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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBIJECT: Detailed Site Plan DSP-17013

Type Il Tree Conservation Plan TCP1I-016-2017
Empire Petroleum Brandywine

The Development Review staff has completed its 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 was reviewed and evaluated for compliance with the following criteria:

a. The requirements of the Prince George's County Zoning Ordinance for the Light Industrial (I-1)
Zone, Section 27-259 (Permits within proposed rights-of-way), and the site design guidelines;

b. The requirements of the 2010 Prince George's County Landscape Manual;

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

d. The Prince George’s County Tree Canopy Coverage Ordinance;

B Referral comments.

FINDINGS

Based upon the analysis of the subject application, the Development Review staff recommends

the following findings:

1.

Request: The subject detailed site plan (DSP) application is a request for the redevelopment of a
gas station with a food and beverage store and an eating and drinking establishment with
drive-through service. The project will entail the complete removal of all existing structures on
the property and the new construction of a 3,500-square-foot building that will house a food and
beverage store (2,500 square feet) and an eating and drinking establishment with drive-through
service (1,000 square feet); a canopy; 10 multi-product fuel pump dispensers that provide a total
of 20 fueling positions for cars; and 3 fuel pump dispensers providing 6 fueling stations for
trucks. Both the gas station and the food and beverage store require approval of a special
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exception in the Light Industrial (I-1) Zone. A Special Exception (SE-4789) is concurrently being
reviewed as a companion case with the subject DSP. Staff is recommending approval of the
special exception.

An eating and drinking establishment is permitted by-right in the [-1 Zone; however, an eating
and drinking establishment with drive-through service requires a DSP in accordance

with Part 3, Division 9, of the Prince George’s County Code. Should the DSP for an eating and
drinking establishment with drive-through service be denied, the eating and drinking
establishment (without drive-through service) remains a permitted use.

Development Data Summary:

EXISTING PROPOSED
Zone I-1 1-1
Uses Gas station, food and beverage Gas station, food and beverage
store, store (SE-4789)

Eating and drinking establishment
with drive-through service

(DSP-17013)

Acreage 2.57 2.57

Parcels Parcel 83 and Parcel 287 Parcel 83 and Parcel 287

Gross Floor Area 1,520 (to be razed) 3,500 (new)
OTHER DEVELOPMENT DATA

Required Parking and Loading:

Gas Station 225

Food and Beverage Store 6

Eating and drinking establishment (9 seats) 3

Total Parking Required: 34

Total Parking Provided: 27

Loading Spaces Required
Loading Space Provided

Location: The subject property consists of two parcels, Parcel 83 and Parcel 287, and is located
on the south side of Short Cut Road, and in the southeast quadrant of its intersection with
US 301 (Robert Crain Highway) in Planning Area 71B and Council District 9.

Surrounding Uses: The general neighborhood is bounded to the north by MD 381 (Brandywine
Road), to the west by US 301, to the east by Matapeake Business Drive, and to the south by
Timothy Branch Road. Empire Petroleum Brandywine, 14330 Crain Highway, is bounded to the
east and south by a vehicle salvage yard in the I-1 Zone; to the north by the public right-of-way of
Short Cut Road, with industrial uses in the I-1 Zone beyond; and to the west by the public
right-of-way of US 301, with vacant land in the Rural Residential (R-R) Zone beyond.
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Previous Approvals: A gas station has existed on part of Parcel 83 since at least 1977, and has
been developed in the current configuration since the mid-1990s. Special Exception SE-3507 was
approved, with conditions, by the Prince George’s County District Council in 1984 permitting a
gas station with a food and beverage store. Departure from Design Standards DDS-207 was
approved, waiving on-site landscape requirements (PGCPB Resolution No. 85-84). The site plan
was revised in 1994 to reduce the size of the food and beverage store to 1,564 square feet and the
required landscape strip to 5 feet along US 301 (Crain Highway) and to place the required
landscaping within the 70-foot right-of-way for Short Cut Road. Revisions to SE-3507 and
Departure from Design Standards DDS-444 were approved by the District Council via

PGCPB Resolution No. 94-316 and PGCPB Resolution No. 94-317. The 2013 Approved
Subregion 5 Master Plan and Sectional Map Amendment (Subregion 5 Master Plan and SMA)
retained the I-1 Zone on the subject property. Due to the redevelopment of the subject property,
this application will supercede the previous approvals. The site also has an approved Stormwater
Management Concept Plan (2852-2016-00), which is valid through March 18, 2019.

Design Features: The subject application is a companion case with pending Special Exception
SE-4789, Empire Petroleum, for the redevelopment of the existing gas station. The site plan
proposes the construction of a 3,500-square-foot building that will house a 2,500-square-foot food
and beverage store and a 1,000-square-foot eating and drinking establishment with drive-through
service.

The site is accessed from US 301 (Crain Highway) and Short Cut Road. The site proposes a
right-in only ingress for trucks only at the southern entrance on US 301 and 2 two-way ingress
and egress points to the site; one via the northern entrance on US 301 and the other on Short Cut
Road, respectively. A two-way traffic pattern continues on-site. The traffic pattern for the
drive-through and truck fueling stations arc around the building. The site also has 27 parking
spaces south of the car fueling pumps and building.

Architecture—The building is generally rectangular and includes a flat roof with variation across
the length of the building. The building has been designed to incorporate a variety of building
materials including brick, stone, and cementitious panels on all sides of the structure, and
complements the surrounding uses. Prefabricated stone has been used on the columns and tower
feature on the front elevation, with brick and cementitious panel finish as predominant building
materials. The rest of the elevations show a balance composition of stone, brick, and cementitious
panel. The building is very contemporary in style and is acceptable.

Lighting—This DSP proposes lighting to illuminate the building and the fueling areas. The site
plan provides a balanced lighting pattern on the property, while not causing a glare onto adjoining
properties. Staff recommends the use of full-optic cut-off lighting.

Signage—The applicant is proposing building, canopy, and freestanding signage that are of
prototypical franchise-style for Fast Fuel/Fast Market franchises. The canopy signage will be the
standard white background with a red band and blue and red “Fast Fuel”™ lettering, while the
canopy sides will be the blue, white, and red logos that are typical for Fast Fuel. The proposed
freestanding sign will replace an existing one and to include two digital gasoline price signs. The
signage is within the allowed square footage and height (freestanding sign) and is in general
conformance with the applicable sign requirements.
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CONFORMANCE WITH EVALUATION CRITERIA

2. Prince George’s County Zoning Ordinance: The subject application has been reviewed for
compliance with the requirements in the I-1 Zone, Section 27-259 (Permits within the proposed
rights-of-way), and the site design guidelines of the Zoning Ordinance.

.

The subject application is in conformance with the requirements of Section 27-473(b) of
the Zoning Ordinance, which governs uses in the industrial zones. The proposed eating
and drinking establishment with drive-through service is a permitted use in the I-1 Zone,
subject to a DSP; the food and beverage store, along with the gas station, require a special
exception approval. The companion case (SE-4789) is currently under review pending
Zoning Hearing Examiner approval.

Section 27-259, Permits within proposed rights-of-way—The subject property is
abutting the master plan freeway facility designated as F-9 in the Subregion 5 Master
Plan and SMA, which recommends a minimum 300-foot right-of-way along

US 301/MD 5 (Crain Highway/Branch Avenue), and is within a proposed transit line
(Southern Maryland Rapid Transit) alignment along MD 5, which (as detailed in the
2009 Approved Countywide Master Plan of Transportation), would encumber most of the
subject property. A condition is included in the Recommendation section of this report
requiring the applicant to show the two rights-of-way.

Pursuant to Section 27-259 (Permits within proposed rights-of-way) of the Zoning
Ordinance, “no building or sign permit (except as provided in Part 12 of this Subtitle)
may generally be issued for any structure on land located within the right-of-way or
acquisition lines of a proposed street, rapid transit route, or rapid transit facility, or
proposed relocation or widening of an existing street, rapid transit route, or rapid transit
facility, as shown on a Master Plan; however, the Council may authorize the issuance
of the building or sign permit in accordance with this Section.”

The approval for issuance of building and sign permits must be authorized by the District
Council. The land owner is required to request, in writing, to the District Council to
authorize issuance of the permits. That request was not submitted with this application.

Should the District Council authorize issuance of the permit, the exact location, ground
area, height, extent, and character of the structure to be allowed is to be noted on the
permit. The validity period of the request rests with the status of the connected site
plans, in this case, DSP-17013 (and SE-4789). The authorization for issuance of a
permit is automatically terminated if the application for the Special Exception
(SE-4789) or Detailed Site Plan (DSP-17013) is denied. When approved with an
associated site plan, the authorization is valid for two years. A permit must be obtained
and construction implemented, pursuant to the permit, within two years of the final
approval date or the authorization shall be terminated. A one-year extension of the
validity period may be granted by the Planning Director if the applicant is diligently
proceeding towards issuance of a permit. A condition is included in the
Recommendation section of this report requiring the applicant to provide a written
request to the District Council prior to certificate of approval of this DSP. Prior to
issuance of the building permit, the applicant should obtain the District Council’s
approval of the request.
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Site Design Guidelines—Section 27-283 of the Zoning Ordinance provides that a DSP
should be designed in accordance with the same design guidelines for a conceptual site
plan (Section 27-274), which provides design guidelines regarding parking, loading and
circulation, lighting, views, green area, site and streetscape amenities, grading, service
areas, public spaces, and architecture.

Section 27-274(a) of the Zoning Ordinance further requires that the applicant
demonstrate the following:

Section 27-274
2) 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.

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

The DSP is in general conformance with the site design guidelines contained in

Section 27-274 regarding provisions for safe and efficient on-site pedestrian and
vehicular circulation, as well as provisions for adequate illumination. Specifically, the
plan shows interior two-way travel lanes at 22 feet in width. The size of these travel lanes
is large enough to provide safe parking, as well as through traffic that can travel in both
directions.

There are 27 total parking spaces for the 3 proposed uses. The vehicular access to the site
at Short Cut Road and the northern entrance on US 301 is from a 30-foot-wide drive
aisle, which provides two-way traffic to the site. The southern entrance for truck fueling
is dimensioned at 18 feet and feeds into a one-way travel lane leading to the 3 fueling
pumps. A single loading space is provided on the northern portion of the site. Parking
spaces are located in close proximity to the building.

3) Lighting.

(A) For uses permitting nighttime activities, adequate illumination
should be provided. Light fixtures should enhance the design
character.

A balanced lighting pattern is provided throughout the property. The lighting placement
has been designed to enhance the building entrances and pedestrian areas, and to improve
safety. The use of full-optic cut-off lighting is recommended to avoid spill-over lighting.
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4) Views.

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

The DSP is designed to preserve, create, or emphasize views from public roads and
public spaces to the adjoining properties and green areas. The proposed buildings have
been designed to provide a modern, clean, and appealing street presence along the
roadways. This plan is designed to preserve, create, or emphasize views from the public
roads that surround the property. The site plan is proposing landscape strips along the
road frontages of US 301 and Short Cut Road.

(5) 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.

The required green area for the I-1 Zone is 10 percent of the site area. Calculations for
green area were not provided. The plans should be revised to provide the green area for
the subject site, for permitting purposes. A condition has been added to the
Recommendation section of this report requiring the applicant to provide the green area
prior to certification.

(6) 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.

The applicant is not proposing any site or streetscape amenities, except for landscaping
and complete redevelopment of an existing site. The redevelopment will contribute to an
attractive and coordinated development pattern of the streetscape bordering the site.

(7 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.

The development is being proposed on a site that has been previously mass graded and
the site is relatively flat. Minor fine grading will be required, but should be designed to
minimize disruption to existing topography and other natural resources on the site and on
adjacent properties.

(8) Service Areas.

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

The DSP proposes loading areas on the northern side of the site, away from the building.
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9 Public Spaces.

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

The DSP does not propose any public space in this 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.

Elevations and architectural details of the proposed building and associated signage have
been provided for evaluation. The proposed one-story, approximately 16-foot-high, food
and beverage store is rectangular in shape, measuring approximately 72.5 feet in length
by 49 feet in width. The roofline is flat and the exterior finish material is proposed to
include a combination of red brick, stone veneer in brown tones, and exterior insulation
finishing system in shades of white. The main entrance area, with a large metal canopy
and storefront doors and windows, is on the western elevation of the building, facing
US 301. The side and rear elevations have no fenestration; however, they will be
minimally visible from the public rights-of-way due to the building’s position on the lot.
Staff believes that the building is well-designed. It is noted that the design and materials
for the fueling station canopy was revised to complement the design and materials used
on the building.

2010 Prince George’s County Landscape Manual Requirements: The application to redevelop
an existing gas station involves new construction and is subject to the requirements of the

2010 Prince George's County Landscape Manual (Landscape Manual). The application is in
general conformance with Sections 4.2, 4.3, 4.4, and 4.9 of the Landscape Manual, as follows:

a. Section 4.2, Requirements for Landscape Strips Along Street—The proposal is subject
to Section 4.2, Requirements for Landscape Strips Along Streets, along its Short Cut Road
and US 301 (Crain Highway) frontages. The current submitted plan provides the
appropriate schedules showing the planting requirements of this section being met along
both frontages.

b. Section 4.3, Parking Lot Requirements—The plan proposes a new parking lot
requiring interior planting, in accordance with this section. The submitted plans indicate
that all the requirements of this section are being met and the correct schedules are
provided.
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11.

i Section 4.4, Screening Requirements—The submitted plan indicates a proposed loading
space and trash area on the site. The details for the dumpster enclosure and screening for
the loading space are provided on the site plan. No mechanical equipment, such as
meters, freestanding air conditioners, heat pumps, or similar equipment is shown on the
plans. (The Urban Design Section recommends that the plans be revised to show the
location of such mechanical equipment, if they are proposed, and to show everything
screened in conformance with the requirements of this section.)

d. Section 4.9, Sustainable Landscaping Requirements—The site is subject to the
requirements of Section 4.9, which requires a certain percentage of the planting materials
to be native species. A schedule is provided on the plan demonstrating conformance with
these requirements.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The site
is subject to the provisions of the Woodland and Wildlife Habitat Conservation Ordinance
(WCO) because the property is greater than 40,000 square feet in size, contains more than
10,000 square feet of existing woodland, and proposes more than 5,000 feet of woodland
clearing. A Type Il Tree Conservation Plan (TCPII-016-2017) has been submitted with the
subject application. The plan requires minor revisions to be in conformance with the WCO.

The site has a woodland conservation threshold of 15 percent or 0.39 acre. According to the
proposed worksheet, the cumulative woodland conservation requirement, based on the total
clearing of 1.32 acres for this project, is 1.00 acre. The TCPII proposes to meet this requirement
with 1.00 acre of fee-in-lieu.

A Natural Resources Inventory Equivalency Letter, NRI-236-2015, was approved and expires on
December 28, 2020.

Prince George’s County Tree Canopy Coverage Ordinance: Subtitle 25, Division 3, the Tree
Canopy Coverage Ordinance, requires a minimum percentage of tree canopy coverage (TCC) on
projects that require a grading permit. Properties that are zoned I-1 are required to provide a
minimum of 10 percent of the gross tract area in TCC. This application is subject to the Tree
Canopy Coverage Ordinance because it proposes 5,000 square feet or greater of gross floor area
or disturbance. The required TCC is 11,199 square feet for the 2.57-acre site and is reflected on
the site plan.

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

a. Transportation—In a memorandum dated August 31, 2017, the Transportation Planning
Section reviewed the special exception and DSP applications for health, safety, and
welfare issues in the immediate area, as well as master plan consistency. The source for
estimates of trip generation is Trip Generation, 9" Edition (Institute of Transportation
Engineers). The table below provides information regarding site trip generation. The
comparison of trip rates for the existing use, versus the proposed use under the special
exception, are shown in the following table:

10 DSP-17013
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TRIP GENERATION RESULTS SUMMARY, EMPIRE PETROLEUM, SE-4789/DSP-17013

AM-in AM-out AM-total PM-in PM-out PM-total

Existing Use

14 fueling position gas station with food

71 71 142 £ 95 190

and beverage store

5 P
_Less 80% pass-by in both_peak hours (per 57 57 114 76 76 152
judgment of staff, discussion below)
Off-site trip generation for existing use 14 14 28 19 19 38
Proposed Use
23 fueling position gas station with food 117 17 234 155 155 310
and beverage store
Less 80% pass-by in both peak hours (per " %
judgment of staff, discussion below) = i L i o 28
Off-site trip generation for proposed use 23 23 46 31 31 62
NET NEW TRIPS Versus EXISTING +9 +9 +18 +12 +12 +24

The application is supported by a traffic study dated January 2017 provided by the
applicant, and referred to the Maryland State Highway Administration (SHA), the Prince
George’s County Department of Public Works and Transportation (DPW&T), and the
Prince George’s County Department of Permitting, Inspections and Enforcement (DPIE).
No comments were offered. The findings and recommendations outlined below are based
upon a review of these materials and analyses conducted by staff, consistent with the
Transportation Review Guidelines.

The subject property is located within Transportation Service Area 2, as defined in the
Plan Prince George’s 2035 Approved General Plan. As such, the subject property is
evaluated according to the following standards:

Links and signalized intersections: Level of Service D, with signalized
intersections operating at a critical lane volume of 1,450 or better. Mitigation, as
defined by Section 24-124(a)(6) of the Subdivision Regulations, is permitted at
signalized intersections within any tier subject to meeting the geographical
criteria in the Guidelines.

Unsignalized intersections: The Highway Capacity Manual procedure for
unsignalized intersections is not a true test of adequacy but rather an indicator
that further operational studies need to be conducted. Vehicle delay in any
movement exceeding 50.0 seconds is deemed to be an unacceptable operating
condition at unsignalized intersections. In response to such a finding, the
Planning Board has generally recommended that the applicant provide a traffic
signal warrant study and install the signal (or other less costly warranted traffic
controls) if deemed warranted by the appropriate operating agency.

In the traffic study, the applicant has shown that the site access points operate acceptably
at unsignalized intersections, under existing and future traffic. However, many other
traffic studies in the area have found that nearby adjacent intersections, such as

US 301/US 381 to the north and US 301/MD 5/Timothy Branch Drive to the south,
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operate unacceptably. On March 28, 2017, the Prince George’s County Council adopted
Council Resolution CR-9-2017, which amends CR-60-1993. Specifically, this new
resolution establishes a fee structure for payment to the Brandywine Road Club. Pursuant
to CR-9-2017, the new fee for the subject application would be $2.07 per square foot of
nonresidential building construction, to be indexed by the appropriate cost indices, to be
determined by DPIE. However, neither the special exception nor the DSP have
transportation adequacy findings associated with them.

Master Plan Highways

The site is adjacent to US 301/MD 5, which is a master plan freeway facility and is
designated as F-9 in the Subregion 5 Master Plan and SMA. The master plan
recommends a 300-foot minimum right-of-way. PGAtlas shows a variable right-of-way
along the frontage of the site. The description on the plan for US 301 being a 200-foot
right-of-way is incorrect. At this location, the overall public right-of-way is actually
about 370 feet in width. Per SHA, mapping completed in 2006 and any further widening
of US 301/MD 5 along the frontage will involve converting the existing shoulder to a
load-bearing fourth lane, and adding a shoulder. This can be fully accomplished within
the current right-of-way. The master plan right-of-way abuts, and does not overlap, the
subject site, based on the applicant’s exhibit dated October 4, 2017, which has been
verified by the Transportation Planning Section.

Southern Maryland Rapid Transit

The 2009 Approved Countywide Master Plan of Transportation shows a proposed transit
line parallel and adjacent to MD 5. This line represents the Southern Maryland Rapid
Transit (SMRT) Study being conducted by the Maryland Transit Administration (MTA)
of the Maryland Department of Transportation. This study seeks to complete location and
initial design for a proposed transit facility linking the Branch Avenue Metrorail Station
with Charles County. Both bus rapid transit (BRT) and light rail transit (LRT) alternates
are under study by MTA. The preferred alternative uses an alignment along the east side
of US 301/MD 5 in this area, having a width of approximately 80 feet. The impact to the
site would require a substantial part of the subject site. The site would likely be a total
taking to accommodate the transit line. For that reason, placement of structures outside of
the planned right-of-way is not feasible.

In approving the expanded uses, the approving and review bodies should be made aware
that existing structures within the SMRT right-of-way are being replaced with other
structures within the same right-of-way. This must involve a petition for authorization to
build within the planned right-of-way, in accordance with Section 27-259 of the Zoning
Ordinance. If granted, staff finds that the approval will not substantially impair the master
plan.

Given that the site is designed to serve trucks, it is apparent from the plans that a WB-50
design vehicle can maneuver through this site to make fuel deliveries. Otherwise, access
and circulation on the subject plan are acceptable as shown. Any changes to access will
require approval of the responsible operating agency. The site is not affected by any
master plan active transportation facilities. Overall, from the standpoint of transportation,
it is determined that these applications are acceptable and meet the findings required for a
special exception and a DSP, as described in the Zoning Ordinance. From the standpoint
of non-motorized transportation, it is determined that this plan is acceptable as well.
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Urban Design—In a memorandum dated May 12, 2017, Urban Design Section reviewed
the DSP application for conformance with the Zoning Ordinance. Section 27-473, Uses
Permitted in the Industrial Zones, of the Zoning Ordinance provides that an eating and
drinking establishment with drive-through service is permitted in the I-1 Zone, subject to
Footnote 54, which requires a DSP. A gas station and a food and beverage store use are
permitted pursuant to a special exception, as has been filed (SE-4789).

