20 percent of the net tract, as tabulated. The TCP2 shows a total woodland conservation
requirement of 5.54 acres, which includes the 0.03 acre of off-site woodland clearing. The TCP2
proposes to meet this requirement by providing 0.98 acre of on-site woodland preservation and
the remaining 4.56 acres in off-site preservation and woodland conservation credits. Three of the
four on-site specimen trees identified on the property are proposed to be preserved, the other
specimen tree is to be removed. The submitted tree conservation plan has been reviewed and
found to be in conformance with the WCO. The project is in conformance with the requirements
of the Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance.

Prince George’s County Tree Canopy Coverage Ordinance: The project is subject to the
requirements of the Tree Canopy Coverage Ordinance, as it involves the disturbance of more than
5,000 square feet of land area. As the project is located in the R-10 Zone, 15 percent of the
11.04-acre site (or 1.656 acres or 72,135 square feet) is required in tree canopy coverage (TCC).
The applicant is planning to meet the requirement with 5.46 acres or 237,838 square feet of
woodland conservation and 22,725 square feet of landscape trees to be provided on-site and .22
acre (or 9,583 square feet) of existing trees, for a total of 270,146 square feet of tree canopy,
meeting and exceeding the 72,135-square-foot TCC requirement.

2010 Prince George’s County Landscape Manual: The project is subject to the requirements of
the 2010 Prince George’s County Landscape Manual (Landscape Manual). Each applicable
section of the Landscape Manual is listed below, followed by a discussion of the subject DSP
conformance with those requirements.

a. Section 4.2, Requirements for Landscape Strips Along Streets—This section of the
Landscape Manual requires that, for all nonresidential uses in any zone and for all
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parking lots, a landscape strip (as described in Section 4.2(c)(3)—(5)) be provided on the
property abutting all public and private streets. The landscape plan has provided the
required schedules for a 764-foot landscape strip along Pennsylvania Avenue (MD 4) and
two landscape strips along Brooks Drive (250.1 linear feet and 265 linear feet). The
schedules demonstrate conformance with the requirements of Section 4.2 of the
Landscape Manual.

Section 4.3, Parking Lot Requirements—This section of the Landscape Manual
requires that perimeter landscape strips be provided for parking and that parking lots
measuring greater than 7,000 square feet provide planting in the interior of the parking
lot. The correct schedule has been provided for the required interior parking lot
landscaping, indicating that the applicant has provided 8,134 square feet of interior
parking lot landscaping meeting and exceeding the 6,925-square-foot requirement.

Section 4.4, Screening Requirements—This section of the Landscape Manual requires
that trash and loading facilities be screened from public views, either through the planting
of vegetation, or through the use of man-made screens and fencing. The applicant has
proposed to enclose the dumpsters in sight-tight enclosures in accordance with this
requirement. See Finding 6 for a detailed discussion of the design of said enclosures.

Additionally, with respect to Section 4.4 conformance, the loading spaces included in the
subject development are not required to be screened as they are not visible from
residential uses, residentially-zoned land, or land proposed to be used for residential
purposes on an approved basic plan, approved official plan, or any approved conceptual,
detailed or special exception site plan constructed public streets. Lastly, with respect to
Section 4.4, there is no mechanical equipment shown on the plans that would need to be
screened pursuant to Section 4.4 of the Landscape Manual.

Section 4.9, Sustainable Landscaping Requirements—This section of the Landscape
Manual requires that a certain percentage of plants within each plant type (including
shade trees, ornamental trees, evergreen trees, and shrubs) be native species (or the
cultivars of native species). The minimum percentage of each plant type required to be
native species and/or native species cultivars is specified below:

Shade trees 50%

Ornamental trees 50%

Evergreen trees, 30%

Shrubs 30%

The landscape plan provides 100 percent native shade trees and 65 percent native shrubs.
There are no ornamental or evergreen trees included in the plant list. The subject project
has met and exceeded the requirements of Section 4.9 of the Landscape Manual.

13. Referral Comments: The subject application was referred to the concerned agencies and
divisions. The referral comments are summarized as follows:

a.

