PGCPB No. 14-65 File No. CSP-13010

WHEREAS, the Prince George's County Planning Board has reviewed the Amendment of an

Approved Development District Overlay Zone pursuant to Section 27-548.26(a)(2) of the Zoning
Ordinance of the Prince George's County Code; and

WHEREAS, in consideration of evidence presented at a public hearing on July 10, 2014,

regarding the Amendment to the Gateway Arts District Sector Plan and Sectional Map Amendment,
CSP-13010, the Planning Board finds:

1.

Request: The purpose of this application is to amend the Prince George's County Gateway Arts
District Development District Overlay Zone (Gateway Arts District D-D-O Zone) to include a
bed and breakfast inn as a permitted use in the Reserved Open Space (R-O-S), Open Space (O-S),
Residential-Agricultural (R-A), Residential-Estate (R-E), Rural Residential (R-R), One-Family
Detached Residential (R-80), and One-Family Detached Residential (R-55) Zones located within
the municipal boundaries of the City of Hyattsville, the City of Mount Rainier, and the Town of
Brentwood, and to incorporate development district standards as requirements for the use.

Development Data Summary:

EXISTING APPROVED
Zone(s) R-0O-S, O-S, R-A, R-E, R-R, Unchanged
R-80, and R-55 Zones
Use(s) Primarily Residential To allow a Bed and breakfast Inn

Location: The location for the bed and breakfast inn use is proposed only in the R-O-S, O-S,
R-A, R-E, R-R, R-80, and R-55 Zones in the Gateway Arts District D-D-O Zone that are within
the municipal boundaries of the City of Hyattsville, the City of Mount Rainier, and the Town of
Brentwood. The municipalities are located within Council District 2, Planning Area 68, and
within the Established Communities policy area as identified by the 2014 Approved Plan Prince
George’s 2035.

Background: The Prince George’s County District Council adopted County Council Resolution
CR-78-2004 approving the Sector Plan and Sectional Map Amendment for the Prince George’s
County Gateway Arts District (Gateway Arts District Sector Plan and SMA) on

November 30, 2004. In 2009, as part of County Council Bill 39-2009, the District Council
defined and added bed and breakfast inns as a permitted use in seven residential zones (R-O-S,
0-S, R-A, R-E, R-R, R-80, and R-55) throughout the county. That bill also established off-street
parking, management, and signage requirements for bed and breakfast inns, as well as
maintenance and landscaping standards to ensure that proposed bed and breakfast inns are
compatible with their surrounding neighborhoods as follows and contained within

Section 27-445.13:
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(@) A bed and breakfast inn is permitted subject to the following:

@ The primary use of the structure and property shall be residential,
and the property shall be owner-occupied and managed. No more
than two nonresident persons may be employed on the premises.

2 Interior residential features shall be retained in a manner that will
allow re-conversion to a residential use, and the maximum number
of guest rooms shall be eight (8).

3 Meals shall be served only to customers who are actually using the
bed and breakfast inn accommodations overnight, nonpaying
residents, or their bona fide guests.

(@) Parking shall be provided on site with one additional space required
for each room that is available to be rented.

(5) A bed and breakfast inn shall not have any sign or other evidence of
its use except one (1) sign not exceeding 2 feet by 3 feet in area,
which may be double-faced and illuminated but no internally
illuminated or back-lit signs are permitted. Other than an
authorized sign, the bed and breakfast inn shall be maintained and
landscaped to eliminate outward signs of transient use, and shall be
compatible with the neighborhood surroundings.

While CB-39-2009 amended the Zoning Ordinance, it did not update the Gateway Arts District
D-D-O Zone, which was part of the Gateway Arts District Sector Plan and SMA. At the written
request of the City of Hyattsville, the City of Mount Rainier, and the Town of Brentwood, the
District Council directed the Prince George’s County Planning Board, through CR-64-2012, to
amend the Gateway Arts District Sector Plan and SMA and the D-D-O Zone to include bed and
breakfast inns as a permitted use in the residential zones listed above, within those specific
municipalities.

Hearing Procedures: Per Section 27-548.26(a)(2) of the Zoning Ordinance, amendments to
D-D-0 Zones are required to follow certain hearing procedures set forth for conceptual site plans
(CSPs) as described in Finding No. 9 below. This amendment request has been categorized, for
this reason, as a CSP.