Permits—In memorandums dated April 17, 2017 and June 27, 2017 (Hampton to
Thompson), the Permit Review Section reviewed the DSP application for conformance
with the Zoning Ordinance, noting several site plan revisions that were addressed by the
applicant through revisions to the plan or are addressed as conditions of approval.

Community Planning—In a memorandum dated June 8, 2017 (Irminger to Thompson),
the Community Planning Division reviewed the DSP for consistency with the approved
master plans. The subject property is located in Planning Area 85A, known as
Brandywine. The subject property is not located in a Military Installation Overlay Zone.
MTA conducted the SMRT Study along the MD 5/US 301 corridor. The purpose of this
study was to designate a preferred alignment for either a BRT or LRT system in the

MD 5 corridor to link the Branch Avenue Metro Station to Charles County (see
Subregion 5 Master Plan, page 112). As discussed, MTA’s 2010 preferred alternative
alignment traverses the subject property (see the Southern Maryland Transit Corridor
Preservation Study, Conceptual Plan and Profile Drawings, drawing SM-24). An ongoing
planning strategy for this area is to continue to work with MTA to preserve right-of-way
for transit service in the MD 5/US 301 corridor (see Subregion 5 Master Plan, page 53).

Environmental Planning—In a memorandum dated June 8, 2017, the Environmental
Planning Section reviewed the DSP and Type II Tree Conservation Plan
(TCPII-016-2017) for conformance. An approved and signed Natural Resources
Inventory, NRI-236-2015, was issued on December 28, 2015 for this site. No other
previous environmental reviews have occurred on this site. The project is subject to the
environmental regulations of Subtitle 27 of the County Code that came into effect on
September 1, 2010 because this is a new DSP request. This project is also subject to the
WCO.

There are 1.32 acres of woodlands currently on-site. A review of available information
identified that no regulated environmental features, such as streams, wetlands, areas of
steep slopes, 100-year floodplain, or associated buffers, are found on the property. This
site does not contain primary management area and is outside of the Chesapeake Bay
Critical Area. The site straddles two watersheds. The eastern half of the site is within the
Mattawoman Creek watershed, while the western half of the site drains into the
Piscataway Creek watershed, which is a stronghold watershed; the entire site drains into
the Potomac River basin. The predominant soil found to occur on-site, according to the
USDA NRCS Web Soil Survey, is Beltsville-Urban Land complex, 0 to 5 percent slope.
According to available information, neither Marlboro clay nor Christiana complexes are
known to occur on-site. According to the Sensitive Species Project Review Area map
prepared by the Maryland Department of Natural Resources, Natural Heritage Program,
there are no rare, threatened, or endangered species found to occur on or in the vicinity of
this property. This site is not identitied as containing forest interior dwelling species
(FIDS) or FIDS buffer. This site does not share frontage with any historic or scenic
roadways. According to the approved 2017 Approved Prince George's County Resource
Conservation Plan: A Countywide Functional Master Plan pursuant to County Council
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Resolution CR-11-2017, the Countywide Green Infrastructure Plan (Green Infrastructure
Plan), the site is not mapped within the network.

Approved Subregion 5 Master Plan and Sectional Map Amendment (2013): The
master plan for this area is the 2013 Subregion 5 Master Plan and SMA. The area of the
application falls within the Brandywine Community Center core and edges portion of this
plan. In the master plan and SMA, the Environment section contains goals, policies, and
strategies. The following guidelines have been determined to be applicable to the current
project. The text in bold is the text from the master plan and the plain text provides
comments on plan conformance.

Policies:

. Implement the master plan’s desired development pattern while protecting
sensitive environmental features and meeting the full intent of
environmental policies and regulations.

The area of proposed development is located within an area designated as mixed use in
the master plan. This area is not within a priority area for protection according to the
Green Infrastructure Plan and contains no regulated or sensitive environmental features.

. Ensure that new development incorporates open space, environmentally
sensitive design, and mitigation activities.

This application is for the redevelopment of an existing site. No regulated environmental
features exist on-site. The site is subject to County and state environmental regulations
that encourages environmentally-sensitive design and mitigation activities.

' Encourage the restoration and enhancement of water quality in degraded
areas and the preservation of water quality in areas not degraded.

The site has a valid approved Stormwater Management Concept Plan and

Letter (2852-2016-00) that expires on March 18, 2019. The approved concept plan shows
the construction of two submerged gravel wetlands on-site that will improve run-off
quality and volume control during storm events. The concept letter also approved the use
of fee-in-lieu of providing on-site/quality control measures, and requires use of an oil and
grit separator, or approved equivalent, prior to discharging into a primary water quality
device. A pollution prevention plan is also required. This project will meet water quality
requirements from both storm and non-storm events entering wetlands and waterways, in
accordance with an approved final stormwater management plan, to be approved by the
Site/Road Plan Review Division of DPIE.

. Minimize impervious surfaces in the Developing Tier portion of the
watershed through use of conservation subdivisions and environmentally
sensitive design and, especially in the higher density Brandywine
Community Center, incorporate best stormwater design practices to
increase infiltration and reduce run-off volumes.

As previously stated, the site has a stormwater management concept approval letter.
Water quality will continue to be addressed through the approval of the final stormwater
management plan.
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. Reduce air pollution through transportation demand management (TDM)
projects and programs.

The Transportation Planning Section will review the application further for appropriate
strategies.

. Encourage the use of green building techniques that reduce resource and
energy consumption.

The use of green building techniques and energy conservation techniques should be used,
as appropriate.

. Ensure that excessive noise-producing uses are not located near uses that are
particularly sensitive to noise intrusion

Environmental requirements for noise impacts will be addressed by the Subdivision and
Zoning Section.

Conformance with the Green Infrastructure Plan: The Green Infrastructure Plan
indicates that none of the property is within or near the designated network

Conformance Finding for 2010 Approved Water Resources Functional Master Plan:
The 2010 Approved Water Resources Functional Master Plan contains policies and
strategies related to the sustainability, protection, and preservation of drinking water,
stormwater, and wastewater systems within the County, on a countywide level. These
policies are not intended to be implemented on individual properties or projects, and
instead will be reviewed periodically on a countywide level. As such, each property
reviewed and found to be consistent with the various countywide and area master plans;
County ordinances for stormwater management, floodplain, and woodland conservation;
and programs implemented by DPIE, the Prince George’s County Health Department, the
Prince George’s County Department of Environmental Resources, the Prince George’s
County Soil Conservation District, the Maryland-National Capital Park and Planning
Commission, and the Washington Suburban Sanitary Commission are also deemed to be
consistent with this master plan.

Natural Resources Inventory/Environmental Features: A signed Natural Resources
Inventory (NRI-236-2015), which included a detailed forest stand delineation, was
submitted with the application. This NRI expires on December 28, 2020. This site
contains 1.32 acres of existing woodlands. No specimen, champion, or historic trees are
known to occur on-site. A review of available information identified that no regulated
environmental features such as streams, wetlands, areas of steep slopes, 100-year
floodplain, or associated buffers are found on the property. This site is not associated
with a primary management area or located within the Chesapeake Bay Critical Area.

Woodland Conservation: This site is subject to the provisions of the WCO because the
property is greater than 40,000 square feet in size, contains more than 10,000 square feet
of existing woodland, and proposes more than 5,000 feet of woodland clearing. A

Type 11 Tree Conservation Plan (TCP11-016-2017) was submitted with this application.
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The site has a woodland conservation threshold of 15 percent or 0.39 acre. According to
the proposed worksheet, the cumulative woodland conservation requirement, based on
the total clearing of 1.32 acres for this project, is 1.00 acre. The TCPII proposes to meet
this requirement with 1.00 acre of fee-in-lieu. The worksheet, as submitted, will require
one technical revision. The worksheet indicates that the project is subject to the

1991 WCO; however, the site is actually within a priority funded area and subject to the
2010 WCO.

There are three changes that need to be addressed on the TCPII plan. Features that are
only required to be shown on an NRI shall not be reflected on the TCPII; specifically, the
forest stand labels and forest stand hatching are not required to be reflected on the TCPIL
These elements visually detract from other required information on the plan and should
be removed. Once the revisions have been made, have the qualified professional who
prepared the TCPII sign and date it and update the revision box with a summary of the
revisions made.

Preservation of Regulated Environmental Features/Primary Management Area: No
regulated environmental features are known to exist on this property.

Soils: The predominant soil found to occur on-site, according to the USDA NRCS Web
Soil Survey, is Beltsville-Urban Land complex, 0 to 5 percent slope. According to
available information, neither Marlboro clay nor Christiana complexes are known to
occur on-site.

This information is provided for the applicant’s benefit. No further action is needed as it
relates to this review. A soils report may be required by DPIE during the permit process
review.

Stormwater Management: As previously stated, a stormwater management concept
letter and plan, that is in conformance with the current code, has been approved by DPIE.
No additional information is required with regard to stormwater management with this
application.

Subdivision—The subject property is comprised of two legal parcels created by deed
prior to 1982, and has never been the subject of a preliminary plan of subdivision or
record plat. Although the deeds reference Parcels One and Two (Liber 36979 folio 39),
the State Department of Assessments and Taxation and the tax maps show the property as
Parcels 83 and 287. Staff has determined that the site is exempt from the requirement of
filing a preliminary plan pursuant to Section 24-107(c)(7)(B) of the Subdivision
Regulations. The development of more than 5,000 square feet of gross floor area on the
subject site will require approval of a preliminary plan.

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

April 17,2017, the Fire/EMS Department offered standard comments that were provided
to the applicant. Their comments will be enforced through their separate permitting
process.

Prince George’s County Department of Permitting, Inspections and Enforcement
(DPIE)—In a memorandum dated May 25, 2017, DPIE offered numerous comments.
Those comments have been provided to the applicant and will be addressed under DPIE’s
separate permitting process.
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13.

1. Prince George’s County Police Department—As of the writing of this staff report, the
Police Department did not offer any comments.

T Prince George’s County Health Department—As of the writing of this report, the

Health Department did not offer any comments.

Based on the foregoing, and as required by Section 27-285(b)(1) of the Zoning Ordinance, this
DSP, if approved with the conditions below, represents a reasonable alternative for satisfying the
site design guidelines of Subtitle 27, Part 3, Division 9, of the County Code without requiring
unreasonable cost and without detracting substantially from the utility of the proposed
development for its intended use.

As required by Section 27-285(b)(4) of the Zoning Ordinance, the Planning Board must also find
that the regulated environmental features on a site have been preserved and/or restored in a
natural state to the fullest extent possible in accordance with the requirements of

Section 24-130(b)(5) of the Subdivision Regulations. In a memorandum dated July 17,2017
(Juba to Thompson), the Environmental Planning Section noted that there are no regulated
environmental features on the subject property. This finding is not applicable.

RECOMMENDATION

Based on the preceding analysis and findings, staff recommends that the Planning Board adopt

the findings of this report and APPROVE Detailed Site Plan DSP-17013 and Type Il Tree Conservation
Plan TCPII-016-2017 for Empire Petroleum Brandywine, subject to the following conditions:

L.

Prior to certification of the detailed site plan, the applicant shall revise the plans and provide the
noted information as follows:

a. Revise the Type II tree conservation plan (TCPII) as follows:

(1) Revise the woodland conservation worksheet by indicating that the site is subject
to the 2010 Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance and is in a priority funded area, instead of subject to the
1991 Woodland Conservation Ordinance.

2) Remove all forest stand labels and forest stand hatching from the TCPII plan and
legend.

3) Have the qualified professional who prepared the TCPII sign and date it and
update the revision box with a summary of the revisions made.

b. Provide the green area calculations on the site plan.

c. Show the rights-of-way on the site plan.

d. Provide full-optic cut-off lighting on the site plan.

<3 Correct General Plan Note 15 to correctly show the parking requirement for the eating

and drinking establishment with drive-through service

17 DSP-17013
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f. Provide evidence that a written request to the Prince George’s County District Council to
authorize issuance of the permit within the proposed rights-of-way.

Prior to issuance of the building permit, the applicant shall obtain Prince George’s County
District Council authorization for issuance of the permit within the proposed rights-of-way.
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section www.mncppc.org
October 4, 2017
MEMORANDUM
TG Ivy Thompson, Zoning Section, Development Review Division
FROM: X Masog, Transportation Planning Section, Countywide Planning Division

SUBIECT: SE-4789 & DSP-17013, Empire Petroleum, Review of Vehicular and Active
Transportation, Addition and Clarification to Findings

The Transportation Planning Section has reviewed the special exception and detailed site plan
applications referenced above. The subject site consists of 2.571 acres of land in the I-1 Zone. The lot is
located at the southeast corner of Crain Highway (US 301/MD 5) and Short Cut Road. The applicant is
proposing to raze the existing convenience store and gas station and replace them with larger facilities.

. Review Comments, Master Plan Highways
The site is adjacent to US 301/MD 5, which is a master plan freeway facility and is designated as F-9 in
the Approved Subregion 5 Master Plan and Sectional Map Amendment. The master plan recommends a
300-foot minimum right-of-way. PGAtlas shows a variable right-of-way along the frontage of the site,
and this right-of-way is correctly demonstrated on the submitted plan.

This clarification is made necessary because PGAtlas shows the right-of-way extending approximately 36
feet to the east of the existing property line. This would affect proposed structures and necessitate changes
to the layout of the site. Staff has further reviewed the information on PGAtlas and determined that the
property layer in this area is misaligned with aerial photography and with the Master Plan ROW layer.
The applicant has provided a screen shot exhibit (attached) displaying an excerpt from the site plan
highlighting the property line and an excerpt from PGAtlas showing the edge of the ultimate right-of-way
vis-a-vis the edge of pavement for US 301/MD 5. Using measurement tools as a means of substantiation,
the Transportation Planning Section finds:

1. The property line of this site is approximately 28 feet east of the edge of pavement for US
301/MD 5.

2. The limit of the ultimate right-of-way is approximately 20 feet east of the edge of pavement for
US 301/MD 5.

3. The initial finding that the ultimate right-of-way for F-9 does not affect the subject site is correct.

The description on the plan for Crain Highway being a 200-foot right-of-way is incorrect. At this location
the overall public right-of-way flares into a partial interchange, and the existing right-of-way is actually
about 370 feet in width.

>

Per SHA mapping done in 20006, any further widening of US 301/MD 5 along the frontage of this site will
involve converting the existing shoulder to a load-bearing fourth lane, and adding a shoulder. This can be
fully accomplished within the current right-of-way.



Page 2 of 2

Review Comments, Southern Maryland Rapid Transit

The Approved Countywide Master Plan of Transportation shows a proposed transit line parallel and
adjacent to MD 5. This line represents the Southern Maryland Rapid Transit (SMRT) Study being
conducted by the Maryland Transit Administration (MTA) of the Maryland Department of
Transportation. This study seeks to complete location and initial design for a proposed transit facility
linking the Branch Avenue Metrorail Station with Charles County. Both bus rapid transit (BRT) and light
rail transit (LRT) alternates are under study by MTA. The preferred alternative uses an alignment along
the east side of US 301/MD 5 in this area having a width of approximately 80 feet. The impact to the site
would require a substantial part of the subject site. The site would likely be a total taking to accommodate
the transit line. For that reason, placement of structures outside of the planned right-of-way is not feasible.

Given that the site is already operating as a gas station and convenience store and any future purchase of
this property for a transit facility would involve buying out these uses, the Transportation Planning
Section does not oppose the special exception or the site plan. In approving the expanded uses, the
approving and review bodies shall be made aware that existing structures within the Southern Maryland
Rapid Transit right-of-way are being replaced with other structures within the same right-of-way. This
must involve a petition for authorization to build within the planned right-of-way in accordance with
Section 27-259.

Attachment
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’'s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section WwWw.mncppc.org

August 31, 2017

MEMORANDUM
TO: Ivy, Thompson, Zoning Section, Development Review Division
FROM: om Masog, Transportation Planning Section, Countywide Planning Division

SUBJECT: SE-4789 & DSP-17013, Empire Petroleum, Review of Vehicular and Active
Transportation

The Transportation Planning Section has reviewed the special exception and detailed site plan
applications referenced above. The subject site consists of 2.571 acres of land in the I-1 Zone. The lot is
located at the southeast comer of Crain Highway (US 301/MD 5) and Short Cut Road. The applicant is
proposing to raze the existing convenience store and gas station and replace them with larger facilities.

Review Comments, Traffic

Parcel 83 is developed with a self-serve gas station having 14 fueling positions (12 for automobiles and 2
for trucks) and a food/beverage store operating pursuant to Special Exception SE-3507. The applicant
proposes to add property to the special exception, and redevelop the site with a revised access and
circulation plan, a new food/beverage store, and 23 fueling positions (20 for automobiles and 3 for
trucks). In consideration of the findings required for a special exception, staff will examine health, safety,
and welfare issues in the immediate area as well as review master plan consistency.

The source for estimates of trip generation is 7rip Generation (Institute of Transportation Engineers). The
table below provides information regarding site trip generation. The comparison of trip rates for the
existing use versus the proposed use under the special exception are shown in the following table:

TRIP GENERATION RESULTS SUMMARY, EMPIRE PETROLEUM, SE-4789/DSP-17013

AM-in AM-out  AM-total PM-in PM-out PM-total

Existing Use

14 fueling position gas station with 71 71 142 95 95 190
convenience store

Less 80% pass-by in both peak hours -57 -37 -114 -76 -76 -152
(per judgment of staff, discussion below)
Off-site trip generation for existing use 14 14 28 19 19 38

Proposed Use

23 fueling position gas station with 117 117 234 155 155 310
convenience store

Less 80% pass-by in both peak hours -94 -94 -188 -124 -124 -248
(per judgment of staff, discussion below)
Off-site trip generation for proposed use 23 23 46 31 31 62
NET NEW TRIPS Versus EXISTING 9 9 18 12 12 24
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The application is supported by.a traffic study dated January 2017 provided by the applicant and referred
* to the Maryland State Highway Administration (SHA), the County Department of Public Works and
‘Transportation (DPW&T), and the County Department of Permitting, Inspections and Enforcement
(DPIE). Comuments from all agencies have been received, and no comments were offered. The findings
and recommendations outlined below are based upon a review of these materials and analyses conducted
by the staft of the Transportation Planning Section, consistent with the Guidelines.

The subject property is located within Transportation Service Area (TSA) 2, as defined in the Plan Prince
George's 2035 Approved General Plan. As such, the subject property is evaluated according to the
following standards:;
Links and signalized intersections: Level of Service (LOS) D, with signalized intersections
operating at a critical lane volume (CLV) of 1,450 or better. Mitigation, as defined by Section 24-
124(a)(6) of the Subdivision Ordinance, is permitted at signalized intersections within any tier
subject to meeting the geographical eriteria in the Guidelines.

Unsignalized intersections: The Highway Capacity Manual procedure for unsignalized
intersections is not a true test of adequacy but rather an indicator that further operational studies
need to be conducted. Vehicle delay in any movement exceeding 50.0 seconds is deemed to be an
unacceptable operating condition at unsignalized intersections. In response to such a finding, the
Planning Board has generally recommended that the applicant provide a traffic signal warrant
study and install the signal (or other less costly warranted traffic controls) if deemed warranted by
the appropriate operating agency.

In the traftic study, the applicant has shown that the site access points operate acceptably as unsignalized
intersections under existing and future traffic. However, many other tratfic studies in the area have found
that nearby adjacent intersections, such as US 301/US 381 to the north and US 301/MD 5/Timothy
Branch Drive to the south, operate unacceptably. On March 28, 2017, the County Council of Prince
George’s County adopted CR-9-2017, which amends CR-60-1993. Specifically, this new resolution
establishes a fee structure for payment within the Brandywine Road Club. Pursuant to CR-9-2017, the
new fee for the subject application would be $2.07 per square foot of non-residential building
construction, to be indexed by the appropriate cost indices to be determined by the Department of
Permitting, Inspections and Enforcement (DPIE). This is recommended in consideration that CR-9-2017
is considered to apply to all properties within Planning Areas 85A and 85B, even though neither the
special exception or detailed site plan have transportation adequacy findings associated with them.

Review Comments, Master Plan Highways

The site is adjacent to US 301/MD 5, which is a master plan freeway facility and is designated as FF-9 in
the Approved Subregion 5 Master Plan and Sectional Map Amendment. The master plan recommends a
300-foot minimum right-of-way. PGAtlas shows a variable right-of-way along the frontage of the site,
and this right-ot-way is correctly demonstrated on the submitted plan.

Review Comments, Southern Maryland Rapid Transit

The dApproved Countywide Master Plan of Transportation shows a proposed transit line parallel and
adjacent to MD 5. This line represents the Southern Maryland Rapid Transit (SMRT) Study being
conducted by the Maryland Transit Administration (MTA) of the Maryland Department of
Transportation. This study secks to complete location and initial design for a proposed transit facility
linking the Branch Avenue Metrorail Station with Charles County. Both bus rapid transit (BRT) and light
rail transit (LRT) alternates are under study by MTA. The preferred alternative uses an alignment along
the east side of US 301/MD 5 in this arca having a width of approximately 80 feet. The impact to the site
would require a substantial part of the subject site. The site would likely be a total taking to accommodate
the transit line. For that reason, placement of structures outside of the planned right-of-way is not fcasible.
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Given that the site is already operating as a gas station and convenience store and any future purchase of
this property for a transit facility would involve buying out these uses, the Transportation Planning
Section does not oppose the special exception or the site plan. In approving the expanded uses, the
approving and review bodies shall be made aware that existing structures within the Southern Maryland
Rapid Transit right-of-way are being replaced with other structures within the same right-of-way.