Historic Preservation and Archeology—In a memorandum dated June 19, 2017, the
Historic Preservation Section stated that the subject property was extensively graded in
the 1960s. Further, staff stated that a search of current and historic photographs,
topographic and historic maps, and the locations of currently known archeological sites
indicates the probability of archeological sites within the subject property is low. In
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closing, the Historic Preservation Section stated that the subject proposal would not
impact any historic sites, historic resources or known archeological sites.

Community Planning—In a memorandum received June 16, 2017, the Community
Planning Division stated that the subject property is located in the Established
Communities Growth Policy area of the Plan Prince George’s 2035 Plan. The vision for
the Established Communities Growth Policy area is context-sensitive infill and low to
medium-density development. The subject project is also in the area covered by the 2009
Approved Marlboro Pike Sector Plan and Sectional Map Amendment (sector plan), which
retained the property in the R-10 (Multifamily High-Density Residential) Zone and
recommends Residential High land use designation for this property. However,
subsequently, County Council Bill CB-62-2015 (Business Advancement and Food
Access Infill) was introduced and approved to allow grocery store, consolidated storage
and office development at this site.

Although the sector plan did not envision this property for commercial development,
consideration should be given to design and articulation to realize the sector plan vision
on page 13, that reads: ... Commercial properties are compatible with the
neighborhoods, offering services catering to local needs and providing quality goods and
services that cater to the larger region as well. Established businesses and new businesses
thrive in thematic nodes that promote activity, socialization and commerce...
Environmental sustainability practices are incorporated to promote sensitivity to and
preservation of the natural environment...” In addition, the Community Planning referral
for the subdivision of this property referenced the above plan vision and other design
guidelines and exemplary features contained in Chapter IX of the sector plan, that would
be considered during detailed site plan preparation.

As a neighborhood commercial node, the applicant should present a master plan of the
entire site to show how these uses function “in thematic nodes that promote activity,
socialization and commerce ““as described on page 13 of the 2009 Approved Marlboro
Pike Sector Plan and Sectional Map Amendment. The use and site design of Parcel 3 has
not yet been determined, therefore, their relationships to the overall function of the
commercial node cannot be determined. Piecemeal approach may hinder the
cohesiveness, function and aesthetics of the overall commercial development. Interior
orientation of the grocery store and the design of Parcel 3 will provide a comprehensive
functional relationship of various design elements and may eliminate the need for a
departure from parking and loading standards application through shared parking
arrangement.

Comment: The architecture for the two proposed buildings has been coordinated in that
some of the same colors and materials were included in both. Specifically, the Urban
Design Section requires the applicant to apply the same color scheme to the masonry
used on the two buildings. When the additional parcel is developed, it will be subject to
the same requirements.

Transportation Planning Section—In a memorandum dated June 2, 2017, the
Transportation Planning Section offered the following comments:

The Transportation Planning Section has reviewed the site plan and departure noted
above. The subject site consists of approximately 11.04 acres of land in the R-10 Zone.
The property is located at the intersection of Pennsylvania Avenue (MD 4) and Brooks

22 DSP-16037, DPLS-449



Drive, in the northwest quadrant. The applicant is proposing a total of 164,585 square
feet of mixed commercial and mini-warehouse space in accordance with County Council
Bill CB-62-2015 within a designated Business Advancement and Food Access Infill use.

The site is the location of a recent subdivision, Preliminary Plan of Subdivision 4-16018.
The detailed site plan is being done pursuant to County Council Bill CB-62-2015, which
allows the Business Advancement and Food Access Infill use in the R-10 Zone under
certain conditions upon approval of the detailed site plan. The site meets the location
conditions for this use as listed in Section 27-445.15 of the Zoning Ordinance, including
the requirement that the proposed use is located at the intersection of two four-lane,
divided roadways, one of which is a state road with functional transportation
classification as an expressway. Both MD 4 and Brooks Drive are divided four-lane
roadways, and MD 4 is a master plan expressway.

For a discussion of Preliminary Plan of Subdivision 4-16018, Conditions 4, 5, and 6, see
Finding 8 of this report.

The access and circulation pattern was reviewed during preliminary plan review. The
configuration shown on the site plan is largely consistent with the pattern that was
previously presented, and access and circulation are determined to be acceptable.