Previous Amendments Relevant to the Gateway Arts District D-D-O Zone: At the request of
the City of Mount Rainier, in 2007, the District Council amended nine standards of the Gateway
Arts District D-D-O Zone through CR-80-2007. The revisions were limited to the Traditional
Residential Neighborhood (TRN) character area in the City of Mount Rainier and replaced
specified site design (net lot coverage), access and circulation, parking and loading, and building
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height standards with the development standards from the One-Family Detached Residential
(R-55) Zone.

Gateway Arts District Vision and Character Areas: The Gateway Arts District Sector Plan
and SMA envisions its municipalities—Hyattsville, Brentwood, North Brentwood, and Mount
Rainier—developing into vibrant arts communities, while preserving the heart of the four small
towns. The sector plan provides the basis for lively commercial and mixed-use centers that retain
and attract new artists and emphasizes the importance of preserving established single-family
neighborhoods as anchors of the Arts District. To promote context sensitive development, it
established six character areas each with its own standards and list of permitted uses.

All of the properties subject to this amendment are within the TRN character area. The goal of the
TRN is to preserve the single-family residential neighborhood character of the area as the anchor
of the Arts District while supporting artists who produce and teach from their homes. The sector
plan on page 27 describes the TRN areas in the Arts District as:

The traditional residential neighborhood character area is the largest part of the
Arts District. Each of the four Arts District municipalities has historic districts
emphasizing the quality of historic and vernacular housing stock. These
communities are known for their large stock of moderately priced housing, as most
lots had been built out by the first half of the twentieth century with housing stock
dating from the 1910s to the 1940s. Recently housing prices have approached
market rates, after going through a long period of being undervalued. There are
also higher-priced homes, mainly large historic structures, which are for the most
part restored or under restoration.

The Arts District single-family residential communities are generally walkable, laid
out on a grid, and have few cul-de-sacs or loops. Small lots, with 20-foot setbacks,
single-apron driveways, and minimal lot widths are the norm and add to the appeal
of these neighborhoods. Generally, density is four to ten units per acre. In addition
to the built environment, many natural features such as wooded slopes run through
these neighborhoods. These add to the appeal of these neighborhoods and their
ability to stabilize and add long-term value to the Arts District as a whole.

Two sector plan recommendations specific to the TRN that are particularly relevant to this
amendment are as follows:

2. Reinforce existing single-family detached residential neighborhoods as
community-oriented, quiet, low-traffic, and child-safe.

3. Maintain the integrity of residential streetscape. Front yards should not be
paved, nor should wide driveway aprons be constructed.

Summary of Amendment Components: The proposed amendment consists of two components.
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Change to the Permitted Use Table—To implement the vision for the Gateway Arts
District, the use table in the D-D-O Zone establishes (by character area) which uses are
permitted, which are prohibited, and which require a special permit. The Gateway Arts
District D-D-O Zone use table supersedes the underlying uses listed in the Zoning
Ordinance. If a use is not listed in the D-D-O Zone use table, it is prohibited.

Change to Development Design Standards—The D-D-O Zone is superimposed over
the Gateway Arts District to ensure that proposed redevelopment projects meet the sector
plan’s goals and objectives. The Gateway Arts District development standards generally
replace the underlying regulations in the Zoning Ordinance and the 2010 Prince George's
County Landscape Manual (Landscape Manual).

As part of CB-39-2009, the District Council also established off-street parking,
management, and signage requirements for bed and breakfast inns, as well as
maintenance and landscaping standards. As was discussed above, CB-39-2009 did not
update the Gateway Arts District Sector Plan and SMA and the D-D-O Zone
development standards. While CR-64-2012 did not direct the Planning Board to amend
the Gateway Arts District Sector Plan and SMA and the D-D-O Zone to include the
associated standards, the Planning Board finds it essential that the standards be included
to ensure that bed and breakfast inns are compatible with their surrounding
neighborhoods, with two modifications relating to parking. Council Bill CB-39-2009
requires the following parking facilities for a bed and breakfast inn:

(@) Parking shall be provided on site with one additional space required
for each room that is available to be rented.