Review Comments, Plans

Given that the site is designed to serve trucks, it is apparent from the plans that a WB-50 design vehicle
can maneuver through this site to make fuel deliveries. Otherwise, access and circulation on the subject
plan are acceptable as shown. Any changes to access will require approval of the responsible operating
agency.

The site is not affected by any master plan active transportation facilities.

Conclusion

Overall from the standpoint of transportation, it is determined that these applications are acceptable and
meet the finding required for a special exception and a detailed site plan as described in the Zoning
Ordinance. From the standpoint of non-motorized transportation, it is determined that this plan is
acceplable as well.

In approving the expanded uses, the approving and review bodies shall be made aware that existing
structures within the Southern Maryland Rapid Transit right-of-way are being replaced with other
structures within the same right-of-way. Also, if deemed appropriate by the Zoning Hearing Examiner,
and in consideration that CR-9-2017 is considered to apply to all properties within Planning Areas 85A
and 85B. it is recommended that the following condition be attached to the special exception approval:

1 Prior to issuance of any building permit, the applicant and/or the applicant’s heirs, successors,
and/or assignees shall, pursuant to the provisions of CR-9-2017, pay to Prince George’s County
(or its designee) a fee of $2.07 per square foot for the gross square footage of the food and
beverage store, computed as $7,245 in first quarter 1993 dollars, to be indexed by the appropriate
cost indices to be determined by the Department of Permitting, Inspections and Enforcement
(DPIE).
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TO:

FROM:

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George'’s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section www.mncppc.org

July 14, 2017
Subdivision Section, Development Review Division

Transportation Planning Section, Countywide Planning Division

SUBIECT; Preliminary Plan No. DSP-17013

Name of Subdivision: Empire Petroleum Brandywine, (\ } ./
SRC Date: 07/14/17 Reviewer: Tom Mgsog - b
Contacts: 301-952-5216 (FAX 301-952-3799) or tom mabou@ppd mneppe.org

The following are this Division's comments concerning the site access, geomeltric design, master plan
impact, and traffic information needs for the subject application. These comments are preliminary and
subject to change, with a final memo be prepared with staff review of the traftic study associated with the
accompanying special exception.

1.

Status of Traffic Impact Study - o
| x Full study not required | | Further info needed — traffic counts
B :_Fu;thu' info needed — descri lpllOI‘l ot um, | |Further info nudud — other 7
| Recommended; please contact reviewer regarding scopm“ agreement as soon as poaalble
| | Traffic study received Accepted | Not !\LLCplLd_________
L | Traffic counts ru:uved '
A traffic study was submitted and referred to the auenc:le% with the review of the special
exception. No study is required with a detailed plan review.

Site Access Evaluation:

The plan shows two access points onto US 301/MD 5 and one access to Short Cut Road. The two
accesses to US 301/MD 5 is one more than exists today. Generally, our policy is to reduce access
points onto future freeways. We need specific comments from the Maryland State Highway
Administration before we can endorse the access plan.

Geometric Evaluation:
No comment.

Master Plan Rights-of-Way to be dedicated, considered for placement in reservation, or
otherwise preserved or shown on the plan:

US 301/MD 5 (Crain Highway) is a master plan freeway tacility. The right-of-way is variable in
width. The applicant has set back all structures and internal driveways a minimum of 100 feet
from the existing centerline of Crain Highway. This appears to retain sulficient area for planned
widenings, and is acceptable.

The Approved Countywide Master Plan of Transportation shows a proposed transit line parallel
and adjacent to MD 5. This line represents the Southern Maryland Rapid Transit (SMRT) Study
being conducted by the Maryland Transit Administration (MTA) of the Maryland Department of
Transportation. This study seeks to complele location and initial design for a proposed transit
facility linking the Branch Avenue Metrorail Station with Charles County. Both bus rapid transit
(BRT) and light rail transit (LRT) alternates are under study by MTA. Our initial review suggests
that this future facility would involve a total taking of this gas station property. Nevertheless, the
plans will be referred to MTA for comment.
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THE[MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
| | 14741 Governor Oden Bowie Drive

Upper Marlboro, Maryland 20772

", TTY: (301) 952-4366

[ www.mncppc.org/pgco

May 12,2017

MEMORANDUM

TO: vy Thompson, Senior Planner, Zoning Section

VIA: Susan Lareuse, Master Planner, Urban Design Section

FROM: Jill Kosack, Planner Coordinator, Urban Design Sectiong' ?[

SUBJECT: Special Exception SE-4789 — Empire Petroleum Brandywine

INTRODUCTION

The Urban Design Section has reviewed the information provided in support of the Special
Exception SE-4789 for Empire Petroleum Brandywine. The subject property is located on the southeast
corner of the intersection of Crain Highway (US 301) and Short Cut Road. More specifically, the site is
located at 14330 SE Crain Highway in Brandywine. The 2.57-acre site is zoned Light Industrial (I-1), and
is bounded to the east and south by a vehicle salvage yard in the I-1 Zone, to the north is the public right-
of-way of Short Cut Road with industrial uses in the I-1 Zone beyond, and to the west is the public right-
of-way of Crain Highway with vacant land in the R-R (Rural Residential) Zone beyond.

SE-4789 seeks to redevelop the existing gas station to create a new gas station and a 3,500-
square-foot food and beverage store, including an eating and drinking establishment with a drive-through.
Additionally, the 14 existing fueling stations will be replaced with 10 double-sided stations. A gas station
has existed on part of the subject property, Parcel 83, since at least 1977 and has been developed in the
current configuration since the mid 1990’s.

ZONING ORDINANCE

Per Section 27-473, Uses Permitted in the Industrial Zones, an eating and drinking establishment with
drive-through service is permitted in the I-1 Zone subject to Footnote 54, which requires a Detailed Site
Plan. A gas station and a food and beverage store use are permitted pursuant to a Special Exception, as
has been filed.

Section 27-358(a) of the Zoning Ordinance, which lists additional requirements for a special exception
gas station, stipulates two urban design-related requirements as follows:
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() A sidewalk at least five (5) feet wide shall be provided in the area between the building line
and the curb in those areas serving pedestrian traffic;

Comment: The submitted site plan indicates that no sidewalks exist along the site’s frontages and the
applicant argued that none is proposed because the area does not serve pedestrian traffic
since Crain Highway is a master-planned freeway and Short Cut Road is an industrial
road. The Transportation Section should provide confirmation of this justification.

(10)  Details on architectural elements such as elevation depictions of each facade, schedule of
exterior finishes, and description of architectural character of proposed buildings shall
demonstrate compatibility with existing and proposed surrounding development.

Comment: Architecture was submitted for the proposed gas station canopy and the food and
beverage store as specified above. Regarding the existing and proposed surrounding
development, it is largely industrial and utilitarian and, therefore, it is not desirable for
this proposed building to blend with those sites. The finishes and architectural character
of the proposed building is of a high-quality.

The plan specifies that an eating and drinking establishment with a drive-through is
proposed; however, the submitted architecture does not reflect a drive-through window.
The architectural elevations should be revised accordingly.

Section 27-355(a) of the Zoning Ordinance lists additional requirements for a special exception food and
beverage store, none of which are urban design-related.

ARCHITECTURAL REVIEW

Elevations and architectural details of the proposed building and associated signage have been
provided for evaluation. The proposed one-story, approximately 16-foot-high food and beverage store is
rectangular in shape, measuring approximately 72.5 feet in length by 49 feet in width. The roofline is flat
and the exterior finish material is proposed to include a combination of red brick, stone veneer in brown
tones and exterior insulation finishing system (EIFS), in shades of white. The main entrance area with a
large metal canopy and storefront doors and windows is on the west elevation of the building, facing
Crain Highway. The side and rear elevations lack fenestration; however, they will be minimally visible
from the public rights-of-way due to the building’s position on the lot. Urban Design staff believes the
building is well-designed; however, then the plain metal fueling station canopy would benefit from some
of the design and material attention that is used on the building.

The architecture does not reflect any building-mounted signage, which should be included and evaluated
at this time. The site plan indicates a freestanding sign, but again provides no details or specifications for
it. Signage was shown on the proposed fueling station canopy, but no dimensions were given in order to
fully evaluate them. The Urban Design Section recommends that full details and specifications for all
proposed signage be provided for evaluation.

LANDSCAPE MANUAL

The application to construct a new gas station and food and beverage store is subject to certain
requirements of the 2010 Prince George's County Landscape Manual (Landscape Manual) as follows:

b
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Section 4.2 - Requirements for Landscape Strips Along Street

Comment: The proposal is subject to Section 4.2, Requirements for Landscape Strips Along Streets,
along its Short Cut Road and Crain Highway frontages. The current submitted plan
provides the appropriate schedules showing the planting requirements of this section
being met along both frontages. However, the plan does not reflect the 10-foot width
required along the entire Crain Highway frontage.

Section 4.3 - Parking Lot Requirements

Comment: The special exception plan proposes a new parking lot requiring interior planting in
accordance with this section. The submitted plans indicate that all the requirements of
this section are being met and provides the correct schedules.

Section 4.4 - Screening Requirements

Comment: The submitted plan indicates a proposed loading space and trash area. It notes that the
dumpster will be in an enclosure, but does not provide details for it and it does not
provide screening for the loading space. No mechanical equipment, such as meters,
freestanding air conditioners, heat pumps, or similar equipment is shown on the plans.
The Urban Design Section recommends that the plans be revised to show the location of
such mechanical equipment, if they are proposed, and to show everything screened in
conformance with the requirements of this section.

Section 4.7 - Buffering Incompatible Uses

Comment: The site is subject to the requirements of Section 4.7 of the Landscape Manual because it
proposes a new building. However, the adjacent use, a vehicle salvage yard, is a
compatible use as both are high-intensity uses. Therefore, no bufferyard is required. The
notes and labels on the plan need to be revised to reflect this.

Section 4.9 - Sustainable Landscaping Requirements

Comment: The site is subject to the requirements of Section 4.9. A schedule was not provided on
the plan demonstrating conformance to these requirements.

In addition to the section requirements, there were certain plan deficiencies that need to be addressed. The
landscape plan must be sealed by a landscape architect registered in the State of Maryland. Additionally,
the landscape plan does not match the site improvements as shown on the site plan, for instance plants are
shown as proposed within the southern drive aisle.

TREE CANOPY COVERAGE

This application is subject to the Tree Canopy Coverage Ordinance (TCC) because it proposes
5,000 square feet or greater of gross floor area or disturbance. In the I-1 Zone, the requirement is 10
percent minimum tree canopy coverage, which for the 2.57-acre site is 11,199 square feet. No TCC
schedule was provided demonstrating conformance to this requirement. It also appears that the proposed
tree plantings on-site will not meet the requirements and more would need to be added.
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URBAN DESIGN RECOMMENDATIONS

Based on the above analyses, the Urban Design Section recommends the following in regard to the
subject special exception application prior to scheduling the case for public hearing:

i

2

wn

Revise the architecture to reflect the proposed drive-through window.

Revise the fueling station canopy to incorporate more materials and design features from the food
and beverage store building.

Provide full details and specifications for all proposed signage for evaluation.
Provide a Tree Canopy Coverage schedule demonstrating conformance to the requirements.
Revise the landscape plan for the project as follows:

a. Provide the required 10-foot-wide Section 4.2 landscape strip along the entire Crain
Highway frontage, excluding the driveway openings.

b. Indicate all ground level mechanical équipment, loading spaces and dumpsters being
screened in conformance with Section 4.4 of the Landscape Manual, and provide details

of the screening.

e Provide notes and labels on the plan reflecting the Section 4.7 applicability.
. Demonstrate conformance to the requirements of Section 4.9 of the Landscape Manual.
(= The plan must be sealed by a landscape architect registered in the State of Maryland.
Reflect the site improvements as shown on the site plan.

4
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MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
] ] 14741 Governor Oden Bowie Drive
Upper Marlboro, Maryland 20772
" [ 'Prince George’s County Planning Department TTY: (301) 952-4366
L Community Planning Division www.mncppc.org/pgco

301-952-3972

June 8, 2017

MEMORANDUM

TO: [vy Thompson, Planner Coordinator, Zoning and Subdivision Section, Development
Review Division

VIA: gﬂ Scott Rowe, AICP, CNU-A, Acting Chief, Community Planning Division ! /!
Michael Zamore, Acting Planning Supervisor, Community Planning Division, South _5
Section !

FROM: Wendy Irminger, Planner Coordinator, Community Planning Division, Central SectionW

SUBIJECT: SE-4789, Empire Petroleum Brandywine

DETERMINATIONS

General Plan: This application is consistent with the 2014 Plan Prince George’s 20335 Approved General
Plan (Plan 2035).

Master Plan: This application conforms with the Employment land use recommendations of the 2013
Approved Subregion 5 Master Plan.

BACKGROUND
Location: Southeast quadrant of US 301 and Short Cut Road, Brandywine
Size: 2.57 acres

Existing Uses: Gas Station

Proposal: Improve the existing gas station and add a convenience store with seating,.

GENERAL PLAN, MASTER PLAN, AND SMA

General Plan: This application is in the Established Communities policy area, adjacent to the area
designated as the Brandywine Local Center. Established Communities are most appropriate for context-
sensitive infill development.
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SE-4789, Empire Petroleum Brandywine

Master Plan:  The 2013 dpproved Subregion 5 Master Plan recommends Employment
land use at this location. The proposed use does not impair the integrity of the
approved master plan. The site is on the border of the Brandywine Community Center
Edge Area and may include a segment of right-of-way sought to be preserved for the
future Southern Maryland Transitway (see Planning Issues).

Planning Area/
Comnwmity:  P.A. 85A/Brandywine

Aviation/MIOZ: The subject property is not located in a Military Installation Overlay Zone.

SMA/Zoning: The 2013 Approved Subregion 5 Sectional Map Amendment retained the
I-1 Zone on the subject property.

PLANNING ISSUES

The Maryland Transit Administration (MTA) conducted the Southern Maryland Transit Study along the
MD 5 and US 301 corridor. The purpose of this study was to designate a preferred alignment for either a
bus rapid transit (BRT) or light rail transit (LRT) system in the MD 3 corridor to link the Branch Avenue
Metro Station to Charles County (see master plan, page 112.) The MTA’s 2010 Preferred Alternative
alignment traverses the subject property (see the Southern Maryland Transit Corridor Preservation Study,
Conceptual Plan and Profile Drawings, drawing # SM-24.) An ongoing planning strategy for this area is
to continue to work with MTA to preserve right-of-way for transit service in the MD 5/301 corridor (see
master plan, page 53).

c¢: Long-range Agenda Notebook
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June 27, 2017

MEMORANDUM

TO:

Ivy Thompson, Urban Design

FROM: Debbie Gallagher, Information and Permit Review Supervisor 9

SUBJECT: DSP-17013, Empire Petroleum Brandywine

10.

Is the site plan in conformance with the Subdivision Regulations? Refer to Subdivision
Office for review.

The required loading space appears to be located within the required 10-foot landscape
strip.

The car wash required parking to be calculated at one space for every 500 square feet of
gross floor area. A parking departure may be necessary since the parking schedule did not
include this square footage.

Is the loading space adequately screened pursuant to Section 4.4 of the Landscape Manual?

Is a five-foot perimeter landscape strip required adjacent to the drive aisles where the
adjoining property is deemed compatible?

Dimension of the driveway entrances must be provided in accordance with Section 27-358
(5) of the Prince George's County Zoning Ordinance.

The site plan must demonstrate conformance with Section 27-358 (b), (3). The location of
the exterior vending machine must be demonstrated along with all car wash vacuums.

Doe the site plan demonstrate conformance with Section 27-355 required for the food and
beverage store?

Section 27-562 of the Prince George's County Zoning Ordinance required adequate lighting
to be provided.

The parking required for eating and drinking with drive through is one space for every 3
seats plus one for every 50 square feet of gross floor area excluding any area used
exclusively for storage or patron seat and any exterior patron service area. A floor plan
should be provided.
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11. Section 27-594 requires one gasoline price sign to be located at the entrance.

12. Details of the ground mounted sign must be provided which include the height. The plans
shall include the requirements of the Zoning Ordinance virus the proposals of the ground
mounted and building signs.
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April 17, 2017

MEMORANDUM

TO: Ivy Thompson, Zoning

FROM: Mary Hampton, Permits

SUBJECT: Referral Comments for SE-4789, Empire Petroleum-Brandywine

1.An eating and drinking establishment with drive thru service requires Detailed Site Plan Approval in the
I-1 Zone.

2. The centerline and ultimate right of way of Crain Highway must be demonstrated on the site plan.
3.The General Notes should be revised to provide the percentage of green area required.

4. The height of the proposed building and canopy should be provided.

5. All adjacent uses should be provided on the site and landscape plan. “Industrial” is not a use.

6. The justification statement indicates that patron seating is proposed, therefore the parking schedule
must be revised to include the number of proposed seats and recalculate the parking accordingly.

6. The number and types of the parking spaces with dimensions should be provided in General Note 14,

7. The General Notes should be revised to include compliance to the requirements Section 27-358 of the
Zoning Ordinance.

8. The General Notes should be revised to indicate that the sale of alcoholic beverages is not proposed in
accordance with Section 27-355(a)(5) of the Zoning Ordinance.

9. A detail of the proposed dumpster enclosure should be provided.

10.The landscape schedules should be in the format of the sample schedules provided in the Landscape
Manual.

11. Is the proposed loading space adequately screened from Crain Highway in accordance with Section
4.4 of the Landscape Manual?
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12. A schedule for Section 4.9 of the Landscape Manual, Sustainable Landscaping Requirements, should
be provided on the landscape plan.

13. The schedule for Section 4.2-1 for Short Cut Road should be revised to indicate 26 shrubs are
required, not 30.

14. The schedule for Section 4.2-1 for Crain Highway should be revised to indicate 104 shrubs are
required, not 110.

15. Details and sign calculations of the proposed freestanding sign should be provided.
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MEMORANDUM

TO: Ivy Thompson, Senior Planner, Zoning Section

VIA: Katina Shoulars, Supervisor, Environmental Planning Section
FROM: Marc Juba, Senior Planner, Environmental Planning Section n\,')'

SUBJECT: Empire Petroleum - Brandywine; SE-4789 and TCP2-016-2017

The Environmental Planning Section has reviewed the Special Exception Site Plan for Empire Petroleum —
Brandywine, SE-4789 and Type 2 Tree Conservation (TCP2-016-2017), stamped as received by the
Environmental Planning Section on August 30, 2017. The Environmental Planning Section has provided
the following conditions listed at the end of this memorandum for your consideration as part of any
approval of SE-4789.

Background

An approved and signed Natural Resource Inventory plan, NRI-236-2015, was issued on December 28,
2015 for this site. No other previous environmental reviews have occurred on this site.

Grandfathering

The project is subject to the environmental regulations of Subtitle 27 that came into effect on September 1,
2010 because this is a new special exception request. This project is also subject to the 2010 Woodland
and Wildlife Habitat Conservation Ordinance.

Proposed Activity

This Special Exception Application is for the expansion of an existing gas station with a 3,500 sf
convenience store with drive-thru and associated stormwater management facilities. The existing structure
on-site will be razed. The special exception area is 2.75 acres located on existing Parcels 83 and 287. The
use of a gas station with food or beverage store and eating or drinking establishment with drive-thru
service is only permitted by special exception in the I-1 zone.

Site Description

The area associated with this application is located within Brandywine at the southeast quadrant of the
intersection of Short Cut Road and Crain Highway (U.S. Route 301). There are 1.32 acres of woodlands
currently on-site. A review of the available information identified that no regulated environmental features
such as streams, wetlands, areas of steep slopes, 100-year floodplain, or associated buffers are found on the
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property. This site does not contain Primary Management Area (PMA) and is outside of the Chesapeake
Bay Critical Area (CBCA). The site straddles two watersheds. The eastern half of the site is within the
Mattawoman Creek Watershed, while the western half of the site drains into the Piscataway Creek
Watershed, which is a stronghold watershed; the entire site drains into the Potomac River Basin. The
predominant soil found to occur onsite according to the USDA NRCS Web Soil Survey is Beltsville-Urban
Land complex, 0 to 5 percent slope. According to available information, neither Marlboro clay nor
Christiana complexes are known to occur onsite. According to the Sensitive Species Project Review Area
(SSSPRA) map prepared by the Maryland Department of Natural Resources Natural Heritage Program,
there are no rare, threatened, or endangered (RTE) species found to occur on or in the vicinity of this
property. This site is not identified as containing Forest Interior Dwelling Species (FIDS) or FIDS buffer.
This site does not share frontage with any historic or scenic roadways. According to the approved
Countywide Green Infrastructure Plan, the site is not mapped within the network.

Plan Prince George’s 2035 Approved General Plan (2014):

Before the current application was submitted, a new General Plan was adopted by the District Council. The
site 1s now located within the Established Communities policy area of the Growth Policy Map and
Environmental Strategy Area 2 (formerly the Developing Tier).