The site is adjacent to MD 4, a current expressway facility. No additional right-of-way is
required in support of current or planned functions of MD 4. The site is also adjacent to
Brooks Drive. While this roadway was constructed as an arterial, the most recent master
plan in this area left this roadway undesignated.

The applicant then requested a waiver of the parking standards in the Zoning Ordinance,
to allow a reduction in the number of the parking spaces. The Zoning Ordinance provides
minimum standards for on-site parking and loading on the subject property for two
primary reasons. The standards protect the patrons of the subject property from the
problems caused by not having adequate and available parking at hand. The parking
standards also protect neighboring property owners from the problems caused by persons
residing on or visiting the subject property and using parking spaces on adjacent land or
streets during that time.

The applicant requests a departure of 32 of the required 186 parking spaces. The
applicant makes a number of assertions in the justification statement to justify the
departure:

1. It is suggested the subject property is within close proximity to the adjacent
residential apartments to the north, south, and east, and that these residential
areas are within walking distance of the grocery store use. This would seem to be
a salient argument to justify a departure in this case.

2. It is indicated that the applicant is proposing amenities required with the Bicycle
Pedestrian Impact Statement (BPIS) package that would include a crosswalk
across Brooks Drive connecting the site to nearby residential apartments to the
east, and also bicycle parking on-site. These are amenities that would help to
justify a departure.
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3. The applicant cites the presence of a bus stop next to the subject site. Nearby bus
routes provide connections to the Metrorail stations at Addison Road, Capitol
Heights, and Suitland, and therefore the local transit services are worthwhile
considerations.

The applicant has cited three factors that would generally contribute to the
appropriateness of such a departure. In light of these factors, it seems appropriate to allow
a departure in this circumstance. The site is inside the Capital Beltway (1-95/495), and
there should be more of an emphasis on creating walkable places than on surrounding
uses with parking.

In summary, the Transportation Planning Section stated that they determined that the site
plan is acceptable and that the requested departure is justifiable.

Subdivision and Zoning Section—In a memorandum dated June 2, 2017, the
Subdivision and Zoning Section offered the following:

The subject property is located on Tax Map 80, Grid F-1, and has a gross tract area of
11.04 acres in the Multifamily High Density Residential (R-10) Zone. The applicant is
proposing a total of 164,585 square feet of mixed commercial and mini-warehouse space
in accordance with County Council Bill CB-62-2015, within a designated Business
Advancement and Food Access Infill use. The property was the subject of Preliminary
Plan of Subdivision (PPS) 4-16018 (PGCPB Resolution No. 16-150) that was approved
on December 8, 2016, for three parcels and an outlot subject to 20 conditions, of those
conditions 13, 14, 16, 17 and 19 are applicable to the review of the subject DSP
application. For a discussion of the subdivision-related conditions of this approval, see
Finding 8 of this report.

Trails—In a memorandum dated June 5, 2017, the trails coordinator offered the
following:

The Transportation Planning Section has reviewed the subject detailed site plan
application in order to implement planned trails, bikeways, and pedestrian improvements.
The subject project located in the northwestern quadrant of the intersection of
Pennsylvania Avenue (MD 4) and Brooks Drive, is accessed from Brooks Drive and is
subject to the 2009 Approved Countywide Master Plan of Transportation (MPOT) and
the 2009 Approved Marlboro Pike Sector Plan and Sectional Map Amendment (Sector
Plan). The subject project consists of a food and beverage store, and a consolidated
storage facility. Because the site is located within the Pennsylvania Avenue Corridor, it
was subject to Section 24-124.01 and the Transportation Review Guidelines — Part 2 at
the time of Preliminary Plan 4-16018. Enhanced facilities for pedestrians and bicyclists
were required at the time of Preliminary Plan consistent with these requirements. Some of
the proposed trails-related conditions are pertinent to these facilities.