The proposed modification provides flexibility in meeting bed and breakfast inn parking
requirements. Parking for a bed and breakfast inn currently requires that one parking
space be provided on-site for each guest room, in addition to any required parking of the
owner-occupied dwelling (the definition of the bed and breakfast inn requires the
dwelling to be owner occupied). The Planning Board finds that on-street residential
parking should be allowed to be counted as parking for the use if the bed and breakfast
inn is located on a lot with street frontage. The Planning Board finds that one parking
space be counted for each 20 linear feet of lot frontage and should result in sufficient area
for on-street parking.

In addition, the Planning Board finds that any parking compound for the dwelling and the
bed and breakfast inn use may utilize a 15-foot-wide two-way drive aisle as access to and
within the parking compound in order to reduce impervious area on the site. The basis for
this reduction in the width of the driveway for this use is that, as bed and breakfast inns
develop in neighborhoods, the introduction of parking compounds to accommodate off-
street parking will result in more impervious surface, which may eventually change the
character of the neighborhood and may contribute to more stormwater management
issues.
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The above findings are consistent with the recommendations for the TRN character area
noted in Finding 7 above, in Site Design Standard 16 on page 146 of the sector plan, in
Parking and Loading Standard 5 on page 148 of the sector plan, and the City of
Hyattsville’s and the City of Mount Rainier’s desire for one-family detached dwelling
units to not exceed 30 percent lot coverage and to not increase impervious surfaces
unnecessarily. The Planning Board adopted the following language:

“Parking for a bed and breakfast inn shall consist of one surface parking space
per guest room in addition to any parking required for the owner-occupied
dwelling. If the bed and breakfast inn fronts on a street with on-street residential
parking (allowed per the regulatory agency), each 20 linear feet of lot frontage
may be substituted for one (1) space. Drive aisles serving bed and breakfast inn
parking in the rear may be reduced to 15 feet. No parking in the front yard of the
bed and breakfast inn is allowed.”

Zoning Ordinance Compliance: This proposed amendment conforms to the requirements for
Amendments to Approved Development District Overlay Zones per Section 27-548.26(a)(2),
which states:

@ District Council.

(2) At the written request of a municipality in which development district
property is located, the District Council may modify the Development
District Standards under the following procedures. The District Council
shall direct the Planning Board to prepare the amendment and shall specify
which Development District Standards should be reviewed.

Three municipalities—the City of Hyattsville, the City of Mount Rainier, and the Town
of Brentwood—in which the development district properties are located submitted
written requests to amend the Gateway Arts District’s development district standards to
include bed and breakfast inns as a permitted use within their municipal boundaries.
Therefore, the proposed amendment meets the requirement set forth by Section
27-548.26(a)(2).

(A) For hearing procedures in general, the Planning Board and District
Council shall follow the requirements in Part 3, Division 9, for
Conceptual Site Plans as found in Sections 27-276(a)(1), (3), (4), (5),
(6) (7); and 27-276(d). Review by the District Council shall follow the
procedures in Section 27-280. Notice of the Planning Board’s hearing
shall be sent by first-class mail to all municipalities with
development district property, all parties of record in the Sectional
Map Amendment, and all property owners within the area specified
in the District Council’s direction;
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Notice of the Planning Board hearing was sent by first-class mail to all
municipalities within the Gateway Arts District D-D-O Zone that are subject to
this amendment, all property owners within the area specified in the District
Council’s direction, and all persons of record to this amendment. Therefore,
the proposed amendment meets the notice requirement set forth by

Section 27-548.26(a)(2)(A).

Conformance of the proposed amendment’s public hearing procedures with
Section 27-276(a)(1), (3), (4), (5), (6), (7) and (d) and Section 27-280 is
discussed below.

Section 27-276. Planning Board procedures.

General.

@ Prior to approval of any preliminary plan of
subdivision or Detailed Site Plan, or the issuance of
any grading, building, or use and occupancy permit,
for the development or use of any land for which a
Conceptual Site Plan is required, the applicant shall
obtain approval of a Conceptual Site Plan from the
Planning Board.