Master Plan Conformance

Approved Subregion 5 Master Plan and Sectional Map Amendment (2013)

The Master Plan for this area is the Approved Subregion 5 Master Plan and Sectional Map Amendment
(2013). The area of the Special Exception application falls within the Brandywine Community Center Core
and Edges portion of this plan. In the Approved Master Plan and Sectional Map Amendment, the
Environment section contains goals, policies and strategies. The following guidelines have been
determined to be applicable to the current project. The text in BOLD is the text from the master plan and
the plain text provides comments on plan conformance.

Policy: Implement the master plan’s desired development pattern while protecting sensitive
environmental features and meeting the full intent of environmental policies and
regulations.

The area of proposed development is located within an area designated as mixed-use in the master plan.
This area is not within a priority area for protection according to the approved Countywide Green
Infrastructure Plan and contains no regulated or sensitive environmental features.

Policy: Ensure that new development incorporates open space, environmentally sensitive
design, and mitigation activities.

This special exception application is for the redevelopment of an existing site. No regulated environmental

features exist onsite. The site is subject to county and state environmental regulations that encourages

environmental sensitive design and mitigation activities.

Policy: Encourage the restoration and enhancement of water quality in degraded areas and
the preservation of water quality in areas not degraded.
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The site has a valid approved stormwater management concept letter (2852-2016-00) that expires on
March 18, 2019. The approved concept plan shows the construction of two submerged gravel wetlands
onsite that will improve run-off quality, and volume control during storm events. The concept letter also
approved the use of fee-in-lieu of providing on-site/quality control measures, and requires use of an oil and
grit separator or approved equivalent prior to discharging into a primary water quality device. A Pollution
Prevention Plan is also required. This project will meet water quality requirements from both storm and
non-storm events entering wetlands and waterways in accordance with an approved final stormwater
management plan to be approved by the Site/Road Plan Review Division of the Department of Permitting
Inspections and Enforcement (DPIE).

Policy: Minimize impervious surfaces in the Developing Tier portion of the watershed
through use of conservation subdivisions and environmentally sensitive design and,
especially in the higher density Brandywine Community Center, incorporate best
stormwater design practices to increase infiltration and reduce run-off volumes.

As previously stated the site has a stormwater management concept approval letter. Water quality will
continue to be addressed through the approval of the final stormwater management plan.

Policy: Reduce air pollution through transportation demand management (TDM) projects
and programs.

The Transportation Planning Section will review the application further for appropriate strategies.

Policy: Encourage the use of green building techniques that reduce resource and energy
consumption.

The use of green building techniques and energy conservation techniques should be used as appropriate.

Policy: Ensure that excessive noise-producing uses are not located near uses that are
particularly sensitive to noise intrusion

Environmental requirements for noise impacts will be addressed by the Subdivision and Zoning Section.
Conformance with the Green Infrastructure Plan

The Approved Countywide Green Infrastructure Plan indicates that none of the property is within or near
the designated network.

Conformance Finding for 2010 Approved Water Resources Functional Master Plan

The 2010 Approved Water Resources Functional Master Plan contains policies and strategies related to
the sustainability, protection and preservation of drinking water, stormwater, and waslewater systems
within the county, on a county wide level. These policies are not intended to be implemented on individual
properties or projects and instead will be reviewed periodically on a countywide level. As such, each
property reviewed and found to be consistent with the various countywide and area master plans, county
ordinances for stormwater management, floodplain and woodland conservation, and programs
implemented by the Prince George's County Department of Permitting, Inspections & Enforcement, Prince
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George’s County Departiment of Health, Prince George's County Department of Environmental Resources,
Prince George’s Soil Conservation District, Maryland-National Park and Planning Commission and
Washington Suburban and Sewer and Sanitary Commission are also deemed to be consistent with this
master plan.

Environmental Review

Natural Resource Inventory / Environmental Features

A signed NRI (NRI-236-2015), which included a detailed forest stand delineation (FSD), was submitted
with the application. This NRI expires on December 28, 2020. This site contains 1.32 acres of existing
woodlands. No specimen, champion, or historic trees are known to occur onsite. A review of the available
information identified that no regulated environmental features such as streams, wetlands, areas of steep
slopes, 100-year floodplain, or associated bufters are found on the property. This site is not associated with
a Primary Management Area (PMA) or located within the Chesapeake Bay Critical Area (CBCA).

No additional information is required with regard to the existing conditions of the site.
Woodland Conservation

This site is subject to the provisions of the Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance (WCO) because the property is greater than 40,000 square feet in size, contains
more than 10,000 square feet of existing woodland, and proposes more than 5,000 feet of woodland
clearing. A Type 2 Tree Conservation Plan (TCP2-016-2017) was submitted with this special exception
application.

The site has a woodland conservation threshold of 15 percent or 0.39 acres. According to the proposed
worksheet, the cumulative woodland conservation requirement based on the total clearing of 1.32 acres for
this project, is 1.00 acres. The TCP2 proposes to meet this requirement with 1.00 acres of fee-in-lieu. The
worksheet as submitted will require one technical revision. The worksheet indicates that the project is
subject to the 1991; however, the site is actually within a priority funded area (PFA) and subject to the
2010 ordinance.

There are three changes that need to be addressed on the TCP2 plan. Features that are only required to be
shown on an NRI shall not be reflected on the TCP2; specifically, the forest stand labels and forest stand
hatching are not required to be reflected on the TCP2. These elements visually detract from other required
information on the plan and shall be removed. Once the revisions have been made, have the qualified
professional who prepared the TCP2 sign and date it and update the revision box with a summary of the
revisions made.

Recommended Condition: Prior to certification of the special exception site plan, the Type 2 Tree
Conservation Plan shall be revised as follows:

a. Revise the woodland conservation worksheet by indicating that the site is subject to the 2010
ordinance and in a PFA, instead of subject to the 1991 ordinance.
; Remove all forest stand labels and forest stand hatching from the TCP2 plan and legend.
% Have the qualified professional who prepared the TCP2 sign and date it and update the revision
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box with a summary of the revisions made.

Preservation of Regulated Environmental Features/Primary Management Area
No regulated environmental features are known to exist on this property.
Soils

The predominant soil found to occur onsite according to the USDA NRCS Web Soil Survey is Beltsville-
Urban Land complex, 0 to 5 percent slope. According to available information, neither Marlboro clay nor
Christiana complexes are known to occur onsite.

This information is provided for the applicant’s benefit. No further action is needed as it relates to this
Special Exception review. A soils report may be required by the Prince George’s County Department of
Permits, Inspection and Enforcement (DPIE) during the permit process review.

Stormwater Management

As previously stated, a Storm Water Management Concept letter and plan that is in conformance with the
current code has been approved by DPIE.

No additional information is required with regard to stormwater management with this application.
Conformance with Required Findings for a Special Exception
The required findings for approval of a Special Exception are given in Section 27-317 of the Zoning
Ordinance. The required findings which are environmental in nature are indicated in bold, and the
comments are provided in regular type.
(a) A Special Exception may be approved if:
3) The proposed use will not substantially impair the integrity of any validly approved
Master Plan or Functional Master Plan, or, in the absence of a Master Plan or
Functional Master Plan, the General Plan;
The proposed special exception is in conformance with the environmental provisions of Plan Prince

George's 2035 Approved General Plan, Approved Subregion 5 Master Plan and Sectional Map
Amendment (2013), and the Countywide Green Infrastructure Plan noted herein.

4) The proposed use will not adversely affect the health, safety, or welfare of residents or
workers in the area;

The proposed use is subject to county, state and federal regulations related to environmental

management and safety that will protect the health, safety, and welfare of residents nearby and
workers on-site.
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(6) The proposed site plan is in conformance with an approved Type 2 Tree Conservation
Plan; and

The Type 2 Tree Conservation submitted can be in conformance with the site plan submitted subject
to the findings and conditions agreed to by the Prince George’s County Planning Board.

@) The proposed site plan demonstrates 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).

This site does not contain any regulated environmental features.

Summary of Recommended Conditions

I) Prior to certification of the special exception site plan, the Type 2 Tree Conservation Plan shall be
revised as follows:

a. Revise the woodland conservation worksheet by indicating that the site is subject to the 2010
ordinance and in a PFA, instead of subject to the 1991 ordinance.
Remove all forest stand labels and forest stand hatching from the TCP2 plan and legend.

C. Have the qualified professional who prepared the TCP2 sign and date it and update the revision
box with a summary of the revisions made.

If you have any questions please contact me at 301-883-3239 or via e-mail at marc.juba@ppd.mncppc.ore.
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MEMORANDUM

TO: Ivy Thompson, Senior Planner, Zoning Section

VIA: Katina Shoulars, Supervisor, Environmental Planning Section
FROM: Marc Juba, Senior Planner, Environmental Planning Section

SUBJECT: Empire Petroleum - Brandywine; DSP-17013, and TCP2-016-2017

The Environmental Planning Section has reviewed the Detailed Site Plan for Empire Petrolenm —
Brandywine, DSP-17013 and Type 2 Tree Conservation (TCP2-016-2017), stamped as received by the
Environmental Planning Section on August 30, 2017. This project is associated with the concurrent review
of SE-4789. The Environmental Planning Section has provided the following conditions listed at the end
of this memorandum for your consideration as part of any approval of DSP-17013, and TCP2-016-2017

Background

An approved and signed Natural Resource Inventory plan, NR1-236-2015, was issued on December 28,
2015 for this site. No other previous environmental reviews have occurred on this site.

Grandfathering

The project is subject to the current regulations of Subtitle 25 (Woodland and Wildlife Habitat
Conservation Ordinance) and Subtitle 27 (Zoning Ordinance) that came into effect on September 1, 2010
because the application is for a new Detailed Site Plan and the site has no previous preliminary plans
approved prior (o September 2010.

Proposed Activity

This Detailed Site Plan Application is for the construction of a drive-thru onsite. This case is associated
with a Special Exception Application (SE-4789) that is for the expansion of an existing gas station with a
3,500 sf convenience store and associated stormwater management facilities. The existing structure on-site
will be razed. The Detailed Site Plan application area is 2.75 acres located on existing Parcels 83 and 287.
The construction of a drive-thru associated with the use of a gas station with food or beverage store and
eating or drinking establishment is only permitted with an approved detailed site plan in the I-1 zone.
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Site Description

The area associated with this application is located within Brandywine at the southeast quadrant of the
intersection of Short Cut Road and Crain Highway (U.S. Route 301). There are 1.32 acres of woodlands
currently on-site. A review of the available information identified that no regulated environmental features
such as streams, wetlands, areas of steep slopes, 100-year floodplain, or associated buffers are found on the
property. This site does not contain Primary Management Area (PMA) and is outside of the Chesapeake
Bay Critical Area (CBCA). The site straddles two watersheds. The eastern half of the site is within the
Mattawoman Creek Watershed, while the western half of the site drains into the Piscataway Creek
Watershed, which is a stronghold watershed; the entire site drains into the Potomac River Basin. The
predominant soil found to occur onsite according to the USDA NRCS Web Soil Survey is Beltsville-Urban
Land complex, 0 to 5 percent slope. According to available information, neither Marlboro clay nor
Christiana complexes are known to occur onsite. According to the Sensitive Species Project Review Area
(SSSPRA) map prepared by the Maryland Department of Natural Resources Natural Heritage Program,
there are no rare, threatened, or endangered (RTE) species found to occur on or in the vicinity of this
property. This site is not identified as containing Forest Interior Dwelling Species (FIDS) or FIDS buffer,
This site does not share frontage with any historic or scenic roadways. According to the approved
Countywide Green Infrastructure Plan, the site is not mapped within the network.

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 Resource Inventory / Environmental Features

A signed NRI (NRI-236-2015), which included a detailed forest stand delineation (FSD), was submitted
with the application. This NRI expires on December 28, 2020. This site contains 1.32 acres of existing
woodlands. No specimen, champion, or historic trees are known to occur onsite. A review of the available
information identified that no regulated environmental features such as streams, wetlands, areas of steep
slopes, 100-year floodplain, or associated buffers are found on the property. This site is not associated with
a Primary Management Area (PMA) or located within the Chesapeake Bay Critical Area (CBCA).

No additional information is required with regard to the existing conditions of the site.
Woodland Conservation

This site is subject to the provisions of the Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance (WCO) because the property is greater than 40,000 square feet in size, contains
more than 10,000 square feet of existing woodland, and proposes more than 5,000 feet of woodland
clearing. A Type 2 Tree Conservation Plan (TCP2-016-2017) was submitted with this special exception
application.

The site has a woodland conservation threshold of 15 percent or 0.39 acres. According to the proposed
worksheet, the cumulative woodland conservation requirement based on the total clearing of 1.32 acres for
this project, is 1.00 acres. The TCP2 proposes to meet this requirement with 1.00 acres of fee-in-lieu. The
worksheet as submitted will require one technical revision. The worksheet indicates that the project is
subject to the 1991; however, the site is actually within a priority funded area (PFA) and subject to the
2010 ordinance.
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There are three changes that need to be addressed on the TCP2 plan. Features that are only required to be
shown on an NRI shall not be reflected on the TCP2; specilically, the forest stand labels and forest stand
hatching are not required to be reflected on the TCP2. These elements visually detract from other required
information on the plan and shall be removed. Once the revisions have been made, have the qualified
professional who prepared the TCP2 sign and date it and update the revision box with a summary of the
revisions made.

Recommended Condition: Prior to certification of the detailed site plan, the Type 2 Tree Conservation
Plan shall be revised as follows:

a. Revise the woodland conservation worksheet by indicating that the site is subject to the 2010
ordinance and in a PFA, instead of subject to the 1991 ordinance.
Remove all forest stand labels and forest stand hatching from the TCP2 plan and legend.

Have the qualified professional who prepared the TCP2 sign and date it and update the revision
box with a summary of the revisions made.

Preservation of Regulated Environmental Features/Primary Management Area

No regulated environmental features are known to exist on this property.

Soils

The predominant soil found to occur onsite according to the USDA NRCS Web Soil Survey is Beltsville-
Urban Land complex, 0 to 5 percent slope. According to available information, neither Marlboro clay nor
Christiana complexes are known o occur onsite.

This information is provided for the applicant’s benefit. No further action is needed as it relates to this

Detailed Site Plan review. A soils report may be required by the Prince George’s County Department of
Permits, Inspection and Enforcement (DPIE) during the permit process review.

Stormwater Management

A Storm Water Management Concept letter and plan that is in conformance with the current code has been
approved by DPIE.

No additional information is required with regard to stormwater management with this application.

Summary of Recommended Conditions

1) Prior to certification of the detailed site plan, the Type 2 Tree Conservation Plan shall be revised as
follows:

a. Revise the woodland conservation worksheet by indicating that the site is subject to the 2010
ordinance and in a PFA, instead of subject to the 1991 ordinance.
: Remove all forest stand labels and forest stand hatching from the TCP2 plan and legend.
& Have the qualified professional who prepared the TCP2 sign and date it and update the revision
box with a summary of the revisions made.
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[f you have any questions please contact me at 301-883-3239 or via e-mail at marc.juba@ppd.mneppe.org.
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NRI #: NRI-236-2015 PROJECT NAME: Empire Petroleum
DATE: December 28, 2015
TO: Jessica Antos

ECS-Midatlantic, LLC
14026 Thunderbolt P1., Suite 100
Chantilly, VA 20151

703-995-1731, JAntos(@ecslimited.com

FROM: Erica Hahn, Senior Planner, Environmental Planning Sectionc?ybav

The Environmental Planning Section has reviewed the above referenced Natural Resources Inventory (NRI)
received December 21, 2015 and it has been signed.

If you have questions about these comments, please contact the Environmental Planning Section at 301-952-
3650.

Attachments: Signed NRI Plan
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July 17,2017

MEMORANDUM

TO: Ivy Thompson, Subdivision and Zoning Section

FROM: Sherri Conner, Subdivision and Zoning Section%/

SUBJECT: DSP-17013 Empire Petroleum, Brandywine

The property is known as Parcel 83 and Parcel 287 on Tax Map 145 in Grid A-4 and consists of a
total of 2.57 acres zoned I-1. The subject property is comprised of two legal parcels created by deed prior
to 1982 and has never been the subject of a preliminary plan of subdivision or record plat. Although the
deeds reference Parcels One and Two (Liber 36979 folio 39), the State Department of Assessments and
Taxation and the tax maps show the property as Parcels 83 and 287.

Parcel 287 is currently vacant and the existing gas station with food and beverage store on Parcel
83 is to be razed. This application is proposing to construct a new gas station and 3,500 square foot food
and beverage store including an eating and drinking establishment with a drive-through. At the time of the
writing of this referral, staff has determined that the site is exempt from the requirement of filing a
preliminary plan of subdivision pursuant to Section 24-107(c)(7)(B) which states:

Sec. 24-107. Jurisdiction.

(¢) The following shall be exempt from the requirement of filing a preliminary plan and
final plat of subdivision, except for any portion of land within the Interim Land Use
Control (ILUC) Area subject to Sec. 24-120.03(b) of this Subtitle and consistent with
Part 18 of the Zoning Ordinance unless otherwise noted below:

(7 Any subdivision of land by deed of a lot prior to January 1, 1982, provided:

(B) The total development proposed for the subdivision on a property that
is not subject to a Regulating Plan approved in accordance with
Subtitle 27A of the County Code and does not exceed five thousand
(5,000) square feet of gross floor area.

The applicant should be aware that the development of more than 5,000 square feet of gross floor
area on the subject site will require the approval of a preliminary plan of subdivision.

There are no subdivision issues at this time.
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Site/Road Plan Review Division, DPIE

Empire Petroleum Brandywine
Special Exception No. SE-4789

Short Cut Road 4-5690

In response to the Special Exception No. SE-4789 referral,

the Department of Permitting, Inspections and Enforcement (DPIE)
offers the following:

The site is 2.57 acres and described as Parcels 83 and 287
located at 14330 SE Crain Highway in Brandywine on the
southeast corner of the Crain Highway (US 301)/Short Cut
Road intersection. This property is zoned I-1. Parcel 83
is developed with 12 passenger car self-serve gas fueling
stations, 2 truck fueling stations and a food or beverage
store operating pursuant to Special Exception 3507.

This Special Exception SE-4789 is to add the rest of Parcel
83 and incorporate Parcel 287, and redevelop the property
with a new 3,500 square foot food or beverage store
including a permitted eating and drinking establishment with
a drive-thru window and patron seating; 10 double-sided
pumps for passenger cars; 2 high speed truck fueling
stations and reconfiguring of the site including planned
modification to the US 301 access.

US 301 is a State-maintained roadway; therefore,
coordination with the Maryland State Highway Administration
(SHA) is necessary.

The applicant needs to provide adequate sight distance in
accordance with AASHTO standards for all proposed access
points within the site.

9400 Peppercorn Place, 2nd Floor, Suite 230, Largo, Maryland 20774
Phone: 301.636.2060 ¢ http:/dpie.mypgc.us + FAX: 301.925.8510 68
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Existing utilities may require relocation and/or
adjustments. Coordination with the various utility
companies is required.

Sidewalks and ADA ramps are required within the property
limits in accordance to Sections 23-105 and 23-135 of the
County Road Ordinance.

Short Cut Road is County-maintained; therefore, right-of-way
dedication and frontage improvements in accordance with the
County Road Ordinance, Department of Public Works and
Transportation’'s (DPW&T) Specifications and Standards and
the Americans with Disabilities Act (ADA) are required.

The approved Site Development Concept Plan Number 2852-2016,
dated March 18, 2016, and valid through March 18, 2019, is
consistent with the proposed special exception plan. The
proposed fueling station improvements constitute a
stormwater hotspot; therefore, a detailed implementation of
the stormwater pollution prevention plan is required.

DPIE has no objection to Special Exception No. SE-4789.

This memorandum incorporates the Site Development Plan
Review pertaining to Stormwater Management (County Code
32-182(b)). The following comments are provided pertaining
to this approval phase:

Final site layout, exact impervious area locations are not
shown on plans.

Exact acreage of impervious areas has not been provided.
Proposed grading is shown on plans.

Delineated drainage areas at all pointg of discharge from
the site has been provided.

Stormwater volume computations have not been provided.
Erosion/sediment control plans that contain the construction
sequence, and any phasing necessary to limit earth
disturbances and impacts to natural resources, and an
overlay plan showing the types and locations of ESD devices
and erosion and sediment control practices are not included
in the submittal.

A narrative in accordance with the code has not been
provided.

h) Applicant shall provide items (a-g) at the time of filing of

the site development fine grading permits.
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If you have any questions or require additional information,
please contact Mr. Mariwan Abdullah, P.E., District Engineer for
the area, at 301.636.2060.

MCG:NF:dar

cc: Mariwan Abdullah, P.E., District Engineer, S/RPRD, DPIE
Nanji Formukong, Engineer, S/RPRD, DPIE
EPP - Besche Acquisition, LLC 8350 North Central Expressway,
Suite M2185, Dallas, Texas 75206
Meyers, Rodbell & Rosenbaum Pa, 6801 Kenilworth Avenue,
Suite 400 Riverdale, Maryland 20737
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" The Maryland-National Capital Park and Planning Commission

14741 Governor Oden Bowie Drive, Upper Marlboro, MD 20772 301-952-
253N
*REFERRAL REQUEST*

Date: 6/13/2017

To: EMAIL DISTRIBUTION LIST

From: VY THOMPSON - URBAN DESIGN ivy.thompson@ppd.mncppc.org
Subject: DSP-17013, EMPIRE PETROLEUM BRANDYWINE

IDENTIFICATION OF MAJOR ISSUES DUE DATE: 6/28/2017

“Note: E-mail any major issues/problems to the reviewer by the above date.