Three master plan trail/bikeway recommendations impact the subject site. Master plan
trails are recommended along Pennsylvania Avenue (MD 4) and Oxon Run. The text
from the Marlboro Pike Sector Plan regarding these two facilities are as follows:
POLICY 2: Provide adequate pedestrian and bicycle linkages to schools, parks,
recreation areas, commercial areas, and employment centers.
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STRATEGIES:

. Complete the trail along the north side of MD 4 along the entire length of
MD 4 within the Capital Beltway. Link communities with adjacent
commercial areas and provide safe pedestrian access to bus stops along the
corridor.

. Provide an M-NCPPC stream valley trail along Oxon Run within the study
area. Extend the trail from MD 4 to the Oakland Neighborhood Park
(Sector Plan, Page 63).

Continuous sidewalks and designated bike lanes are also recommended along Brooks
Drive. The sidewalks have been completed by Department of Public Works and
Transportation (DPW&T) and striping for designated bike lanes (or other appropriate on-
road bicycle treatment) can be considered via a future resurfacing project consistent with
the strategy copied below from the Sector Plan:

POLICY 3: Develop bicycle-friendly roadways in conformance with the latest
standards and guidelines, including the American Association of State Highway and
Transportation Officials (AASHTO) Guide for the Development of Bicycle
Facilities.

STRATEGIES:
Provide bicycle-compatible road improvements and striping when road
improvements are undertaken.

The Complete Streets element of the MPOT reinforces the need for these
recommendations and includes the following policies regarding sidewalk construction
and the accommaodation of pedestrians.

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 accommaodate all
modes of transportation. Continuous sidewalks and on-road bicycle facilities should
be included to the extent feasible and practical.

Providing attractive and accessible sidewalk access from the surrounding public rights-
of-way and sidewalks is important. Pedestrians should be able to access buildings from
the roads on complete sidewalk and walkway. These issues were addressed at the time of
the Preliminary Plan of Subdivision 4-16018 (PGCPB Resolution No. 16-150). See
Finding 8 of this staff report for a discussion of Condition 16 of that approval.

Proposed Bicycle and Pedestrian Improvements:

An existing standard sidewalk is in place along Brooks Drive, including the frontage of
the subject site. Currently, only a narrow sidewalk exists along the site frontage of
Pennsylvania Avenue between Brooks Drive and the existing bus stop. No sidewalk
exists along the majority of the site’s frontage of Pennsylvania Avenue. Staff has worked
with the applicant to ensure that the site provides an inviting and accessible pedestrian
environment for residents of the nearby apartment complexes. The on-site improvements
agreed to by the applicant included replacing the existing standard sidewalk with an
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eight-foot-wide sidewalk, the provision of a sidewalk, and providing an enhanced
streetscape along the portion of the access road leading from Brooks Drive to the LIDL
and the undeveloped pad site, which is part of this DSP. A small amount of bicycle
parking has been provided to serve the proposed uses.

Lastly, the site has no direct vehicular access to Pennsylvania Avenue (MD 4) even
though the site abuts the roadway. Pedestrian safety has been an issue along MD 4 due to
the volume and speed of motor vehicle traffic, the number of bus stops, the lack of
sidewalks, and the abutting high-density residential uses. The MPOT recommends a
sidepath along the entire north side of MD 4. Portions of this sidepath have been
constructed as development has occurred and the Maryland State Highway
Administration (SHA) has a capital improvement project for the design and construction
of the sidepath along MD 4 from Forestville Road to Silver Hill Road (MD 458) (SHA
Project Number PG758 51). As part of the package of off-site improvements for the
subject site recommended at the time of preliminary plan, staff recommended that this
sidepath be constructed along the site’s frontage of MD 4 from Brooks Drive to the
existing bus stop. This sidepath would replace the existing narrow sidewalk and provide
the master plan trail for a distance of approximately 210 linear feet. Staff does not believe
that the extension of the sidepath the entire length of the subject property is appropriate at
this time as there is no logical terminus for the facility at that end of the site and there is
no connecting sidewalk or sidepath on the adjacent property.

Lastly, it should be noted that the Oxon Run Trail, while adjacent to the subject site, does
not impact the subject project. This planned trail will be on the adjacent linear parcel
(Outlot B) that follows the stream valley.

Comment: Several revisions to the plans were made in response to the trail coordinator’s
comments.