The proposed amendment was submitted for approval by the
Planning Board following the CSP hearing process. Therefore,
the proposed amendment meets the requirement set forth by
Section 27-276(a)(1).

3 The Planning Board shall give due consideration to
all comments received from other agencies.

The Planning Department did not refer this proposed amendment
to other agencies because CB-39-2009, the basis for the
amendment, was previously the subject of public review and
comment. For this reason, no comments have been received.

(@) The Planning Board shall only consider the Plan at a
regularly scheduled meeting after a duly advertised
public hearing.

The Planning Board considered the proposed amendment at a
regularly scheduled meeting on July 10, 2014. An informational
mailing was sent to property owners, abutting property owners,
and civic associations and municipalities within a mile of the
three affected municipalities on December 18, 2013. A second
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informational mailing to property owners, the three affected
municipalities, and persons of record associated with this
amendment notifying them of the public hearing was completed
on June 9, 2014. Therefore, the proposed amendment meets the
notice requirement set forth by Section 27-276(a)(4).

(5) The Planning Board shall approve, approve with
modification, or disapprove the Conceptual Site Plan,
and shall state its reasons for the action.

The proposed amendment was presented to the Planning Board
and a decision of approval with modification was rendered on
July 10, 2014.

(6) The Planning Board’s decision shall be embodied in a
resolution adopted at a regularly scheduled public
meeting, a copy of which shall be sent to all persons
of record (in the Conceptual Site Plan approval
process) and the District Council.

The Planning Board’s decision is embodied in this resolution. A
copy of the resolution will be sent to the municipalities,
interested property owners, and persons of record associated
with the amendment.

@) For a proposed Mixed-Use Planned Community, the
Planning Board shall hold a hearing on the
application and make the findings required in this
Section before it approves the Conceptual Site Plan.
But if the subject property lies within a municipality,
the following shall apply:

(A) The Planning Board shall hold a hearing,
prepare a record, and transmit a
recommendation to the District Council.

(B) The District Council shall make the findings
required in this Section before it approves the
use; and

© If the municipality recommends disapproval
of the Plan, the District Council may approve
it only on the affirmative vote of two-thirds of
the full Council.



PGCPB No. 14-65
File No. CSP-13010
Page 8

(d)

The proposed amendment is not a proposed mixed-use planning
community. Therefore Section 27-276(a)(7) does not apply.

Notification of applicant.

Q) If a Conceptual Site Plan is not approved, the
Planning Board shall notify the applicant (in
writing), stating what changes are required for
approval.

The proposed amendment was approved. Therefore Section 27-276(d)(1)
does not apply.

Section 27-280. Appeal of Planning Board’s decision.

(@)

(b)

(©)

(d)

The Planning Board’s decision on a Conceptual Site Plan or
amendment of the Development District Standards for an
approved Development District Overlay Zone may be
appealed to the District Council upon petition by any person
of record. The petition shall specify the error which is
claimed to have been committed by the Planning Board and
shall also specify those portions of the record relied upon to
support the error alleged. The petition shall be filed with the
Clerk of the Council within thirty (30) days after the date of
the notice of the Planning Board’s decision. The District
Council may vote to review the Planning Board’s decision on
its own motion within thirty (30) days after the date of the
notice.

The Clerk of the Council shall notify the Planning Board of
any appeal or review decision. Within seven (7) calendar
days after receiving this notice, the Planning Board shall
transmit to the District Council a copy of the Conceptual Site
Plan, all written evidence and materials submitted for
consideration by the Planning Board, a transcript of the
public hearing on the Plan, and any additional information
or explanatory material deemed appropriate.

The District Council shall schedule a public hearing on the
appeal or review.

Within sixty (60) days after the close of the Council’s
hearing, the Council shall affirm, reverse, or modify the
decision of the Planning Board, or return the Conceptual Site
Plan to the Planning Board to take further testimony or
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reconsider its decision. Where the Council approves a
Conceptual Site Plan, it shall make the same findings which
are required to be made by the Planning Board. If the
Council fails to act within the specified time, the Planning
Board’s decision is automatically affirmed.

(e) The Council shall give its decision in writing, stating the
reasons for its action. Copies of the decision shall be sent to
the all persons of record, and the Planning Board.