ED_H -
SDRC MEETING IS SCHEDULED FOR: 8302017 7/14/17

REFERRAL DUE DATE: 7/13/2017

X Full Review of New Plan O Revision of Previously Approved Plan

m] Limited or Special Review O Plans/Documents Returned for Second Review Following
Revision by Applicant

NOTE: This case is being reviewed at: X Planning Board level OR O Planning Director level

Related Cases:

NOTE: Plans and documents for this case will be available in Dropbox until Planning Board hearing and decision.
You may download and save for your records but the plans are not final until conditions are met and the plan is certi-

fied.

REFERRAL REPLY COMMENTS: A0 /afpact Fo ExiS a5 va Fotue ¢
Packland - L1/ Eout

NOTES: The review package is located here: https://www.dropbox com/shivemuv7dzfmyel1x/AAD-
oXByYOZNXMnWEI169aema?di=0

Please send all comments to the reviewer's email provided.

if you need assistance contact Cheryl.summerlin@ppd.mncppc.org.
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RICENTEYNTAL

THE PRINCE GEORGE'S COUNTY GOVERNMENT
Fire/EMS Department

Office of the Fire Marshal
Support Services Command
Date: _‘H_"I_E‘Df 7

TO: | Ly W\WS'—-B—-«

DGVE[Opmen[ Review Division

FROM: Kenny Oladeinde, Project Coordinator _/ij
Fire Prevention Division k

RE: -~ R.O.S.P Special Exception ft723ﬁ'

The following Preliminary Plan Referral has been reviewed by this office
according to Departmental Procedures and Operational Guidelines of the Prince George's
County Fire/ Emergency Medical Services Department;

<
Description: _[= WPz 1_74170 L i
Location _ Bovoundy Wone

The proposed site development creates minimal impact to the services of the Prince
George's County Fire/EMS Department in the area of fire protection. This plan is
adequate to satisfy the requirements of Subtitle 4 of the County Building Code specific to

emergency vehicle access.

Please be advised Subtitle 4-186. Section 1015.2 titled Location and Performance of
Fire Hydrants states:

“Every building shall be provided with sufficient fire hydrants located such that no
exterior portion of the building is located more than five hundred (500) feet from a fire
hydrant. The distance shall be measured as a hose line would be laid along paved street,
through parking lot entrances, around obstructions, etc., in accordance with the

determination of the authority having jurisdiction.”
If I may be of further assistance, please contact me at (301)-583-1830
Copy to: Christine Osei, Fire and Safety Public Facilities planner, Special Projects

Section, Countywide Planning Department, Maryland National Capital Park and
Planning Commission.

Comment:

6820 Webster Street
Landover Hills, Marvland 20784 53



Page Two

Please note and direct the owner to comply with aforementioned Subtitle. I have
highlighted on the submitted drawings all areas which may contribute to the loss of
emergency vehicle access due to its configuration. These locations shall be marked with
painted yellow curbs and posted ‘No Parking Fire Lane by order of the Prince George's
County Fire/EMS Dupartmunt signs. The developer should contact the Fire /EMS
Department’s Office of Office of the Fire Marshal to assist in designating the fire lanes,

In addition, please be advised Subtitle 4-164, Fire Protection Systems; Section
912, Yard Hydrants. (a) Section 912.1 is added to read as follows: "Location and
Performance of Fire Hydrants." Every building of more than one thousand (1,000)
square feet in area shall be provided with sufficient fire hydrants located such that no
exterior portion of the building is located more than five hundred (500) feet from a fire
hydrant. The distance shall be measured as a hose line would be laid along paved streets,
through parking lot entrances, and around obstructions, in accordance with the '
determination of the authority having jurisdiction. A fire hydrant is required within two
hundred (200) feet of any required fire department connection, as hose is laid. The fire
department connection must be located on the front, address side of the building and be
'visible from a fire hydrant or as approved by the Fire Code Official. Each hydrant shall
'provide a minimum of one thousand (1,000) gpm at a residual pressure of twenty (20)

psi.

Also areas may be highlichted on the drawing in noted colors to show areas
that do not accommodate the turning radius of a 43-foot wheel base vehicle or
other comments. These areas need to be widened to allow emergency apparatus
fo turn.

Any courts or dead-end created should provide 43-foot tumning radius within 200
feet of the end of the road.

These requirements should be incorporated into the final plat and 2 condition of
release of the use and occupancy permit, If I may be of further assistance, please contact
me at (301)-583-1830

mko
H\ 4 —-4.739

Copy to: Christine Osei, Public Facilities Planner, Special Projects Section,
Countywide Planning Department, Maryland National Capital Park and
Planning Comnunission.
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Statement of Justification

Empire Petrolenm

Special Exception 4789

Detailed Site Plan 17013

Gas Station and Food or Beverage Store

LOCATION

The subject property (the “Property™) is located at 14330 SE Crain Highway in
Brandywine, Maryland, on the southeast corner of the Crain Highway (US 301) / Short
Cut Road intersection. It is described as Parcels 83 and 287, Tax Map 145, Grid A-4. It
is 2.57+ acres in the I-1 Zone. Parcel 83 is developed with a self-serve gas station and a

food or beverage store operating pursuant to Special Exception 3507.
NATURE OF THE REQUEST

Empire Petroleum Partners, LLC (the “Applicant”), requests a major change to
Special Exception 3507 pursuant to Sections 27-317, 27-355, and 27-358 and a Detailed
Site Plan in accordance with Part 3, Division 9, of the Prince George’s County Zoning

Ordinance.

Aerial photos show the Property has been developed since at least 1938. It has
been developed with a gas station since at least 1977 and has been developed in the
current configuration since the mid-1990s. Special Exception 3507 was approved on
June 25, 1985. That application was to redevelop the existing gas station on part of
Parcel 83 and add a “mini-food market.” A gas station was already existing on the site.
In 1983, gas stations were permitted by right in the I-1 Zone; Special Exception 3507 was
for the addition of the food or beverage store component. Special Exception 3507 was

approved with only one condition: that the site plan be revised to show conformance with
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Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

the Zoning Ordinance. The revision to the site plan was made; the gas station was

constructed pursuant to Special Exception 3507.

In 1998, Council Bill 40-1998 amended the Zoning Ordinance to require a special
exception for a gas station. The Applicant seeks now to add the rest of Parcel 83 and
incorporate Parcel 287, and redevelop the Property with a new 3,500 square foot food or
beverage store including a permitted eating and drinking establishment with a drive-
through window and patron seating. Currently, there are 14 fueling stations, 12 for
passenger cars and 2 for trucks; these are proposed to be replaced with 10, double-sided
stations (to serve 20 passenger cars). Three high-speed fueling stations dedicated to

trucks are also proposed in a separate location from passenger cars.

NEIGHBORHOOD

As identified in Special Exception 3507, the neighborhood for the subject

property is:
NORTH: Brandywine Road
EAST and SOUTH: Timothy Branch
WEST: Crain Highway (US 301)

There is no reason to alter this prior neighborhood definition. The neighborhood
includes industrial and commercial uses and single-family homes. A vehicle salvage
yard is immediately east and south of the Property. Farther east is undeveloped, wooded
land and the HH Gregg distribution center. Commercial uses are found generally in
Brandywine Crossing—with a car dealership, Costeo, Target, Safeway, restaurants and
smaller independent retailers—at the southern end of the neighborhood, east of US 301

north of Cedarville Road. Regency Furniture Warehouse Showroom anchors the
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southern end of the neighborhood. Single-family detached residential development is to
the east in the Brandywine Heights Subdivision. Brandywine Elementary School and a
Post Office are on the south side of Brandywine Road.

The neighborhood is in a state of flux. More commercial development is under
construction east of the existing Brandywine Crossing Center. The Villages at Timothy
Branch, an approved mixed-use development in the L-A-C and R-M Zones, covering the
middle of the neighborhood, is now moving its way through the approval processes. The
neighborhood is experiencing rapid growth and does, and will continue to, contain a mix

of commercial and residential uses.

MASTER PLAN AND GENERAL PLAN

The Property is found in the 2013 dpproved Subregion 5 Master Plan and
_Sectional Map Amendment (“Master Plan™). The Master Plan shows this Property, along
with the vehicle salvage yard, in an industrial land use category. Much of the remaining
properties to the east are in the R-M (Residential-Medium) and L-A-C (Local Activity
Center) Zones. A transit stop is shown in the Master Plan south of the Property on Crain
Highway. The Sectional Map Amendment retained the Property in the I-1 (Light
Industrial) Zone,

The Property is in the Brandywine Community designated in the Master Plan,
Brandywine is to be “focused on a transit station, with high-density, mixed residential,
commercial, and employment uses abuiting existing and planned major commercial land
uses to the south, and mixed residential uses to the north” (p. vi). For planning and
policy purposes, the Master Plan designates certain centers and corridors. The Property

is within the MD 5/US 301 Corridor; it is just north of and outside the Brandywine

Community Center. Strategies for this corridor are:
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Short term

* As part of a community-based process, develop a design plan for the

Brandywine community center to establish the palette of architectural
styles, building materials, exterior finishes, street and sidewalk cross-

sections, and other design clements to be used in the center.,

* Develop best site design and stormwater management practices to be used
in the Brandywine community center for protection of water quality in

Mattawoman Creek.

Ongoing

» Continue to work with MTA to preserve right-of-way for transit service

in the MD 5/US 301 corridor.

* Encourage infill development along the MD 5 corridor, specifically at
potential transit nodes and in the Clinton area. (p. 55)

The elevations included in the submission show a building of masonry and glass,
providing a simple, pleasing design in concert with the commercial development along
Crain Highway. Ample setbacks are provided and landscaping will be updated to meet
current County requirements. The layout and design continue the visual elements
established in the neighborhood and corridor. No sidewalks exist. The Property is just
north of the Brandywine Community Center, in an area not conducive to pedestrian

traffic; thus no sidewalks are proposed.
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Subsequent to the 2013 approval of the Master Plan and adoption of the Sectional
Map Amendment, the County approved a new General Plan in 2014, Plan Prince
George 's 2035 (“Plan 2035”). Plan 2035 updates the 2002 General Plan for Prince
George’s County. There are no recommendations in Plan 2035 specific to this Property.
Plan 2035 generally recommends that new commercial growth be concentrated in several
Regional Transit Districts and Local and Suburban Centers. The subject Property is in
the Brandywine Town Center. Plan 2035 characterizes Town Centers as areas with a
“range of auto-accessible centers that anchor larger areas of suburban
subdivisions...” and are “largely automobile oriented with access from arterial
highways” (Table 16; p. 108). The Property is on the northern edge of the Brandywine

Town Center in the midst of auto-accessible uses along Crain Highway.

RELATIONSHIP TO THE PROVISIONS OF THE ZONING ORDINANCE

Section 27-317. Required Findings

Section 27-317 of the Zoning Ordinance contains the general requirements

applicable to all special exception uses. The requirements of Section 27-317(a) are as

follows:

(1) The proposed use and site plan are in harmony with the purpose of
this Subtitle;

RESPONSE:  Generally, the 15 purposes of the Zoning Ordinance are
aimed at protecting and promoting public health, safety and welfare. A
detailed discussion of these purposes is found later in this justification

statement. The proposal is in harmony with all applicable purposes.
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(2) The proposed use is in conformance with all the applicable

&)

requirements and regulations of this Subtitle;

RESPONSE:  The proposed redevelopment of the Property conforms to
all requirements of the Zoning Ordinance. Specific requirements for gas
stations and the I-1 Zone are discussed later in this Statement of
Justification. The site plan demonstrates conformance to the parking,

loading, and setbacks requirements of the Zoning Ordinance as well.

Parking: As noted on the site plan, 26 parking spaces are required for the
gas station, the 3,500 square-foot food or beverage store, and eating and
drinking establishment with drive-through service. Twenty-seven parking

spaces are provided.

Handicapped Accessible: Two handicapped accessible parking spaces are

required; two are provided at the entrance to the building.

Loading: With a 3,500 square foot building, one loading space is

required. One loading space is provided.
Setbacks: The I-1 Zone requires the following setbacks:
Front: 25 feet 144.7 feet provided

Side: 30 feet 51.6 feet provided
Rear: 0 feet 109.9 feet provided

The proposed use will not substantially impair the integrity of any

validly approved Master Plan or Functional Master Plan, or, in the
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“)

(5)

absence of a Master Plan or Functional Master Plan, the General

Plan;

RESPONSE:  As noted, the Subregion 5 Master Plan shows the
Property in an Industrial Land Use category and the Sectional Map
Amendment retained the I-1 Zoning on the Property. Gas stations, eating
and drinking establishments with drive-through service, and food or
beverage stores are all uses permitted by right or by special exception in
the I-1 Zone. The proposed uses have existed on the site for more than 20
years and the proposed Special Exception updates, improves and redesigns
the site, and adds patron seating and a drive-through window for the food
or beverage store for customer convenience. The elevations show a
building of masonry and glass, all in keeping with the design
recommendations of the Master Plan. The proposal does not impair the

integrity of the Master Plan.

The proposed use will not adversely affect the health, safety, or

welfare of residents or workers in the area;

RESPONSE:  The operation of this gas station and food or beverage
store has proven to be a safe one. The redesign substantially improves
onsite circulation by separating commercial and passenger vehicle fueling
operations and provides right-in/right out access to US 301 via 30-foot
wide driveways. No adverse impacts to public health, safety or welfare
are evident. In fact, public health, safety and welfare will be enhanced by
the proposed improvements.

The proposed use will not be detrimental to the use or development of

adjacent properties or the general neighborhood; and
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©)

(7)

(b)

RESPONSE: Immediately adjacent properties to the east and south are
developed with Ransom Motors, a vehicle salvage yard. To the north,
across Short Cut Road, is Brandywine Trucks and Equipment, a sales and
rental company. The gas station and food or beverage store fit easily into
this environment and will not be detrimental to the use of these properties
or properties in the larger neighborhood which are too far away to

experience any impact from the use and will benefit from the convenience

it provides.

The proposed site plan is in conformance with an approved Type 2

Tree Conservation Plan.

RESPONSE: The Applicant has submitted a Type IT Conservation Plan

for review and approval with this application.
The proposed site plan demonstrates 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).

RESPONSE: There are no regulated features on the site.

In addition to the above required findings, in a Chesapeake Bay

Critical Area Overlay Zone, a Special Exception shall not be granted:

@)

where the existing lot coverage in the CBCA exceeds that allowed by
this Subtitle, or
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(2)  where granting the Special Exception would result in a net increase in

the existing lot coverage in the CBCA.

RESPONSE: The Property is not in the Chesapeake Bay Critical Area.

Section 27-358. Specific Requirements for Gas Stations

Section 27-358 contains the specific requirements applicable to gas stations.

These requirements are as follows:
“(a) A gas station may be permitted, subject to the following:

(1)  The subject property shall have at least one hundred and fifty
(150) feet of frontage on and direct vehicular access to a street with a

right-of-way width of at least seventy (70) feet;

RESPONSE: The Property has 400+ feet of frontage on and direct
vehicular access to Crain Highway, a planned Freeway with a variable

width right-of-way in excess of 300 feet.

(2)  Thesubject property shall be located at least three hundred (300) feet
from amy lot on which a school, outdoor playground, library, or

hospital is located;

RESPONSE: No such facilities are located within three hundred (300)
feet of the subject Property.
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(3)  The use shall not include the display and rental of cargo
trailers, trucks, or similar uses, except as a Special Exception in

accordance with the provisions of Section 27-417;

RESPONSE: The applicant does not propose to display and rent cargo

trailers, trucks, or similar uses.

(4)  The storage or junking of wrecked motor vehicles (whether

capable of movement or nof) is prohibited;

RESPONSE: The applicant will not store or junk motor vehicles
(whether capable of movement or not) and does not propose any vehicle

servicing on the Property.

(5)  Access driveways shall be not less than thirty (30) feet wide
unless a lesser width is allowed for a one-way driveway by the
Maryland State Highway Administration or the County Department
of Permitting, Inspections, and Enforcement, whichever is applicable,
and shall be constructed in compliance with the minimum standards
required by the County Road Ordinance or Maryland State Highway
Administration regulations, whichever is applicable. In the case of a
corner lot, a driveway may begin at a point not less than twenty (20)
feet from the point of curvature (PC) of the curb return or the point
of curvature of the edge of paving at an intersection without curb and
gutter. A driveway may begin or end at a point not less than twelve

(12) feet from the side or rear lot line of any adjoining lot;

RESPONSE: The accompanying site plan evidences access drives are 30

feet wide, are more than 20 feet from the point of curvature at the Crain

10
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Highway/Short Cut Road intersection, and are located more than 12 feet

from adjoining lots.
(6)  Access driveways shall be defined by curbing;

RESPONSE: The site plan evidences that all access driveways will be
defined by curbing.

(7)  Asidewalk at least five (5) feet wide shall be provided in the
area between the building line and the curb in those areas serving

pedestrian traffic;

RESPONSE: Crain Highway is a planned freeway and Short Cut Road is
an industrial road serving industrial uses. This is not an area serving

pedestrian traffic. No sidewalks exist and none are proposed.

(8)  Gasoline pumps and other service appliances shall be located

at least twenty-five (25) feet behind the street line;

RESPONSE: The proposed gas pumps are setback 43 feet from the Crain
Highway street line and 77 feet from the Short Cut Road street line as
required by this section.

(9)  Repair service shall be completed within forty-eight (48) hours
after the vehicle is left for service. Discarded parts resulting from any
work shall be removed promptly from the premises. Automotive
replacement parts and accessories shall be stored either inside the
main structure or in an accessory building used solely for the storage.

The accessory building shall be wholly enclosed. The building shall

11
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either be constructed of brick (or another building material similar in
appearance to the main structure) and placed on a permanent
foundation, or it shall be entirely surrounded with screening material.
Screening shall consist of a wall, fence, or sight-tight landscaping
material, which shall be at least as high as the accessory building. The

type of screening shall be shown on the landscape plan.

RESPONSE: Repair services are not proposed.

(10) Details on architectural elements such as elevation depictions of
each facade, schedule of exterior finishes, and description of
architectural character of proposed buildings shall demonstrate

compatibility with existing and proposed surrounding development.

RESPONSE: Architectural elevations are provided for each fagade
showing a building of masonry and glass. This section of Crain Highway
is characterized by industrial uses, including a concrete block building on
the property immediately south. Masonry veneer and glass are compatible
with this surrounding development and an improvement to the character of

the facades in the area.

(b)  In addition to what is required by Section 27-296(c), the site plan shall

show the following:

(1)  The topography of the subject lot and abutting lots (for a depth
of at least fifty (50) feet);

()  The location and type of trash enclosures; and

12
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3) The location of exterior vending machines or vending area.

RESPONSE: The accompanying site plan provides the topography of the
subject Property and abutting lots as required. There are no exterior

vending machines or vending area. A dumpster and its enclosure are noted

on the site plan as required.

(c) Upon the abandonment of a gas station, the Special Exception shall
terminate and all structures exclusively used in the business (including underground
storage tanks), except buildings, shall be removed by the owner of the property. For
the purpose of this Subsection, the term "abandonment"” shall mean nonoperation

as a gas station for a period of fourteen (14) months after the retail services cease,

RESPONSE: In the event of abandonment of the gas station, the Applicant will comply

_ with the requirements of this section.

(d)  When approving a Special Exception for a gas station, the District
Council shall find that the proposed use:

(1) Is necessary to the public in the surrounding area; and

(2) Will not unduly restrict the availability of land, or upset the

balance of land use, in the area for other trades and commercial uses.

RESPONSE: The public’s need for this gas station is evident; the station has
existed for three decades and has continued to serve the public—now, it seeks to
renovate and upgrade the site. According to the Applicant, on average the station
has sold 275,000 gallons of gasoline per month over the last two years. The

station has served the needs of, and been reasonably convenient to, the

13
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surrounding community and traveling public by its longstanding history of
operations. Because it has existed for so long, continued operation, with the
expansion of the food or beverage store and the addition of patron seating and a
drive through window, will not unduly restrict the availability of land for other
trades. In fact, as discussed throughout this Statement of Justification, other

trades are well represented in the neighborhood.

Section 27-355. — Specific Requirements for Food or Beverage Stores

Section 27-355 contains the specific requirements applicable to food or beverage

stores. These requirements are as follows:

(a) A food or beverage store may be permitted, subject to the following:

(1) The applicant shall show a reasonable need for the use in the

neighborhood;

RESPONSE: The food or beverage component of this site has been in successful
operation for more than two decades and has consistently operated. This evidences that
the food or beverage store is reasonably convenient to the public and that there is need for

the use in the neighborhood.

(2) The size and location of, and access to, the establishment shall be

oriented toward meeting the needs of the neighborhood;

RESPONSE: At 3,500 square feet, the use is not a large one and is clearly aimed at

serving the convenience needs of the neighborhood.

(3) The proposed use shall not unduly restrict the availability of land,

or upset the balance of land use, in the area for other allowed uses;

14
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RESPONSE: The use, smaller in size, has operated on this Property in conjunction with
the gas station for more than 20 years. It is an area that is developing. The proposed
expansion keeps the use on this Property continuing the existing balance of land uses and

will not interfere with the ability of other vacant land to be developed of other allowed

UsEs.