Permit Review Section—In memorandums dated May 16, 2017 and June 12, 2017, the
Permit Review Section has offered numerous comments that have either been addressed
by revisions to the plans or have been worded as conditions included in the
Recommendation section of this report.

Environmental Planning Section—In a memorandum dated June 16, 2017, the
Environmental Planning Section cited the following background regarding the project:
The Environmental Planning Section previously reviewed the following applications and
associated plans for the subject site:
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Development Associated Tree Authority Status Action Date Resolution Number
Review Case # Conservation
Plan #
4-12002 TCP1-001-13 Planning Approved | 07/11/2013 | PGCPB No. 13-81(C)
Board
DSP-15038 TCP2-005-16 Planning Approved | 05/05/2016 | PGCPB No. 16-59
Board
4-16018 TCP1-001-13-01 | Planning Approved | 12/8/2016 PGCPB No. 16-150
Board
DSP-16037 TCP2-005-16-01 | Planning Pending Pending Pending
Board
NRI-027-12 N/A Environmental | Approved | 12/17/2012 | N/A
Staff
NRI-027-12-01 | N/A Environmental | Approved | 12/29/2016 | N/A
Staff

Grandfathering

This project is not grandfathered with respect to the environmental regulations contained
in Subtitle 24 that came into effect on September 1, 2010 because the application is for a
new detailed site plan. This project is subject to the 2010 Woodland and Wildlife Habitat
Conservation Ordinance (WCO) and the environmental technical manual.

Site Description

The 11.04-acre site is located on the corner of the north side of Pennsylvania Avenue
(MD 4), and the west side of Brooks Drive South. Based on available information, the
site contains a stream, steep slopes of 15 percent and greater, and 100-year floodplain.
The site is in the Oxon Run watershed of the Middle Potomac River basin. The
predominant soils found to occur, according to the U.S. Department of Agriculture
(USDA) Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS),
include the Udorthents, reclaimed gravel pits (5-15 percent slopes). Based on available
information, Marlboro clay is not found to occur in the vicinity of this property, nor are
Christiana complexes. According to the 2005 Approved Countywide Green Infrastructure
Plan, the property contains Regulated Areas and Evaluation Areas. The site is currently
located within Environmental Strategy Area 1 (formerly the Developed Tier) of the
Regulated Environmental Protection Areas Map as designated by Plan Prince George’s
2035 Approved General Plan.

Previous Conditions of Approval

The property was the subject of Preliminary Plan, 4-16018 approved by the Planning
Board on December 8, 2016, (PGCPB Resolution No. 16-150). See Finding 8 for a
discussion of relevant environmentally-related Conditions 10, 11, 13 and 14.

Environmental Review
As revisions are made to the plans submitted, the revision boxes on each plan sheet shall
be used to describe what revisions were made, when and by whom.

Natural Resources Inventory/Existing Conditions
The Natural Resources Inventory, NRI-027-12 was approved on December 17, 2012.
Staff has determined that the wetlands shown on the NRI, the TCP1 and the preliminary
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plan, are not regulated wetlands, and are the result of the previous mining and grading
operation on the property. A revised NRI was submitted and approved on
December 29, 2016.

Woodland Conservation

This property is subject to the provisions of the applicable Prince George’s County
Woodland and Wildlife Habitat Conservation Ordinance (WCO) because the property is
greater than 40,000 square feet and contains more than 10,000 square feet of existing
woodland. A TCP2 has been submitted for review.

The 11.04-acre site contains 10.82 acres of existing woodland on the net tract and 0.22
acre of woodland within the 100-year floodplain. The site has a Woodland Conservation
Threshold (WCT) of 2.16 acres, or 20 percent of the net tract, as tabulated. The TCP2
shows a total woodland conservation requirement of 5.54 acres, which includes the 0.03
acre of off-site woodland clearing. The TCP2 proposes to meet this requirement by
providing 0.98 acres of on-site woodland preservation and the remaining 4.56 acres in
off-site woodland conservation credits. Three of the four on-site specimen trees identified
on the property are proposed to be preserved. The other specimen tree is to be removed.

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 and the
design shall either preserve the 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 Technical Manual.”