This section of the Zoning Ordinance outlines the procedure for the
proposed amendment’s review by the District Council should a person of
record wish to appeal the Planning Board’s decision on the application or
if the District Council votes to review the decision within 30 days after
the Planning Board’s decision. Should there be a review of the
amendment by the District Council, the file will be transmitted to the
District Council. If there is no appeal or if the District Council decides
not to review the amendment, the Planning Board’s decision as stated
herein will stand.

Section 27-548.26(a)(2) Amendments to Development District Overlay Zone

(© In order to approve an amendment of the Development District
Standards the Planning Board shall make the following findings:

Q) The amendment is in compliance with the goals of the
Development District; and

The goal of the TRN character area is “to preserve the single-family
residential neighborhood character of the area as the anchor of the Arts
District while supporting artists who produce and teach from their
homes.” Permitting bed and breakfast inns in existing single-family
homes will create economic opportunities for homeowners and artists
and attract visitors to the area while maintaining the character of
surrounding neighborhoods. Therefore, the proposed amendment meets
the requirement set forth by Section 27-276(a)(2)(C)(i).

(i) The amendment is in conformance with the purposes of the
D-D-O Zone.

The D-D-O Zone is superimposed over the Gateway Arts District Sector
Plan and SMA to ensure that the redevelopment of land meets the sector
plan’s goals and objectives. The Gateway Arts District development
standards replace the underlying regulations in the Zoning Ordinance and
Landscape Manual, except where otherwise noted. Including the
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development standards as proposed will help ensure that bed and
breakfast inns are compatible with surrounding neighborhoods.
Therefore, the proposed amendment meets the requirement set forth by
Section 27-276(2)(2)(C)(ii).

10. Consideration of Public Comments:

a. Municipal Comments: Planning Department staff briefed the mayors and councils of the
City of Mount Rainier and the Town of Brentwood on March 4, 2014 and the Planning
Committee of the City of Hyattsville on March 18, 2014. The City of Mount Rainier and
the Town of Brentwood conveyed general support for the proposed amendment to
include bed and breakfast inns as a permitted use in the aforementioned residential zones
and concurred with staff’s recommendation that the associated standards be incorporated.

At its March 18, 2014 briefing, the Planning Committee of the City of Hyattsville
requested staff research the following questions:

Were the dimensions of the signs permitted by Bed and breakfast Inns the
same as the dimensions allowed for home-based businesses? Staff determined
they were not. The maximum area of a bed and breakfast inn sign is six square
feet (two feet by three feet); it is two square feet for a home occupation. The
Planning Committee did not express any preferences regarding the maximum
sign area for bed and breakfast inns subject to this amendment.

Could on-site parking be stacked in driveways? Staff noted that parking would
be required to comply with Part 11 of the Zoning Ordinance (Off Street Parking
and Loading), which does not allow stacking of vehicles spaces. However, the
Planning Board finds that some on-street parking should be allowed directly
along the frontage of the property.

Would the sign standards for Bed and breakfast Inns prohibit electronic or
scrolling signs? Staff determined that signs in the City of Mount Rainier and the
Town of Brentwood are subject to the signage standards in the D-D-O Zone,
which limit “signs with moving parts or blinking lights” to Baltimore Avenue
(US 1), 34th Street, and 38th Street. R-55-zoned properties in the TRN character
area in the City of Hyattsville are exempt from the D-D-O Zone development
standards and are subject to the requirements of the R-55 Zone. Per this
exemption, signs in the TRN in the City of Hyattsville are subject

to Section 27-592 (Illlumination) of the Zoning Ordinance, which requires light
from illuminated signs to be shaded or shielded and prohibits flashing or blinking
signs (in less than five-second cycles).

Are there Bed and breakfast Inns already operating in the county? As of
April 2014, three use and occupancy applications have been submitted to the
Prince George’s County Planning Department, Permit Review Section. One
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predated the passage of CB-39-2009. The applications had received comments
from the Permit Section and were put on hold pending the submission of revised
plans. Therefore, it is safe to assume that there are no legally existing bed and
breakfast inns in the county.