(4) In the I-1 and I-2 Zones, the proposed use shall be located in an

area which is (or will be) developed with a concentration of industrial or office uses;

RESPONSE: The proposed food or beverage expansion is surrounded by a
concentration of light industrial uses — specifically, the vehicle salvage yard and the truck

and equipment rental business to the north.

(5) The retail sale of alcoholic beverages from a food or beverage store
approved in accordance with this Section is prohibited; except that the District
Council may permit an existing use to be relocated from one C-M zoned lot to
another within an urban renewal area established pursuant to the Federal Housing
Act of 1949, where such use legally existed on the lot prior to its classification in the
C-M Zone and is not inconsistent with the established urban renewal plan for the

area in which it is located.

RESPONSE: The sale of alcoholic beverages is not proposed.

15
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Section 27-102. Purposes of the Zoning Ordinance

()

The purposes of the Zoning Ordinance are:

(1) To protect and promote the health, safety, morals comfort,
convenience, and welfare of the present and future inhabitants of the

County;

RESPONSE: A gas station with a food or beverage store was approved for this
Property some three decades ago. In its long history, it has operated with no
threat to public health, safety, morals, comfort, and welfare. Given its sales and
history, it has shown to be a convenience to the residents and workers in the

County.

(2) Toimplement the General Plan, Area Master Plans, and Functional

Master Plans;

RESPONSE: Master Plan and General Plan recommendations have
been discussed in detail throughout this document. The Master Plan
makes only some design recommendations applicable to this Property.
Along the Crain Highway Corridor, the Master Plan seeks to establish
architectural consistency. The masonry and glass building fits nicely in
this area, but also substantially upgrades the appearance in the area.
Most buildings are industrial in nature; the proposal enhances the
architecture of the Crain Highway Corridor.
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

Plan 2035 places the Property in the Brandywine Town Center—the
area ripe for automobile dependent uses. Plan 2035 makes no other

recommendations specific to the Property.

The Proposal to upgrade an existing gas station on the Property helps to

implement the recommendations of the Master Plan and Plan 2035.

(3) To promote the conservation, creation, and expansion of communities

that will be developed with adequate public facilities and services;

RESPONSE: The Property is within the Growth Boundary established in Plan
2035. Itis in Water and Sewer Category 4; a change to Category 3 will be
required prior to approval of building permits. Adjacent properties are in

Categories 5 and 3. Water and Sewer are available near the Property.

(4) To guide the orderly growth and development of the County, while

recognizing the needs of agriculture, housing, industry, and business;

RESPONSE: As noted, the Property is within the Growth Boundary in a light
industrial area. A gas station with a small food or beverage store has been on
the Property for many years and the proposal is to simply upgrade the existing
use on the Property.

(5) To provide adequate light, air, and privacy;

RESPONSE: The Property is in a light industrial area. The proposed building

is a one-story building that has no effect on light, air and privacy.

17




Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

(6) To promote the most beneficial relationship between the uses of land
and buildings and protect landowners from adverse impacts of

adjoining development;

RESPONSE: There is no adverse impact from this use that would negatively
affect adjoining property owners. A gas station with food or beverage store is
compatible with other vehicle uses, such as the nearby salvage yard and truck
sales and rental businesses. The location along a major roadway provides for

convenience to both nearby property owners and the public in general.
(7) To protect the County from fire, flood, panic, and other dangers;

RESPONSE: County controls are in place to protect the County from fire and

flood. No panic or other dangers present themselves in the continued use of

this Property. Code of Maryland and federal regulations govern the gas station

use on the Property as well.

(8) To provide sound, sanitary housing in a suitable and healthy living

environment within the economic reach of all County residents;

RESPONSE: The proposal is not for housing; it is in a light industrial area.
Therefore, this purpose does not apply.

(9) To encourage economic development activities that provide desirable

employment and a broad, protected tax base;

RESPONSE: Gas stations with food or beverage stores are part of the fabric of

the community and the economic base of the County. The movement of people

and goods is essential to the employment and the tax base.
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

(10) To prevent the overcrowding of land;

RESPONSE: With over 32 percent of the site left in green area—far in excess

of minimum requirements—the land is not overcrowded.

(11) To lessen the danger and congestion of traffic on the streets, and to
insure the continued usefulness of all elements of the transportation

system for their planned functions;

RESPONSE: By nature, gas stations with food or beverage stores do not
generate much traffic; they are generally “pass-by” operations serving people
who are already on the road. Safety will be ensured by the State Hi ghway
Administration’s access permit approval process. A traffic impact report

accompanies this application.

(12) To insure the social and economic stability of all parts of the County;

RESPONSE: Gas stations with food or beverage stores are an important part
of the economy of an area and County. They provide convenient access to fuel
and convenience goods, necessary commodities that help move goods and
people. Without them—and this one in particular given its long history of
strong sales and convenience to the public—the social and economic stability of

the County would be impaired.

(13) To protect against undue noise, and air and water pollution, and to
encourage the preservation of stream valleys, steep slopes, lands of

natural beauty, dense forests, scenic vistas, and other similar features;

19
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Statement of Justification

Empire Petroleumn

Special Exception 4789

Gas Station"and Food or Beverage Store
March 1, 2017

RESPONSE: The renovated gas station and food or
beverage store must comply with the Code of Maryland (COMAR) and
federal Environmental Protection Agency (EPA) regulations that are designed,
in part, to protect against air and water pollution. Noise is not an issue with a
gas station and food or beverage store that do not propose auto repair
facilities. In this case, the Property is surrounded by a salvage yard and a
truck rental and sales business. Thus, noise is not an issue. Timothy Branch
forms the eastern boundary of the neighborhood, but it is located far away
from the Property. No impacts to this stream will result due to the approval of

this application.

(14) To provide open space to protect scenic beauty and natural features of

the County, as well as to provide recreational space; and

RESPONSE: There is no open space or area of scenic beauty on or near the
Property. Timothy Branch runs along the eastern neighborhood boundary, but is

separated from the Property by a vehicle salvage yard and developing property.

(15) To protect and conserve the agricultural industry and natural

resources.
RESPONSE: The gas station and food or beverage store have no impact on

agriculture and natural resources. It is in the midst of industrial uses in a

rapidly developing neighborhood.

Sectidn 27-469. 1-1 (Light Industrial) Zone

20
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

Section 27-469 sets forth the purposes of, and specific requirements in, the I-1 (Light
Industrial) Zone.

(a) Purposes.

(1) The purposes of the I-1 Zone are:

(A) To attract a variety of labor-intensive light industrial uses;

RESPONSE: Gas stations with food or beverage stores along major
roadways are a necessary convenience for the public. One has existed
here for more than 40 years, and in its current configuration for more than
20 years. Its continued existence, with enhanced food components—
including patron seating and a drive-through window (a permitted use)—is

part of the variety of uses appropriate in a light industrial area.

(B) To apply site development standards which will result in an

attractive, conventional light industrial environment;

RESPONSE: The proposed site plan demonstrates conformance with all
I-1 Zone requirements. The architectural renderings show an attractive

layout and building within the industrial setting,
(C) To create a distinct light industrial character, setting it apart from

both the more intense Industrial Zones and the high-traffic-

generating Commercial Zones; and

21
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store

March 1, 2017

RESPONSE: Conformance with the I-1 Zone requirements helps to
create the light industrial character. The proposal conforms to all I-1 Zone

specific requirements.

(D) To provide for a land use mix which is designed to sustain a light

industrial character.

RESPONSE: The land use mix along Crain Highway has been
established for some time. Light industrial uses front Crain Highway north
and south of the Property. The continued operation of a gas station with a
food or beverage store on this site provides for a land use mix that will

continue to sustain the light industrial character of the area.

(b) Landscaping, screening, and buffering of development in the I-1 Zone shall be

provided in accordance with the provisions of the Landscape Manual, In addition,

the following applies:

(1) At least ten percent (10%) of the net lot area shall be maintained as green

area.

RESPONSE: The Property is 2.571+ acres, or 111,994 square feet. With
36,640 square feet of green space, the proposal more than satisfies this
requirement. Green space equals approximately 32.7 percent of the net lot

area, well in excess of the requirement.

(2) Any landscaped strip adjacent to a public right-of-way required pursuant

to the provisions of the Landscape Manual shall not be considered part of

the required green area.
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

RESPONSE: The green area calculation does not include the landscaped
strips.

(3) A vehicle towing station permitted in the I-1 Zone shall be screened by a
wall or fence at least six (6) feet high, or by an evergreen screen, unless the
adjoining property is used for a vehicle towing station or a vehicle salvage
yard.

RESPONSE: A vehicle towing station is not proposed.
(¢) Outdoor storage.
(1) Outdoor storage shall not be visible from a street.
RESPONSE: No outdoor storage is proposed.

(d) Uses.

(1) The uses allowed in the I-1 Zone are as provided for in the Table of Uses
(Division 3 of this Part),

RESPONSE: Gas stations and food or beverage stores are permitted by
Special Exception in the I-1 Zone. Eating and drinking establishments
with drive through service are permitted by right in the I-1 Zone.

(e) Regulations.

(1) Additional regulations concerning the location, size, and other provisions

for all buildings and structures in the I-1 Zone are as provided for in

23
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Statement of Justification

Empire Petroleum

Special Exception 4789

Gas Station and Food or Beverage Store
March 1, 2017

RESPONSE: As noted, the site plan satisfies all requirements of the
Zoning Ordinance. No variances are needed. Required off street parking
and loading are provided in accordance with the parking and loading
regulations; s free standing sign and building and canopy signs are
proposed in accordance with the locational and size requirements; the

landscape plan demonstrates conformance with the Landscape Manual.

CONCLUSION

Given the foregoing discussion, the Applicant respectfully submits that all
requirements for the approval of a special exception for a gas station and food or

beverage store have been met; therefore, approval is respectfully requested.

Respectfully submitted,

7/1_ Datfd

floseph Del Balzo, AICP

Del Balzo Development Services, LLC
12 S. Adams Street

Rockville, MD 20850
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THE MAHYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
::] 14741 Governor Oden Bowie Drive
™

Upper Marlboro, Maryland 20772
PGCPB No. 94-316 File No. ROSP-SE-3507

TDD: [301) 852-3796

Prince George's County Revision of Site Plan (Minor Change) Special Exception No. 3507
Applicant: Besche Qil Company, Owner
Karen Hauck, Comrespondent

Location: The subject property is located on the east side of US 301 at its intersection with
Short Cut Road.
Request: Revision of site plan for a food and beverage store in conjunction with a gas

station in accordance with Section 27-325(b) of the Zoning Ordinarice
RESOLUTION

WHEREAS, the applicant is requesting approval of a minor change to Special Exception
No. 3507 in accordance with Section 27-325(b) of the Prince George's County Zoning Ordinance;
and

WHEREAS, under this provision the applicant is requesting a revision of site plan for a
food and beverage store component of a gas station in the I-1 Zone; and

WHEREAS, the advertisement of the public hearing was posted on the property in
accordance with the adopted Rules of Procedure of the Prince George's County Planning Board;
and

WHEREAS, the Technical Staff Report released Scptember 28, 1994, recommended
APPROVAL, with conditions; and

WHEREAS, after consideration of the Technical Staff Report and testimony at its
regular meeting on October 6, 1994, the Prince George's County Planning Board agreed with the
staff recommendation; and

WHEREAS, the Planning Board decision is based on the findings and conclusions found
in the Technical Staff Report (Exhibit No. 10) and the following DETERMINATIONS:

A. Section 27-325(b) of the Zoning Ordinance allows the Planning Board to approve
minor changes to special exception sitc plans that involve minor increases in land
coverage and/or minor relocations of structures. In this case, the applicant is
proposing a decrease in the approved square footage (2,142 square feet down to
1,564 square feet) in roughly the same Jocation as the previously approved
building. As such, the changes proposed to the special exception use are consid-
ered minor and may be approved by the Planning Board.

B. When the District Council approved SE-3507 in 1984, it found a significantly
larger store to be compatible with the surrounding uses and appropriate for the

8
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PGCPB No.-94-316
File No. ROSP-SE-3507

Page No. 2

NOW,

area, imposing no conditions of approval. The requested decrease in retail area
will not alter the original findings of corapatibility.

Soon after SE-3507 was approved, the applicant sought and was granted Depar-
ture from Design Standards Application No. 207 (DDS-207) which waived on-site
landscaping requircments, allowing the applicant 10 place the landscaping within
the rights-of-way of US 301 and Short Cut Road (PGCPB Resolution No. 85-84).

The State Highway Administration informs us that Short Cut Road will be closed
as part of the improvements to the area, but will remain to serve the subject
property as a point of egress to northbound US 301. In the case of Short Cut
Road, the Planning Board sees no reason to negate the previous approval for this
request through DDS-207.

With plantings no longer possible in the right-of-way for US 301, the applicant
must provide a 10-foot-wide strip along the site frontage. The applicant claims
that the need for parking spaces along the front of the site (five parallel spaces
are shown) combined with the need for high visibility onto the site preclude them
from placing a full 10-foot-wide planting strip along US 301. The Alternative
Compliance Committee and Planning Director considered this argument
(AC-94049) and recommended denial, finding the hardship to be non-existent and
sclf-imposed. A companion Departure from Design Standards Application was
filed in an effort to satisfy this requirement.

THEREFORE, BE IT RESOLVED, that this application for a *minor change" to

Special Exception No. 3507, is hereby APPROVED, subject to the following conditions:

1.

The car wash shall be reconfigured to contain four bays and be recentered in its
shown location.

The angled parking spaces on the site plan shall be moved back five feet to
accommodate a five-foot wide perimeter landscaped strip.

Dimensions for parking spaces, driveway cuts and the carwash equipment room
and bays shall be shown.

Handicap access shall be demonstrated.
The use of all abutting properties shall be indicated.

The screcning material for the dumnpster shall be shown.
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File No. ROSP-SE-3507
Page No. 3

7. Shade trees shall be shown to be a minirum 2¥- to 3-inch caliper.

- L] L L] - - L] - - L L] - - L] L - v -

This is to certify that the foregoing is a truc and correct copy of the action take
Prince George's County Planning Board of The Maryland-National Capital Park and Pl
Commission on the motion of Commissioner McNeill, scconded by Commissioner Brown,
sioners McNeill, Brown, Dabney and Boone voting in favor of the motion, and with one vacancy
on the Planning Board, at its regular meeting held on Thursday, October 6, 1994, in Upper

Marlboro, Maryland.

with Commis-

Adopted by the Prince George's County Planning Board this 27th day of October 1994.

LeRoy J. Hedgepeth
Executive Director

Frances J. Guertin
Planning Board Administrator

LJH:FJG:TL:aj
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THE MAHYLAND-NATIUNAL CAPITAL PARK AND PLANNING COMMISSION

it} 14741 Governor Oden Bowie Drive
P:] D Upper Mariboro, Maryland 20772
L/ : TOD:; [301) 952-3786

PGCPB No. %4-317 File No. DDS-444

Prince George's County Departure from Design Standards Application No. 444
Applicant: Besche Oil Company, Owner
Karen Hauck, Correspondent

Location: The subject property is located on the east side of US 301 at its intersection with
Short Cut Road
Request: Departure from Design Standards for a reduction in landscaped strip width in

accordance with Section 27-239.01 of the Zoning Ordinance

WHEREAS, the applicant is requesting a 5-foot departure from the 10-foot landscaped
strip requirement along US 301 as well as permission to place required landscaping within the
theoretical 70-foot right-of-way for Short Cut Road; and

WHEREAS, the advertisement of the public hearing was posted on the property in
accordance with the adopted Rules of Procedure of the Prince George's County Planning Board,
and

WHEREAS, the Technical Staff Report released September 28, 1994, recommends
Approval of the landscaped strip within the right-of-way for Short Cut Road, subject to condi-
tions; and Denial of the reduced-width landscaped strip along US 301; and

WHEREAS, after consideration of the Technical Staff Report and testimony at its
regular meeting on October 6, 1994, the Prince George’s County Planning Board disagreed with
the staff recommendation; and

WHEREAS, the Prince George's County Planning Board decision is based on the
findings and conclusions found in the Technical Staff Report (Exhibit No. 10) and the following
DETERMINATIONS:

1. Section 27-325(b) of the Zoning Ordinance allows the Planning Board to approve
minor changes to special exception site plans that involvé minor increases in land
coverage and/or minor relocations of structures. In this case, the applicant is
proposing a decrease in the approved square footage (2,142 square feet down to
1,564 square feet) in roughly the same location as the previously approved
puilding. As such, the changes proposed to the special exception usc are consid-
ered minor and may be approved by the Planning Board.

2 When the District Council approved SE-3507 in 1984, it found a significantly
larger store to be compatible with the surrounding uses and appropriate for the
area, imposing no conditions of approval. The requested decrease in retail area
will not alter the original findings of compatibility.
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3. Soon after SE-3507 was approved, the applicant sought and was granted Depar-
ture from Design Standards Application No. 207 (DDS-207) which waived on-site

" landscaping requirements, allowing the applicant to place the landscaping within

the rights-of-way of US 301 and Short Cut Road (PGCPB Resolution No. 85-84).

4, The State Highway Administration informs us that Short Cut Road will be closed
as part of the improvements to the area, but will remain to serve the subject
property as a point of egress to northbound US 301. In the case of Short Cut
Road, the Planning Board sces no reason to negate the previous approval for this
request through DDS-207.

5. With plantings no longer possible in the right-of-way for US 301, the applicant
must provide a 10-foot-wide strip along the site frontage. The applicant claims
that the need for parking spaces along the front of the site (five parallel spaces
are shown), the need for high visibility onto the site, and the need for additional
area for truck maneuvering preclude them from placing a full 10-foot-wide
planting strip along US 301. The Alternative Compliance Committee and
Planning Director considered this argument (AC-94049) and recommended denial,
finding the hardship to be non-existent and self-imposed. The applicant then
chose 10 file this DDS application in the cvent that the Board agreed.

6. The Planning Board finds the applicant’s proposal along US 301 to equally well or
betier serve the purposes of the Landscape Manual. This is largely due to the fact
that the placement of the underground storage tanks make it difficult for tanker
trucks to maneuver when constrained by a 10-foot-wide strip. Additional plant-
ings within the proposed five-foot-wide strip and elsewhere on the site will help
offset the reduced width.

NOW, THEREFORE, BE IT RESOLVED, that Departure from Design Standards
Application No. 444 is hereby APPROVED subject to the site plan being revised to show the
following:

1. The car wash shall be reconfigured to contain four bays and be recentered in its
shown location.

2. The angled parking spaces on the site plan shall be moved back five feet to
accommodate a five-foot wide perimeter landscaped strip.

3. Dimensions for parking spaces, driveway culs and the carwash equipment room
and bays shall be shown.

4. Handicap access shall be demonstrated.

5. The use of all abutting properties shall be indicated.
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File No. DDS-444
Page 3
6. The screening material for the dumpster shall be shown.
7. Shade trees shall be shown (o be a minjmum 2Y%- 1o 3-inch caliper.
» L L] L - ] L] - L L ] L [ ] - L] L L - - v -

Adopted by the Prince George's County Planning Board this 27th day of October 1994,

LeRoy J, Hedgepeth
Exccutive Director

AR %% ﬁ,,u.»z:-/
By  Frances J. Guertin
Planning Board Administrator
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THE PRINCE GEORGE'S COUNTY GOVERNMENT

Office of the Clerk of the Council
(301) 952-3600

o

SE 3507 (3esche Jil Co,)

‘DECLARATION OF FINALITY
FINAL DECISION

The decision of the Zoning Hezaring Examiner in this casa was
filed with the District Council for Prince George's County, Mary-
land on _-June 25, 1984 . A copy of the decision was sent
to all persons of record on that date. Since no appeal of that
decision has been filad with the District Council by any person
of record or the People's Zoning Counsel, and since this case is
not one which the County Zoning Ordinance requires to be trans-
mitted to the District Council for final dispositicn, nor one
which the District Council has elected itself to render a final
decision, the decisior of the Zoning Hearing Examiner on Special
Exception No. _3507 » became final and zffective on
July 25, 1984 » in accordance with Section 27-490(t)
of the Zoning Ordinanze for Prince George's County, Maryland.

CERTIFICATE OF SERVICE

This is to certify that on August 2, 1084 . the
Clerk of the Council's Declaration of Finality of Decision by
the Zoring Hearing Examiner in the above-cited case was mailed,
postage prepaid to the following named persons c¢f record:

Robert A. Manzi, Esquire
Applicant or Applicant's Representative

MARYLAND~-NATIONAL CAPITAL PARK AND PLANNING CCMMISSION

‘PEQOPLE'S ZONING CUUNSEL Besche 0il Co.

DEPARTMENT OF ASSESSMENTS

PROPERTY STANDARDS DIVISION

WM

Jefn M. Sct'.mu?
Clerk, County Council aof

Prince George's county, Maryland

County Acministratien Building — Uprer Marlboro. Maryland 2087
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DISTRICT COUNCIL FOR PRINCE GEORGE'S COUNTY, MARYLAND
OFFICE OF IONING FEARING RXAMINER

SPECIAL RXCEPTION
3507

. DECISION
June 25, 1984

Application: Food or Beverage Store
Applicant: Besche 0il Company
Opposition: None

Hearing Date: Agril 25, 1984

Heariny Examiner: Barry S, Cramp
Disposition: Approval with condition

HATURE OF REQUEST

This application is filed so that a new £illing station can be
constructed on the site of an existing station and be operated
together with a mini-food market called Quik Shop. The filling
station is a permitted use of the I-1 Zone, the zone of the
property.