Effective October 1, 2009, the State Forest Conservation Act was amended to include a
requirement for a variance if a specimen, champion, or historic tree is proposed to be
removed. This state requirement was incorporated in the adopted County Code effective
on September 1, 2010.

A Subtitle 25 Variance Application has been submitted. The application is dated

May 8, 2017. This letter requests the removal of one specimen tree in support of
redesigned site layout. The revised TCP2 shows the removal of a specimen tree, a
37-inch diameter at breast height (dbh) American Beech. The limits of disturbance on the
plan shows that this tree is to be removed.

Section 25-119(d) of the WCO contains six required findings [text in bold] to be made
before a variance can be granted. The Letter of Justification submitted addresses the
required findings for removal of one specimen tree (ST-3).

(A) Special conditions peculiar to the property have caused the unwarranted
hardship

Comment: The site was previously used for mining and the existing topography will
require a large amount of grading to balance the site. This plan is proposing retaining
walls to vary from 0 to 21 feet in height to prevent grading beyond the Primary
Management Area limits. Fill dirt is required at the location of Specimen Tree 3 (ST-3)
and this fill will impact greater than 30 percent of the specimen tree’s critical root zone.
This tree will not survive the impacts to the critical root zone and must be removed
during the proposed construction activities. If not removed during the initial construction
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grading, the specimen tree will eventually die and have to be removed to prevent risk of
loss of structures.

The condition and locations of the specimen tree proposed for removal is a special
condition peculiar to the property. All of these factors are beyond the owner’s control and
have created an unwarranted hardship for the applicant.

(B) Enforcement of these rules will deprive the applicant of rights commonly
enjoyed by others in similar areas

Comment: If other properties include trees in a similar location and condition on a site,
the same considerations would be provided during the review of a required variance
application.

© Granting the variance will not confer on the applicant a special privilege
that would be denied to other applicants

Comment: Staff generally supports the removal of one specimen tree in the most
undevelopable areas if grading cannot be minimized due to existing topography. The
site’s past mining activities require a large amount of grading to balance the site. If other
properties include trees in a similar location and condition on a site, the same
considerations would be provided during the review of a required variance application.

(D)  The request is not based on conditions or circumstances which are the result
of actions by the applicant

Comment: The site is undeveloped. The applicant has taken no action to date on the
subject property.

(E) The request does not arise from a condition relating to land or building use,
either permitted or nonconforming, on a neighboring property

Comment: The requested variance does not arise from a condition relating to the land or
building use, either permitted or nonconforming on a neighboring property. There are no
existing conditions on the neighboring properties that have any impact on the location or
site of the trees, nor are there conditions that are affecting the layout and development of
the site with respect to the specimen trees to be removed.

(3] Granting of the variance will not adversely affect water quality

Comment: Granting the variance to remove ST-3 will not directly affect water quality
because the reduction in tree cover caused by one specimen tree removal is minimal.
Specific requirements regarding stormwater management for the site will be further
reviewed by the Department of Permitting, Inspection and Enforcement (DPIE).

The required findings of Section 25-119(d) have been adequately addressed by the

applicant for the removal of one specimen tree (ST-3) and staff recommends approval of
the variance.
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Recommended Condition: Prior to detailed site plan approval, the following note shall
be placed on the TCP2 which reflects this approval, directly under the woodland
conservation worksheet:

“NOTE: This plan is in accordance with the following variance from the strict
requirements of Subtitle 25 approved by the Planning Board on (ADD DATE):
The removal of one specimen tree (Section 25-122(b)(1)(G)), ST-3, a 37-inch
dbh American Beech.

Preservation of Regulated Environmental Features/Primary Management Area
Impacts to the regulated environmental features 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 impacts include, but are not
limited to, adequate sanitary sewerage lines and water lines, road crossings for required
street connections, and outfalls for stormwater management 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 regulated environmental features.
Stormwater management 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, stormwater
management facilities (not including outfalls), and road crossings where reasonable
alternatives exist. The cumulative impacts for the development of a property should be
the fewest necessary and sufficient to reasonably develop the site in conformance with
County Code.