What safety measures (specific to egress and fire protection measures)
would be required for Bed and breakfast Inns? Staff shared with the Planning
Committee the safety requirements (Life Safety Code Chapter 26) relevant to bed
and breakfast inns as provided by the Prince George’s County Department of
Permitting Inspections, and Enforcement (DPIE).

Would the on-site parking requirement conflict with established impervious
surface caps? As was discussed above, R-55-zoned properties in the TRN
character area in the City of Hyattsville are exempt from the D-D-O Zone
development standards and are subject to the requirements of the R-55 Zone. The
maximum lot coverage in the R-55 Zone is 30 percent as compared to 45 percent
of net lot area for one-family detached dwelling units in the D-D-O Zone TRN
character area. The Planning Board finds that this lower maximum lot coverage
could conflict with parking requirements for bed and breakfast inns. The
Planning Committee did not express an opinion on what the maximum lot
coverage should be for bed and breakfast inns, but did note their concern with
potential bed and breakfast inn owners paving over their front yards.

What standards do our neighboring jurisdictions apply to Bed and
breakfast Inns? Staff shared with the Planning Committee standards specific to
bed and breakfast inns from the District of Columbia and Montgomery County,
Maryland.

b. General Public Comments: Community Planning staff received numerous emails and
calls between December 2013 and June 2014 regarding the proposed amendment. The
majority of inquiries requested clarification on the meaning of the proposed amendment.
Two callers asked how the proposed use would impact parking supply, while several
other callers noted there were no parking supply issues in their neighborhoods and voiced
support for the amendment.

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's
County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and
Planning Commission adopts the findings contained herein and APPROVED the amendment to the Prince
George’s County Gateway Arts District Development District Overlay Zone to include a bed and
breakfast inn as a permitted use in the R-O-S, O-S, R-A, R-E, R-R, R-80, and R-55 Zones and the
following associated standards within the municipal boundaries of the City of Hyattsville, the City of
Mount Rainier, and the Town of Brentwood, subject to the following amendments:

1.

The 2004 Approved Sector Plan and Sectional Map Amendment for the Prince George’s County

Gateway Arts District shall be revised as follows:
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a. Amend the Uses Permitted table starting on page 167 as follows:

@ A bed and breakfast inn shall be a permitted use in the TRN Character Area in
the Commercial Use category. The source shall be identified as Section 27-441.
Add a footnote to clarify that the use is only permitted in the R-O-S, O-S,
R-A, R-E, R-R, R-80, and R-55 Zones in the City of Hyattsville, the City of
Mount Rainier, and the Town of Brentwood, and that it is subject to
Section 27-445.13(a)(1), (2), (3), and (5).

b. Amend the Development District Standards starting on page 144 as follows:

@ Modify Signage Standard 9 to read “Sign area shall not exceed the regulations of
Sections 27-613(c), (f) and 27-107.10 of the Zoning Ordinance, except for bed
and breakfast inns. Signs for bed and breakfast inns shall conform to
Section 27-445.13(5).”

(2 Add a new Parking and Loading Standard to read “Parking for a bed and
breakfast inn shall consist of one surface parking space per guest room in
addition to any parking required for the owner-occupied dwelling. If the bed and
breakfast inn fronts on a street with on-street residential parking (allowed per the
regulatory agency), each 20 linear feet of lot frontage may be substituted for
one (1) space. Drive aisles serving bed and breakfast inn parking in the rear may
be reduced to 15 feet. No parking in the front yard of the bed and breakfast inn is
allowed.”

BE IT FURTHER RESOLVED, that an appeal of the Planning Board’s action must be filed with
the District Council of Prince George’s County within thirty (30) days following the final notice of the
Planning Board’s decision.
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This is to certify that the foregoing is a true and correct copy of the action taken by the Prince
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on
the motion of Commissioner Shoaff, seconded by Commissioner Bailey, with Commissioners Shoaff,
Bailey and Hewlett voting in favor of the motion, and with Commissioners Washington and Geraldo
absent at its regular meeting held on Thursday, July 10, 2014, in Upper Marlboro, Maryland.

Adopted by the Prince George's County Planning Board this 31* day of July 2014,

Patricia Colihan Barney
Executive Director

By  Jessica Jones
Planning Board Administrator

PCB:JJ:TJ:arj
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