PINDINGS

(1) The prop=erty is 37,594 square feet of I-1 zoned property
partially improved by an automobile filling station.

(2) The location of the property is at the intersection of U, §.
Rt. 301 and Short Cut Rcad in Brandywine. Access is provided to
both Short Cut Rcad and U. S. Rt. 30l. Of the three entrances, one
appears to be less than the required minimum of tairty feat. This
drive is the closest one to U. S. Rt. 301 on Short Cut Road. It is
also less than the required twenty (20) feet from point of
curvature of the curb on U. S. Rt. 301.

(3) The property is somewhat isolated by undeveloped industria)
lands tc the south and east, by U. 8. Rt. 301 and Short Cui Road.
Just across Short Cut Road is a vast area used for used vehicle
and heavy equipment storage which are displayed for retail sale.
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.S. B. 3507

The east and south boundarijesn are
a2 stream. The north and west bou 3

5. Rt. 301. (Exh. 16, £.3; T.38) This is an industrially zoneq
area but with little development of that character. A used vehicle

sales yard, salvage yard, two filling stations and homes are
located in the neighborhood.

; A single building jig Proposed for
the joint uses., The existing fuel Pumps will be moved farther avay

ar enough according to the staff
e widening of y. S. Rt. 301 is,
thus certain
» There are no Programs
itional land for widening of U, §.
Rt. 301, (T.30 & 61)

(6) Being within Planning Area 85A, the Property is covered by the
Master Plan for Subregion v (1974).

The Plant's taps of proposed
Staging locates the Property in an employment area, more
specifically, employment area "C*, (T.47) The Property was zoned
I-1 ir 1978 when the Sectional map wa i
area.” A filling staticn i{s a permitte

food and beverage store jis a special exception use of that zone
and the I-2 zone.

(7) The Property is part of a large indust:lally zoned area of
1,000 acres. Existing industrial development consists of those
areas north and south of the Property used for used vehicle sales

and salvage, Approximately 30 employees may be associated with the
businesses adjoining the Property. (T.49-50)

CONCLUSIONS

{l) A food or beverage store ig a use of the I
27-403.2 Table of Uses. They are commercial utes permitted on.y

upon grant of a special exception, In considering such uses for
the I-1 Zone, there cannot be simi}l

areas, away frgm Concentrations of ing
(Sec. 27-518. 3)

R

! cr-106-1978, adopted September 5, 197g.

Adopted October 17, 1978; CB-100-1978.
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5. E. 3507

a4cross Short Cut
Road’' and 180 feet south of the Property. This {s a concentration

of industrial uses, although it is no where near the size of
industrial.use potential of the zoning. In this neighborhood there
i8 no other similar use. The term general vicinity has not been
defined anywhere i{n the Zoning Ordinance. It hag been suggested
that general vicinity may be larger than cthe neighborhood

think ' a1e area referred to as the general vicinity is at least
that area to be developed in a concentration of industrial and/or
office uses. While cne may, it is not necessary to go beyond that
area since it is the industrial or Office area which isx the
subject of the special exception use., In this application, it goes
without question that there is no swimilar yse - food ¢ beverage

store - within the 1,000 acre industrial area known as employnent

Purpose appears to
be out of context with the Master plan. The J-1 Zone is designed

for light industrial uses and to exclude high tznffic—genecacing
commercial uses. Sec. 27-399 (b) . However, food and beverage stores
are permitted in the I1-1 Zone. The Master Plap ip Proposing
employment for the pProperty has been interpreted by the bpistrict
Council to include all I-1 uses whether or not they are
characterized industrial or comrmercial. This was determined at the
time of the sectional map amendment in 1978, we find no conflict
with the Master Plan.

proposed to be located farther back f£rom the rights-of-way than is
now shown on the site Plan, is based on sound Planning but is not
a prerequisite to approval of this special exception. Applicant
has provided for a future right-of-way width that is contemplated
in plans of the County, namely, the Master Plan and General Plan.

(3) A number of site Plan revisions have been noted as being
required by the staff. Some relate to questions raised as to the
future rights-of-way. Inasmuch as it appears that some compliance
is required, a revised site Plan is needed or excusals qranted by
the appropriate agency. Condition of approval is thus that sither
course be followed by applicant before the special exception is
effective,
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. S. E. 3507

DISPOSITION
f Approval of g, p. 3507, Subject,
: Dffice of Zoining H
revised site Plan showing compliance with the Zoning Ordinance or
statements that variances
been approvaq,
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SE 3507 (Besche 0il Co,)

‘DECLARATION OF FINALITY
FINAL DECISION

The gecision of the Zoning Hearing Examiner in this case was
Mled with the District Council ‘for Prince George's County, Mary-
land on _-June 25, 1984 - A copy of the decision was sent
to all percons of record on that date. Since no appeal of that
decision has bheen filed with the District council by any person
of record or the People's Zoning Counsel, and since this case is
not one which the County Zoning Crdina:.ce requires to be trans-
mitted to the District Council .for final disposition, nor one
which the District Council has elected itself ta render a £inal
decision, the decision of the Zoning Hearing Examiner on Special
Exception No. _3507 » became final and effective on
July 25, 1984 + in accordance with Section 27-490 (k)
of the Zoning Ordinance for Prince George's County, Maryland.

CERTIFICATE QF SERVICE

This is to certify that on August 2, 1984 , the
Clerk of the Council's Declaration of Finality of Decision by
the Zoning Hearing Examiner in the above-cited case was mailed,
postage prepaid to the following named persons of record:

Robert A. Manzi, Esquire

Applicant or Applicant's Representative

MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

PEOPLE'S ZONING ~COUNSEL Besche 0il Co.

DEPARTMENT OF ASSESSMENTS

PROPERTY STANDARDS DIVISION

' J:En M. Schm
Clerk,

County Council of
Prince George's County, Maryland




OFFICE OF ZONING HEARING EXAMINER
For Prince George's County, Maryland
County Administration Building
Upper mrlborog‘iﬂ. 20772

952-3644
E NOTICE OF DECISION
' { Application for Special Exception .
Applicant:y ' Bésche Oi] Company

On the_25th day of  June "' ° 19 84 , the attached Decision
of the zm—"'sr—ng 2uTing Examiner 1n Case No.S.E.3507 -was filed with
'i“ District Council. -

The Zoning Hearing Bxl'li.ner's decision shall become £inal 30
calendar days after the above filing date unless:

(1) Written appeal within the 30 day period has been filed
with the District Council by any person of record in the case or
by the People's Zoning Counsel; or g

(2) The District Council directs the case be transmitted to
the Council for £inal disposition by the Council.

Section 27-490(b) (2)(D) of the County Zoning Ordinance pro-
vides the Zoning Hearing Examiner may direct an earlier effective
date of the decision if all persons of record, the People's Zoning
Counsel, and the District Council (by n%ority vote) all waive their
rights of appeal or final disposition. Waiver forms are available
from the Clerk of the Council (telephone 952-3600).

Barry S. Cramp -
Zoning Hearing Examiner

ce: Robert A. Manzi, Esquire, 14324 Old Marlborough Pike, Upper Marlboro, Md. 20772
Besche 0il Company, P. 0. Box 277, Waldorf, Md. 20601
Ronald D. Schiff, Esquire, CAB, Pecple's Zoning Counsel, Upper Marlboro,Md.20772

P.G.C. FORM #2029a (1/80)
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DISTRICT COUNCIL FOR PRINCE GEGRGE'S COUNTY, MARYLAND
QFFICE OF LONING HEARYRG EXAMINER

EXCEPFTION
3507

DECISION
June 25, 1984

Application: Food or Beverage Store
Applicant: Besche 0il Company
Opposition: None

Hearing Date: April 25, 1984
Hearing Examiner: Barry S. Cramp
Disposition: Approval with condition

This application is filed s0 that a new £illing station can be
constructed on the site of an existing station and be operated
together with a mini-food market called Quik Shop. The filling
station is a permitted use of the I-1 Zone, the zone of the
property.

FINDINGS
(1) The property is 37,594 square feet of I-1 zoned p':ope:ty
partially improved by an automobile filling station.

{2) The location of the property is at the intersection of U. 5.
Rt. 301 and sShort Cut Road in Brandywine. Access is provided to
both Short Cut Road and U. S. Rt. 301l. Of the three entrances, one
appears to be less than the required minimum of thirty feet. This
drive is the closest one to U. S. Rt. 301 on Short Cut Road. It is
also less than the required twenty (20) feet from point of
curvature of the curb on U. S. Rt. 301.

(3) The property is somewhat isolated by undeveloped industrial
lands to the south and east, by U. S. Rt. 301 and Short Cut Road.
Just across Short Cut Road is a vast area used for used vehicle
and heavy equipment storage which are displayed for retail sale.

i
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‘SQ BE. 3507 ' Page 2

(4) The neighborhood of the property has been deascribed with
reference to roads and strpams. The east and south boundaries are
a stream. The north and wast boundaries are Brandywine Road and U.
8. Rt. 301. (Bxh. 16, p.3; T.38) Thias is an industrially zoned
area but with little development of that character. A used vehicle
sales yard, salvage yard, two filling stations and homes are
located in the neighborhood.

(5) The site plan is Exhibit 19. A single building is proposed for
the joint uses. The existing fuel pumps will be moved farther away
from both, righta-of-way but not far enough according to the staff
wilter. The right-of-way for future widening of U. S. Rt. 301 is,
according, to staff, wider than the site plan allows, thus certain
setbacks are not conformed to as required. There are no programs
of the State to acquire any additional land for widening of U. S.
Rt. 301. (T.30 & 61)

(6) Being within Planning Area 85X, the property is covered by the
Master Plan for Subregion V (1974). The Plan's maps of proposed
staging locates' the property in an employment area, more
specifically, employment area "C". (T.47) The property was zoned
I-1 “l‘.‘ 1978 when the sectional map was approved for this planning
area.” A filling station is a permitted use of the I-1l Zone and a
food and beverage store ia a special exception use of that zone
and the I-2 Zone.

(7) The property is part of a large industrially zoned area of
1,000 acres. Existing industrial) development consists of those
areas north and south of the property used for used vehicle sales
and salvage. Approximately 30 employees may be assoclated with the
businesses adjoining the property. (T.49-50)

CONCLUSIONS

(1) A food or beverage store i1a a use of the I-1 Zone. Section
27-403.2 Table of Uses. They are commercial uses permitted only
upon grant of a speclal exception. In considering such uses for
the I-1 Zone, there cannot be similar uses within the general
vicinity of the property nor can they be located in isolated
areas, away frgm concentrations of industrial and/or office uses.
(Sec. 27-518.3) ~

1 cR-106-1978, adopted September 5, 1978.

2 Adopted QOctober 17, 1978; CB-100-1978.




8. B. 3507 *  Page 3

(2) The neighborhood of the property includes two industrial uses.
These two uses are near the subject property, across Short Cut
Road and 180 feet south of the property. This is a concentration
of industrial uses, although it is no where near the size of
industrial. use potential of the zoning. In this neighborhood there
is no other similar use. The term general vicinity has not been
defined anywhere in the Zoning Ordinance. It has been suggested
that general vicinity may be larger than the neighborhood. We
think the area referred to as the general vicinity is at least
that area to be developed in a concentration of industrial and/or
office uses. While one may, it is not necessary to go beyond that
afea since it is the industrial or office area which is the
subject of the special exception use. In this application, it gous
without question that there is no similar use - food or beveraga
store'-.within the 1,000 acre industrial area known as employment
area "C".

(3) The use of industrial land for a commercial purpose appears to
be out of context with the Master Plan. The I-1 Zone is designed
for light industrial uses and to exclude high traffic-generating
commercial uses. Sec. 27-399(b). However, food and beverage stores
are permitted in the I-1 Zone. The Master Plan in proposing
employment for the property has been interpreted by the District
Council to include all I-1 uses whether or not they are
characterized industrial or commercial. This was determined at the
time of the sectional map amendment in 1978. We £ind no conflict
with the Master Plan.

(4) The use proposed is one which is compatible with the usBes
surrounding the property. These are or will be industrial uses.
There is no suggestion put forth by anyone that the commercial
like use of the property would impact adversely any surrounding
uses of the I-1 Zone or any uses across U. 8. Rt. 301. The
suggestion that it would be best for the County for the structures
proposed to be located farther back from the rights-of-way than is
now shown on the site plan, is based on sound planning but is not
a prerequisite to approval of this special exception. Applicant
has provided for a future right-of-way width that is contemplated
in plans of the County, namely, the Master Plan and General Plan.

(5) A number of site plan revisions have been noted as being
required by the staff. Some relate to questions raised as to the
future rights-of-way. Inasmuch as it appears that some compliance
is required, a revised site plan is needed or excusals granted by
the appropriate agrncy. Condition of approval is thus that either
course be followed by applicant before the special exception is
effective.
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Page 4

DISPOSITION

Approval of S. E. 3507, Subject, However, to the submission to
Office of Zoning Hearing Examiner and approval by that office of a
revised site plan showing compliance with the Zoning Ordinance orx

statements that variances or departures from design standards have
been approved. i
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Special Exception Application No. 3507
Planniny Area B5A

Brandywine and Vicinity

No Municipality

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMLSSION
\ County Administration Bullding

TECHNICAL STAFF REPORT

Council Heariny Roum

First Floor : Public Release Date: 4/4/84
14741 Governor Oden Bowle Drive  Agenda Date: 4/12/84
Upper Marlboro, Maryland 20772 (See Note)
I‘& The Prince George's County Planning Board and
y The Prince George's County District Council
FROM: The Technical Staff
NOTE:

The above-captioned special exception application Is on
the Planning Board agenda for the purpose of permittiny the
Planning Board to decide whether or nok to hear the case.

[f no action Is taken, the application will be transmitted
directly to the District Council. If the Board votes to
hear the case, the application will be placed on a Futurs
agenda for Planning Board consideration.

All parties will be notifled of the Planning Board's
decision.

SUBJECT: Special Exception Application No. 3507: Date Filed: 12/13/83
Applicant: Michael A. Besche, Owner
Robert A. Manzi, Correspondent
Requested Use: Food and beverage store In conjunction with an
existing antomobile filling station In accordance
with Seci ion 27-518.3 of the Zoning Urdinance

RECOMMENDAT [ON: DEHIAL

8§ 4507 4L gy
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1. Application Data:

A. Location - The property is ]ncated'on the east-side‘of Maryland
Ruo—u;a'm (Crain Highway) at its intersectior with Short Cut
oad.

.+ B, Property Address - 14330 S.k. Crain Highway (Maryland Route 301)

C. Municipality - None
0. Zoning - I-1 Zone

E. Area - .86 acre

F. .Frontages - The property has f.cntages of 229+ feet and 119+
L Teet on Maryland Route 301 and Snort Cut Road respectively.
G. Right-of-way - Proposed right-of-way lines are indicated on the
plgf of survey to provide for a 200 foot-wide right-of-way for
Maryland Route 301 and a 70 foot-wide right-of-way for Short Cut
Road. Additional rights-of-way may be required at subdivision -
platting or building permit stages.

An additiénal 25 feet along the east side of Maryland Route 301
is required for a proposed service road.

H. Subdivision - Not required if entire Parcel 83 is included in
the special exception. Otherwise, subdivision may be required.

I. Historic Sites - None affected

J. Zoning Hearing Examiner Hearing Date - April 25, 1984

11. Nature of the Request:

The applicant is proposing to construct a food and beverage store
in conjunction with an existing automobile filling station. The pro-
posed building will be comprised of 2700 square feet and will contain
26 bgoth seats for on-site consumption of purchased food and beverage
items. The self-serve filling station cashiers area will apparently
be located inside the proposed building. The existing filling station
will be demalished to allow construction of the proposed building.

The two existing pump islands will be relocated and covered by a
canopy (40 by 60 feet). The filling station is a permitted use in the
1-1 Zonme.

S.E. 3507

S
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An eating and drinking establishment is permitted in the 1-1 Zone

* §f it is accassory to the principal use. The applicant claims the

I,

proposad eating and drinking establiskment is accessory to the pro-
posed food and beverage store therefore a special exception is not
required. However, the applicant has not provided information as to
t:etsquan footage of the use to suppart his claim of the accessory
status.

/If this spplication is approved by the District Council, the
staff recommends a floor plan be submitted providing square footage
of the uses within the praposed building.

Field Inspection and Character of the Neighborhood:

+ The subject property is irregular in shape and is comprised of
.86 a2re. It is developed with a salf-service f111ing station
containing two pump islands. A small building (520+ square feet)
contains rest rooms and apparently storage space. A canopy extends
from this structure across the pump islands.

Ingress and egress is provided by a 35 foot-wide driveway an
Maryland Route 301 and two driveways 23+ and 31+ feet wide on Short
Cut Road, A 35 foot-wide grass median strip is located along Maryland
2:“&1301' A freestanding sign is lacated in the southwest corner of

e site. ' :

For the purpose of this application, the staff defines the
neighborhood boundaries as the following: d

North - Brandywine Road
Fast and South - Timothy Branch
West - Maryland Route 301

The majority of the neighbcrhood is undeveloped. Woodlands can
be found throughout, especially adjacent to Timothy Branch - the
eastern neighborhood boundary. Large tracts of land appear to be
farmed.

Four industrial/commercial uses (including the subject use) are
found in the northwest section of the neighborhood fronting on
Mar:‘land Route 301. Brandywine Auto Parts (auto salvage, used trucks
and heavy equipment sales) is located on 39+ acres of the northwest
corner of the neighborhoad. Ransom Motors Tauto salvage, parts, used
car sales) utilizes 4+ acres soith of the subject property. A patio
supply center is located across Route 301.

A sand and gravel mining site is located at the southern end of
the neighborhood over one mile away.

s B
S.E. 3507
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: Surrounding Land Uses:

North = Acro§s Short Cut Road, Brandywine Auto Parts (I-1
Zone

i East = Undeveloped woodlands (I-1 Zone) beyond which is a
\ single-family dwelling (I-1 Zone)

‘South - Undeveloped parcel (I-1 zone), farther south Ranson
Motors - auto salvage, parts and used car sales (1=1
Zane)
West - Across Route 301, undevelopad land (R-A Zone)
«IV. Reldtionship ta Pro.isions of the Zoning Ordinance:

A. ' Section 27-518.3:

This sections permits a food and beverage store in the I-]
Zone subject to the following conditions:

1.  The proposed use shall be located in an area developed
+ in a concentration of industrial uses and/or office
uses; ;

2. There shall be no similar uses within the general
vicinity of the subject property.

The staff does not conclude that the subject property is
located in an area develaoped in.a concentration of ‘industrial
uses and/or office uses. The subject site is located in the
northwestern section of the neighborhood amist two low intensity
industrial uses (auto salvage yard and parts, heavy equipment
sales) utilizing large tracts of land. These are low employee
generating uses. The site is included in an area designated as
employment area "C" as defined in the Masier Plan. This area is
glanned for a wide diversity of industrial uses. While the two

ndustrial uses constitute over 40 acres of utilized I-1 zoned
land, the majority of the industrially and E-I-A Zoned land in
the area is undeveloped. Therefore, the staff does not consider
the subject property in an area developed in a concentration of
industrial and/or office uses.

While the Zoning Ordinance does not define the term "general

vicinity", the staff includes several uses found less than 2
miles from the subject site as being within the general vicinity

S.E. 3507
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in'the rural Setting“we have. A‘gejieral store, liquor store and
restaurant/bar s lotated on the northeast quadrant' of the Branch
.Avenue and Brandywine Road intersection approximately cne-half
for the consumption of prapared faods and 1ibations. The Tiquer
store sales basically liquor, though sodas and snack items
{chips, etc.) are probably availabie.

On Brandywine Road, east of Maryland Route 301 approximately
one and a half miles from the subject site, is another general
store.

While the above mentioned uses are not within the staffs
defined neighborhood - they do provide similar services to the
proposed use and can be considered as within the general
vicinity.

. Section 27-400(a)(1)(A):

This section requires a bullding setback of 25 feet from the
proposed right-of-way.

The proposed building is 12 feet from the proposed
right-of-way of Maryland Route 301.

Section 27-401:

This section requires a landscaped strip at least ten feet
wide along any yard adjoining a street. At least ten percent of
the net lot area shall be maintained as green area.

A landscaped strip is not provided along the Maryland Route
301 or Short Cut Road frontages.

Section 27-421:

The minimum number of required off-street parking spaces are
as follows:

Use Schedule Spaces

Food and beverage store (2142 sq.ft.) 1 space/150 sq.ft. 14
Eating and Drinking Establishment 1 space/3 seats 9
Filling station (no service bays) 3 spaces/service bay 0

Total spaces required 23

S.E. 3507




Thirty-two parking spaces are proposed an the site plan.
The applicant provides sufficient parking spaces. However, three
gfu:hcsg;oposed spaces are within the proposed right-of-way of
qute .