The site contains regulated environmental features. According to the previously approved
TCP1, impacts to the primary management area (PMA) were proposed for stormwater
management outfalls, installation of a retaining wall, and for connecting to the existing
sewer line. Impacts to the stream buffers are proposed for stormwater management
outfalls and for the connections to the existing sewer line. The submitted TCP2 reduces
the PMA impacts to just one sewer line connection and two stormwater outfall areas. All
of these impacts have been previously approved by Type 1 Tree Conservation Plan
TCP1-001-13-01.

A proposed condition in the Recommendation section of this report would require the
inclusion of breakdown tables for the approved PMA impacts and proposed PMA
impacts to be placed on the TCP2.

Soils

The predominant soils found to occur, according to the U.S. Department of Agriculture
(USDA) Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS),
include the Udorthents, reclaimed gravel pits (5-15 percent slopes). Based on available
information, Marlboro clay is not found to occur in the vicinity of this property, nor are
Christiana complexes.

Stormwater Management

This development proposal currently has an approved Stormwater Management Concept
Plan and Letter (19543-2014-00), dated June 26, 2014, based on the previous residential
development proposal. The site does not have stormwater management concept approval
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based on the current commercial proposals. A proposed condition in the
Recommendation section of this report would require that, the applicant provide an
approved plan for the current commercial proposal.

Recommended Condition: Prior to approval of the DSP, the revised and approved
stormwater concept plan and letter for the current commercial proposal shall be submitted
and correctly reflected on the TCP2 and the DSP.

Comment: The Environmental Planning Section’s proposed conditions have been
included in the Recommendation section of this report.

Prince George’s County Fire/EMS Department—In a memorandum dated

May 12, 2017, the Prince George’s County Fire/EMS Department offered comment on
needed accessibility, private road design and the location and performance of fire
hydrants. The comments will be enforced through the agency’s separate permitting
process.

Prince George’s County Department of Permitting, Inspections and Enforcement
(DPIE)—In a memorandum dated June 5, 2017, DPIE offered numerous comments
regarding the subject project will addressed through their separate permitting progress.
Regarding stormwater management, DPIE stated that DPIE Stormwater Management
Concept Plan No. 19543-2014 and valid through June 26, 2017, is consistent with the
proposed Detailed Site Plan DSP-16037. As the stormwater management concept plan
will expire prior to Planning Board taking action on the subject DSP, a proposed
condition, in the Recommendation section of this report would require that prior to
certificate approval, the applicant shall provide staff as designee of the Planning Board
with evidence of an approved stormwater management plan and a revised referral or
emailed statement noting that the subject DSP is in conformance with revised stormwater
management concept plan.

Prince George’s County Police Department—At the time of this writing, the Prince
George’s County Police Department did not provide comment regarding the subject
project.

Prince George’s County Health Department—At the time of this writing, the Prince
George’s County Health Department did not provide comment regarding the subject
project.

Maryland State Highway Administration (SHA)—In an e-mail dated June 21, 2017, a
representative of the State Highway Administration stated that he had ho comments or
concerns regarding the subject project.

Washington Suburban Sanitary Commission (WSSC)—In an e-mail received WSSC
offered numerous comments that will be addressed through their separate permitting
process.

Verizon—At the time of this writing, Verizon did not provide comment regarding the
subject project.

Potomac Power Electric Company (PEPCO)—In an e-mail dated June 20, 2017, a
representative of PEPCO stated that he had no comments regarding the subject project.
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14.

15.

p. The Town of Capitol Heights-At the time of this writing, the Town of Capital Heights
did not provide comment regarding the subject project.

g. The City of District Heights-At the time of this writing, the City of District Heights did
not provide comment regarding the subject project.

Based on the foregoing and as required by Section 27-285(b)(1) of the Zoning Ordinance, the
DSP will, if approved with the proposed conditions below, represent a most reasonable
alternative for satisfying the site design guidelines of the Zoning Ordinance without requiring
unreasonable costs and without detracting substantially from the utility of the proposed
development for its intended use.