E. Section 27-419 (a)(7)(B):

When a parking compound is located in a yard abutting a
public street, a landscaped strip (six feet wide) shall be
!provided. . ;

The landscape strip is not shown on the site plan.
!a!{?!!t!: )

& ’ in any parking compound containing 20 or more parking

_spaces, five percent of the total area of the compound shall be

devoted to interior landscaping.

The site plan does not indicate the percentage of interior
landscaping provided throughout the compound.

F. Section 27-510(a)(5):

- This section requires ingress and egress driveways at least
30 feet wide. On 4 corner lot, a driveway may not begin less
than 20 feet from the curvature of the curb return.

The two driveways providing ingress-egress on Short Cut Road
are 26+ feet and 23+ feet wide. The western-most driveway begins
approximately 15 feet from the corner. :

!a[!ﬁ):

Sidewalks at least five feet wide shall be provided between
the building line and curbing.

The site plan does not reflect the presence of existing or
proposed sidewalks- along Route 301 or Short Cut Road.

(a)(8):

Gasoline pumps and other service applicances shall be
located at least 25 feet from behind the street line.

-
S.E. 3507




The pump islands are 12+ feet from the proposed right-of-way
J of Route 301.

G. Section 27-501:

o The staff concludes that the proposed use is not harmany
A with the Zoning Ordinance as reflected in Section IV of this

report. It is the staffs opinion that the subject property is
‘being over-develaped. The applicant could amend the site plan to
{nclude the required ten-foot wide landscape strip (§ 27-401) and
setback the proposed building and pump islands 25 feet (§
27-400(a)(1)(A)) from the proposed right-of-way of Maryland Route
301 - however, this would eliminate a proposed interior driveway
,and promote an inefficient vehicular circulation pattern at the
site. The applicant owns adjacent undeveloped land which if
.included in this request wouid provide for a more efficient site
layout. The applicant has other alternatives available to him -
such as obtaining variances and requesting departure from design

standards. But, given the available undeveloped land adjacent t

this site, the staff would not recommend these avenues. g

The proposed use would not substantially impair the Master
Plan. The subject property is included in a industrial/ employ-
ment area. The Zoning Ordinance includes provisions to allow
commercial uses within industrial developments. The basis for
these provisions is to allow commercial services to employees
within an industrial development. However, certain criteria must
be met. As noted in a staff referral (Area Planning Division)
the Master Plan does not specifically address commercial develop-
ment in industrial areas. .

The proposed use, as reflected on the site plan, would
affect adversely the health and safety of residents or workers in
the area and will be detrimental to the use and/or development of
adjacent properties or the general neighborhood. The proposed
building and pump islands are located less than 25 feet from the
proposed right-of-way or Route 301. Three proposed parking
spaces are also within this right-of-way. With a service road
proposed for this area, an efficient and safe use of the property
would not be achieved. Landscaping required along the street
frontages has also not been provided which will in turn detract
from the appearance of the property and not provide the required
visual relief for neighborhood properties.

- &
S.E. 3507
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V. Referral Replies:

State Hi nria{ Administration:
r. Charles » Mar , 1984
" “I have reviewed the subject application and plan and
1 find it is not affected by any current highway constuction
e plans. However, Route 301 is listed in our current Highway
- Needs Inventory for reconstruction with access controls,
which means that service roads may need to be constructed
parallel to Route 301. Alse, your Transportation Division

has recently done a Freeway Study for the Route § corridor
north of this property.

"We request that a future right-of-way line be shown at
125' from the existing centerline to allow for the widening
of the existing facility and for future service roads.

"The parcel that this special exception application is
_for has been idequately channelized, therefore, no access,
permit will be required by this office."
Comment: + The staff concurs with these comments.

Area Planning.Divisinn E/S):
Mr. Craig Rovelstad, March 8, 1984

"The redevelopment of an existing gasoline filling
station into a combined filling station/convenience food
store that is requested by this specia) exception applica-
tion is located in an area designated as Employment Area "C"
by the Subregion V Master Plan (1974). This area was com-
prehensively rezoned in 1978 by the Brandywine-Mattawoman
SMA and the property encompassed by this application was
reclassified from the C-2 to the I-1 Zone at that time.

“Employment Area "C" is a very large area located
between Routes 5/301 and the Conrail Railroad tracks. It is
planned for a wide diversity of industrial development and
has been classified in the I-1, I-2, I-3 and E-I-A Zones.
Development at the present time is rather limited and con-
sists primarily of a few auto salvage and/or repair
businesses which, while occupying large areas of land, are
not very employee-intensive. Other activities include sand
and gravel mining, some residential homes, and several

-8 -
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highway-oriented commercial establishments, one of which is
the subject of this application.

“Guidelines for development of employment areas are
discussed on pages 9 and 10 of the Master Plan text, but
appears to haye little bearing on the commercial use
proposed by S.E. 3507. The concept of commercial develop-
mant11n industrial areas is simply not addressed in this
section.

“Nevertheless, the Zoning Ordinance does make provi=
sions for such development to take place. According to the
criteria of the special exception (Section 27-518.3), the
requested convenience store can be allowed in an "area that
{s developed in a concentration of industrial and/or office
uses." The concept is to allow for some commercial services
that are convenient to a concentration of employees. Until
there is more development in Employment Area “C", however,
it seems obvious that this commercial proposal will be
primarily oriented to attracting clientele from traffic
passing by on Route 5/301. This being the case, it appears
that the Plan's guidelines for commercial development might
have more bearing on the review of this case.

The Subregion V Master Plan's concept for commercial
activity is described on pages 7 to 9 of the text. The
thrust of the discussion is that highway-oriented commercial
development degending on regional, rather than local,
patranage has "cluttered the major arterials and collector
stireats with unsightly construction, incompatible landscap-
ing, and unlimited auto access that impedes safe zviu crnw
pedestrian operations." As the alternative, the Plan recom-
mends that commercial activity be concentrated in planned
activity centers or service commercial areas rather than on
scattered sites. Moreover, the Plan states that "commercial
activities which are more appropriately located in the
activity center shall not be permitted to locate in a
random, - scattered fashion along the highway." The conven=
jence food and beverage store part of this proposal is
certainly an activity that could be subject to this
criteria.

S.E. 3507
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"At the same time, the guidelines for comhercial
activity recognize that there are a number of commercial
land uses that already exist contrary to the ideal concept
of the Plan. With respect to these, however, the Plan
guidelines merely address restricting further expansion te
contiguous areas and then only as part of a compact
integrated commercial complex. (See guideline numbers 11
and 25). Redevelopment of existing, highway commercial
services oriented toward servicing regional markets and
bypass traffic oh inter/intra state highways such as Routes
5/301 is, again, not clearly addressed.

“The bottom 1ine appears to be that the Subregion V
Master Plan neither strongly supports, nor strongly opposes
the land use proposed by this special exception request. At
best, the Plan's recommendations could be characterized as
tending to discourage the type of roadside commercial use
that is proposed. But, when the proposal is located in (or
contiguous) to a planned employment area or existing com-
mercial development, the Plan's recommendations are unclear
or, at the very least, debatable.

+ "Rather than debate the subtleties of the Master
Plans's recommendations for or against this application, it
would probably be better to concentrate on issues concerning
the physical proposal itself. Although the suggested rede-
velopment will replace an older roadside commercial use and
inevitably would be an aesthetic improvement, there are some
serious problems with the proposal. These relate specifi-
cally to a proposed service road (see comments from Trans-
portation Division) to be located along this side of Routes
5/301 that will require a substantial portion of this prop~
erty's frontage. The redevelopment proposal at hand has not
been designed to accommodate the future service road. This
situation must be corrected prior to any consideration Yor
approval. Specifically, proposed buildings and service
islands need to be relocated to provide adequate setbacks
and circulation patterns from the new right-of-way line.
Landscaping should be of a high standard and provided on the
final site, not in the proposed right-of-way. With respect
to other issues that might arise, such as compatibility with
neighboring land uses or traffic circulation patterns on and
off Route 5/301 (both north and southbound), your Division's
review of the proposal and it's ability to satisfy the
criteria of the special exception should be the controlling
factor in making a staff recommendation.”

Comment: The staff generally concurs with these comments.

-10 -
S.E. 3507
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THE | MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
T 14741 Govemor Odan Bowie Orive
1 Upper Mariboro, Maryland, 20870

‘ "fay 25, 1984

wl

\  Besche Qi1 Company
. :ighqgl Aéygesche, E C E I‘WE‘!
.0. 'Box
Waldorf, Maryland 20601 | MAY251984 |
Offtos of Zoning Examinar

Prinoe George's Cty., Md.
- Dear+ Applicant: :

Re: Special Exception Appl. No. SE 3507

Enclosed is a copy of a Resolution adopted by the Prince George's
County Planning Board concerning the above-captioned Special Exception
application. This recommendation of the Planning Board has now been "
officially transmitted to the District Council/Zoning Hearing Examiner.

Please direct any future communications or inquiries regarding
this matter to: i "
Mrs. Jean M. Schmuhl
Clerk to the County Council
Prince George's County Administration
Building 2
Upper Mariboro, Maryland 20772

Very truly yours,

Isadore J. Parker, Chief
Planning and Zoning Administration
Division

IdP:ras

CC:  Robert A. Manzi, 14324 01d Mariboro Pike, Upper Marlboro, Maryaldn 20772
Charles Lee, Chief, State Highway Administration, P.0. Box 717, 707
North Calvert Street, Baltimore, Maryland 21203
Jdean Schmuhl
People's Zoning Counsel
Zoning Hearing Examiner
William Brown, County Services, Hyattsville, Md.

‘hgwﬁ&hhkmﬁcu~unip@xuaw¢ A
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THE | MARYLAND-NATIONAL CAPIT
‘—-'-—-—J
. Oiloe of Zoning Eraminer

PGCPB' 84-113 Prinon Georgo's Cty, MdFile No, S.E. 3507

ANNING COMMISSION

14741 Governor Oden Bowie Drive
Upper Mariboro, Maryland, 20870

MAY 2 51984

Prince George's County Special Exception Application No. 3507
Applicant: Michael A. Besche, Owner; Robert A. Manzi, Correspondent
Location: The subject property is located on the east side of Route

301 (Crain Highway) at its intersection with Short Cut Road
Request: Foad and beverage store in conjunction with an existing
automobile filling station in accordance with Section
+27-518.3 of the Zoning Ordinance

RESOLUTION

WHEREAS, the applicant is seeking permission to construct a food and
beverage store with 26 booth seats in conjunction with an existing
automobile filling station; and

WHEREAS, the Pripce George's County Planning Board heard testimony
from the staff and applicant at its regularly scheduled meeting on
. April 26, 1984; and &

WHEREAS, after consideration of the staff report and testimony, the
Prince George's County Planning Board disagreed with the staff recommendation
of denial and racormended approval, with conditions, based on the following
DETERMINATIONS: .

1. The proposed use is located in a concentration of industrial
uses (two automobile salvage yards totaling more than 40
acres) and there are no similar uses within the general
vicinity of the subject property;

2. With the recommended conditions, the requested change will
not :ifect adversely the health and safety of residents or
wo-xe~, ip the area and wili not be detrimental to the use/
and o+ development of adjacent properties or the general
neiysborhood;

3. The proposed use wil? be in harmony with the Zoning Ordinance
with the recommended conditions.

NOW, THEREFORE, BE IT RESCLVED, that the Prince George's County
Planning Board recommends APPROVAL of Special Exception No. 3507, with
the further reconmendation that the following conditions be imposed:

1. A landscape plan that reflects the proposed landscaping
along the Route 301 and Short Cut Road frontages of the
subject site be approved by the Plannning Board;

—.

beautiful, historic . . . and progressive
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2. The ingress-egress driveways on Short Cut Road be expanded to
' 30 foot widths per Section 27-510(a)(5); and

"3 A variance to Section 27-510(a)(6) be obtained.

* * * * * *

This is to certify that the foregoi ng is a true and correct copy of
a resolution adopted by the Prince George's County Planning Board of The
m?and-mtional Capital Park and Planning Commission on motion of

issioner Dabney, seconded by Commissioner Keller with Commissioners

Dabney, Keller and Brown voting in favor of the motion, with .Commissioner

Yewell voting in the negative and with Commissioner Dukes temporarily absent,
at its regular meeting held on April 26, 1984, in Upper Marlboro, Maryland.

homas H. Countee, Jr.
‘ecutive Director

. /_C?—H.q-,ou:eo\
by Robert D. Reed &

Community Relations Officer

THC:RDR:PF:da

PGCPB 84-113
File No. S.E. 3507
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October 24, 2017
MEMORANDUM
TO: The Prince George’s County Planning Board
VIA: Sherri Conner, Acting Supervisor, Subdivision and Zoning Section ‘—%

Development Review Division .,
)

Whitney Chellis, Acting Division Chief, Development Review Division

FROM: Ivy R. Thompson, Senior Planner, Subdivision and Zoning Section th\/
Development Review Division

SUBJECT: Staff Revised Conditions and Findings — Detailed Site Plan DSP-17013

The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment realigned the
Southern Maryland Rapid Transit (SMRT) line from the west side of MD 5 (Branch Avenue), as
designated in the 2009 Approved Countywide Master Plan of Transportation (MPOT), to the east side of
MD 35, along the property frontage. The technical staff report proposes findings and conditions related to
this master plan facility. Staff anticipated verification from the Maryland Transit Administration (MTA)
to the exact width of that right-of-way prior to the hearing.

However, as of the date of this memorandum, MTA has not provided Transportation Planning
staff with a right-of-way width and adequate specificity to determine the actual impact on the subject
property, as set forth in the attached Transportation Planning Section memorandum dated
October 23, 2017 (Masog to Thompson).

The parking calculations on the site plan are correct; therefore, the revision to General Note 15 is
not required.

Therefore, staff recommends the deletion of Conditions 1(e), 1(f), and 2 on page 2 of the

technical staff report (attached exhibit) and modifications to findings, in accordance with the
transportation memorandum, prior to adoption of the resolution of approval.
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Detailed Site Plan DSP-17013
October 24, 2017
Page 2

Revised Conditions (strikethrough indicates deleted condition):

1. Prior to certification of the detailed site plan, the applicant shall revise the plans and provide the
noted information as follows:

a. Revise the Type Il tree conservation plan (TCPII) as follows:

(1) Revise the woodland conservation worksheet by indicating that the site is subject
to the 2010 Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance and is in a priority funded area, instead of subject to the
1991 Woodland Conservation Ordinance.

(2) Remove all forest stand labels and forest stand hatching from the TCPII plan and
legend.

3) Have the qualified professional who prepared the TCPII sign and date it and
update the revision box with a summary of the revisions made.

b. Provide the green area calculations on the site plan.
c. Show the rights-of-way on the site plan.
d. Provide full-optic cut-off lighting on the site plan.
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' THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’'s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section www.mncppc.org

October 23, 2017
MEMORANDUM

TO: Ivy Thompson, Zoning Section, Development Review Division
s

‘\ ./
FROM: "\ T‘\S“m Masog, Transportation Planning Section, Countywide Planning Division

SUBJECT:  SE-4789 & DSP-1 7013, Empire Petroleum, Addendum to Findings

The Transportation Planning Section has reviewed the special exception and detailed site plan
applications referenced above. The subject site consists of 2.571 acres of land in the I-1 Zone. The lot is
located at the southeast corner of Crain Highway (US 301/MD 5) and Short Cut Road. The applicant is
proposing to raze the existing convenience store and gas station and replace them with larger facilities.

Review Comments, Southern Maryland Rapid Transit

The Approved Countywide Master Plan of Transportation shows a proposed transit line parallel and
adjacent to MD 5. This line represents the Southern Maryland Rapid Transit (SMRT) Study being
conducted by the Maryland Transit Administration (MTA) of the Maryland Department of
Transportation. This study seeks to complete location and initial design for a proposed transit facility
linking the Branch Avenue Metrorail Station with Charles County. This same transit line is shown on
page 113 of the 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment. The preferred
alternative uses an alignment along the east side of US 301/MD 5 in this area.

At this time, while it is understood that the SMRT is likely to have an impact on the subject site, the size
of that impact has not been able to be identified. The preferred alternative, as a single recommended right-
of-way, was not mapped by the MTA. Consequently, there is no mapping at this time on which planning
staff can make a recommendation. It was believed originally that such mapping would be available in
support of a recommendation for these cases.

In light of these findings, the deletion of Conditions 1f and 3 in the staff recommendation for SE-4789
and Conditions 1f and 2 in the staff recommendation for DSP-17013 is supported.
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OCTOBER 26, 2017
Planning Board Meeting

Exhibits Transmitted to Development Review

AGENDA ITEMS #8

DETAILED SITE PLAN — DSP-17013 EMPIRE PETROLEUM BRANDYWINE

The following exhibits were accepted and entered into the record:

STAFF’S EXHIBIT #1 Staff Revised Conditions and Findings — DSP-17013 4-pages

MARIE PROCTOR 10/26/2017

/WLMM ED

Sign and Date



THE

SFF LachtOrd #L
AGENDA ITEM # g

\/l PecPB MEeTING OF /2 AL/ 7
MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
e

/

] 14741 Governor Oden Bowie Drive

Upper Marlboro, Maryland 20772
" ’u 0T %%W/pgco D b ’7

TEM #____ & CASE # DsPH7013
XHIBIT # Stafes Exhibit H4-

LT

October 24, 2017
MEMORANDUM
TO: The Prince George’s County Planning Board
VIA: Sherri Conner, Acting Supervisor, Subdivision and Zoning Section ‘-%
Development Review Division .

a}&/
Whitney Chellis, Acting Division Chief, Development Review Divigion

FROM: Ivy R. Thompson, Senior Planner, Subdivision and Zoning Section ifj\/
Development Review Division

SUBJECT: Staff Revised Conditions and Findings — Detailed Site Plan DSP-17013

The 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment realigned the
Southern Maryland Rapid Transit (SMRT) line from the west side of MD 5 (Branch Avenue), as
designated in the 2009 Approved Countywide Master Plan of Transportation (MPOT), to the east side of
MD 5, along the property frontage. The technical staff report proposes findings and conditions related to
this master plan facility. Staff anticipated verification from the Maryland Transit Administration (MTA)
to the exact width of that right-of-way prior to the hearing.

However, as of the date of this memorandum, MTA has not provided Transportation Planning
staff with a right-of-way width and adequate specificity to determine the actual impact on the subject
property, as set forth in the attached Transportation Planning Section memorandum dated
October 23, 2017 (Masog to Thompson).

The parking calculations on the site plan are correct; therefore, the revision to General Note 15 is
not required.

Therefore, staff recommends the deletion of Conditions 1(e), 1(f), and 2 on page 2 of the
technical staff report (attached exhibit) and modifications to findings, in accordance with the
transportation memorandum, prior to adoption of the resolution of approval.



Detailed Site Plan DSP-17013
October 24, 2017

Page 2

Revised Conditions (strikethrough indicates deleted condition):

1

Prior to certification of the detailed site plan, the applicant shall revise the plans and provide the
noted information as follows:

a. Revise the Type II tree conservation plan (TCPII) as follows:

(N Revise the woodland conservation worksheet by indicating that the site is subject
to the 2010 Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance and is in a priority funded area, instead of subject to the
1991 Woodland Conservation Ordinance.

(2) Remove all forest stand labels and forest stand hatching from the TCPII plan and
legend.

3) Have the qualified professional who prepared the TCPII sign and date it and
update the revision box with a summary of the revisions made.

b. Provide the green area calculations on the site plan.
& Show the rights-of-way on the site plan.
d. Provide full-optic cut-off lighting on the site plan.




' THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’'s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section www.mncppc.org

October 23, 2017

MEMORANDUM
TO: Ivy\Thompson, Zoning Section, Development Review Division
4V,
FROM: / s T\o’m Masog, Transportation Planning Section, Countywide Planning Division

SUBJECT: ; SE-4789 & DSP-17013, Empire Petroleum, Addendum to Findings

The Transportation Planning Section has reviewed the special exception and detailed site plan
applications referenced above. The subject site consists of 2.571 acres of land in the I-1 Zone. The lot is
located at the southeast corner of Crain Highway (US 301/MD 5) and Short Cut Road. The applicant is
proposing to raze the existing convenience store and gas station and replace them with larger facilities.

Review Comments, Southern Maryland Rapid Transit

The Approved Countywide Master Plan of Transportation shows a proposed transit line parallel and
adjacent to MD 5. This line represents the Southern Maryland Rapid Transit (SMRT) Study being
conducted by the Maryland Transit Administration (MTA) of the Maryland Department of
Transportation. This study seeks to complete location and initial design for a proposed transit facility
linking the Branch Avenue Metrorail Station with Charles County. This same transit line is shown on
page 113 of the 2013 Approved Subregion 5 Master Plan and Sectional Map Amendment. The preferred
alternative uses an alignment along the east side of US 301/MD 5 in this area.

At this time, while it 1s understood that the SMRT is likely to have an impact on the subject site, the size
of that impact has not been able to be identified. The preferred alternative, as a single recommended right-
of-way, was not mapped by the MTA. Consequently, there is no mapping at this time on which planning
staff can make a recommendation. It was believed originally that such mapping would be available in
support of a recommendation for these cases.

In light of these findings, the deletion of Conditions 1f and 3 in the staff recommendation for SE-4789
and Conditions 1f and 2 in the staff recommendation for DSP-17013 is supported.
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Preliminary Subregion 5 Master Plan and Proposed Sectional Map Amendment
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