Section 27-285(b)(4) of the Zoning Ordinance provides the following required findings for
approval of a DSP:

4) The plan shall demonstrate the preservation and/or restoration of the regulated
environmental features in a natural state to the fullest extent possible in accordance
with the requirement of Subtitle 24-130(b)(5).

Comment: In a memorandum dated April 18, 2017, the Environmental Planning Section stated
that, although the site contains many regulated environmental features (floodplain, stream buffers,
wetlands and wetland buffers associated with the adjacent Timothy Branch stream system), the
project will not impact them. Therefore, it may be said that, in accordance with

Section 27-285(b)(4) of the Zoning Ordinance, the project preserves and/or restores the regulated
environmental features in a natural state to the fullest extent possible in accordance with the
requirement of Subtitle 24-130(b)(5).

RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the

Planning Board adopt the findings of this report and APPROVE this application as follows:

A

APPROVE Departure From Parking and Loading Standards, DPLS-449, to allow a reduction of
32 parking spaces.

APPROVED Detailed Site Plan DSP-16037 and Type 2 Tree Conservation Plan
TCP2-005-2016-01, for Brooks Drive South, subject to the following conditions:

1. Prior to certificate approval of the detailed site plan (DSP), the applicant shall submit
additional documentation and revise the plans as follows:
a. Indicate the height of the proposed consolidated storage building on the detailed
site plan.
b. Revise the Section 4.2-1(A) schedule to include one shade tree for every 35 feet.
C. The applicant shall demonstrate that the rear-building elevation of the grocery

store is visually attractive so that it will be compatible with the surrounding
architecture and the other buildings internal to the site. High-quality materials,
such as brick, shall be utilized in the design of the rear elevation, with special
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attention paid to the form, massing, architectural detail, and pattern of
fenestration along the rear elevation. The architecture of the rear fagade shall be
reviewed and approved by the Urban Design Section as the designee of the
Planning Board.

The following note shall be placed on the TCP2 which reflects this approval,
directly under the woodland conservation worksheet:

“NOTE: This plan is in accordance with the following variance from the strict
requirements of Subtitle 25 approved by the Planning Board on (ADD DATE):

The removal of one specimen tree (Section 25-122(b)(1)(G)), ST-3, a 37-inch
dbh American Beech.

The revised and approved stormwater management concept plan and letter for the
current commercial proposal shall be submitted and correctly reflected on the
TCP2 and the DSP.

Parcel 3, labeled “DSP Infrastructure Only, subject to future DSP,” shall be
relabeled to indicate that it is part of the subject development and may say that it
will be developed in the future as a revision to the subject DSP. The interim
condition of this portion of the DSP shall be indicated on the DSP.

The pressure-treated wood material specified for the dumpster enclosure for
LIDL food and beverage store shall be replaced by a composite material and
same material shall be used for the gate of the dumpster of the storage facility.

The proposed slatted chain-link fence proposed along the project’s Pennsylvania
Avenue (MD 4) frontage and extending around the side of the proposed storage
building to the location of the dumpster enclosure, shall be replaced with a
durable, sight-tight, more aesthetically-pleasing fence, to be reviewed and
approved by the Urban Design Section as the designee of the Planning Board.

The applicant shall ensure that the same information, so far as it is relevant and
appropriate such as grading plan, is included on the DSP and landscape plan.

The seven-foot-wide green strip and the sidewalk in private-ingress/egress
easement shown on the applicant’s exhibit prepared pursuant to a required
bicycle and pedestrian study shall be relocated so that the green strip is most
proximate to the street and the sidewalk is interior to it.

The description of the required handicapped parking rate shall be corrected in the
parking schedule on the cover sheet of the plan sheet and the calculations
corrected if and as necessary.

Delineate all parking and loading space dimensions.

Reduce all monumental signs for both the food and beverage store and the
consolidated storage facility to be no more than six feet.

Revise the color scheme for the masonry material proposed on the consolidated
storage facility, to be consistent with the masonry color scheme on the food and
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beverage store. The same masonry color scheme shall be applied on the building
on Parcel 3 in the future.

Prior to approval of a final plat for the subject site, Section 24-128(b)(9) of the

Subdivision Regulations access easement will be recorded in land records. The liber and
folio of that recording shall be reflected on the plat.
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