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THE MARYLAND-NATIONAL CAPITAL 
PARK AND PLANNING COMMISSION 

 
PRINCE GEORGE’S COUNTY PLANNING BOARD 

 
 

STAFF REPORT 
 
 
 
SUBJECT: Conceptual Site Plan CSP-18001 

Detailed Site Plan DSP-18016 
Marlow Heights Center 

 
 

The Urban Design staff has completed the review of the subject applications 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 
 

The conceptual and detailed site plans have been reviewed and evaluated for compliance with the 
following criteria: 
 
a. The requirements of the Prince George’s County Zoning Ordinance in the Mixed 

Use-Transportation Oriented (M-X-T) Zone and the site design guidelines; 
 
b. The requirements of the 2010 Prince George’s County Landscape Manual; 
 
c. The requirements of the Prince George’s County Woodland and Wildlife Habitat Conservation 

Ordinance; 
 
d. The requirements of the Prince George’s County Tree Canopy Coverage Ordinance; 
 
e. Referral Comments. 
 
 
FINDINGS 
 
 Based upon the evaluation and analysis of the subject applications, the Urban Design staff 
recommends the following findings: 
 
1. Request: The conceptual site plan (CSP) and detailed site plan (DSP) request validation of the 

number of parking spaces provided on an existing commercial property, in accordance with 
Section 27-574 of the Prince George’s County Zoning Ordinance. 
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2. Development Data Summary: 
 

 EXISTING PROPOSED 
Zone M-X-T M-X-T 
Use Commercial/Office Commercial/Office 
Gross Acreage 0.25 0.25 
100-Year Floodplain N/A N/A 
Lots/Parcels 1 1 
Gross Floor Area (GFA)* 10,176 sq. ft. 10,176 sq. ft. 

 
Parking Spaces** REQUIRED PROPOSED 
Dentist/Medical Office   
650 sq. ft. @ 1 space per 200 sq. ft. 4 4 

   
Herbalife Nutrition/ Normal Retail   
650 sq. ft. @ 1 space per 150 sq. ft. 5 2 

   
Church (2,100 sq. ft.)   
40 seats @ 1 space per 4 seats 10 2 

   
General Office (4,150 sq. ft.)   

Ministry Outreach Office 1,400 sq. ft.   
Tag and Title Office 650 sq. ft.   
General Office 2,100 sq. ft.   

2,000 sq. ft. @ 1 space/250 sq. ft. 8 8 
2,150 sq. ft. @ 1 space/400 sq. ft. 6 6 
   
Total Number of Parking Spaces 33*** 22**** 

Van Accessible Handicapped 2 2 
   
Loading Spaces (12 ft. x 33 ft.) 0 0 
 
Notes: *The site plan does not indicate if the GFA excludes those portions of the basement that 

are used exclusively for storage or other areas used exclusively for mechanical elements. 
These areas should be removed to indicate the correct GFA. 

 
**Per Sections 27-574 and 27-583 of the Prince George’s County Zoning Ordinance, 
there is no specific required number of parking or loading spaces in the M-X-T Zone. The 
applicant is to submit an analysis to be approved by the Planning Board. See Finding 7 
for a discussion of the parking analysis. 
 
***Total number of parking spaces required by Section 27-568 of the Prince George’s 
County Zoning Ordinance. 
 
****The DSP shows 22 parking spaces; however, the parking schedule states that 
21 spaces are proposed. A condition has been added to the Recommendation section of 
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this report requiring the applicant to revise the parking schedule to show the correct 
number of parking spaces proposed. 

 
3. Location: The subject property is located on the west side of Riviera Street, in the southwest 

quadrant of its intersection with 28th Avenue, in Planning Area 76A, Council District 7. More 
specifically, the property is located at 3710 Riviera Street in Temple Hills, Maryland. 

 
4. Surroundings and Use: The subject property is bounded by the public right-of-way of 

28th Avenue on the north, with commercial and retail uses beyond; to the east by the public 
right-of-way of Riviera Street; to the west by an existing parking lot in the Multifamily High 
Density Residential (R-10) Zone; and to the south by an existing single-family residential 
dwelling in the One-Family Detached Residential (R-55) Zone. 

 
5. Previous Approvals: The subject property is known as Lot 1, Block S, of Marlow Heights, 

recorded in Prince George’s County Land Records in Plat Book WWW 24-73, as approved in 
1954. On December 8, 1967, Special Exception SE-1654 was approved by the Prince George’s 
County District Council, to allow the adjacent Parcel 484 to be used as an automobile parking 
compound, in conjunction with the development of the subject property as embodied in Zoning 
Resolution No. 581-1967. 

 
A review of aerial photographs of the site indicate that the existing commercial building on Lot 1 
was constructed in approximately 1968. Additionally, it is noted that this property was rezoned 
from Commercial Office (C-O) to Mixed Use-Transportation Oriented (M-X-T) by the 2008 
Approved Branch Avenue Corridor Sector Plan and Sectional Map Amendment (Branch Avenue 
Corridor Sector Plan and SMA) approved by the District Council in September of 2008. 

 
6. Design Features: The subject applications are not proposing any site improvements on the subject 

property, but instead request validation of the existing parking for the commercial building, in 
conformance with Section 27-574, which requires parking in mixed-use zones to be approved 
by the Prince George’s County Planning Board. The M-X-T Zone requires the approval of a 
CSP and DSP for all uses and improvements per Section 27-546(a) of the Zoning Ordinance. The 
existing development is legal and was approved with off-site parking on Parcel 484, to the 
west with SE-1654, as allowed per Section 27-573 of the Zoning Ordinance. 

 
 
CONFORMANCE WITH EVALUATION CRITERIA 
 
7. Prince George’s County Zoning Ordinance: The subject application has been reviewed for 

compliance with the requirements of the M-X-T Zone and the site plan design guidelines of the 
Zoning Ordinance. 

 
a. Conformance with the M-X-T Zone requirements, as follows: 
 

Section 27-546. Site Plans. 
 
(d) In addition to the findings required for the Planning Board to approve 

either the Conceptual or Detailed Site Plan (Part 3, Division 9), the Planning 
Board shall also find that: 

 
(1) The proposed development is in conformance with the purposes and 

other provisions of this Division; 
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The subject limited applications are in conformance with the purposes of 
the M-X-T Zone, as the parking is appropriately designed for the 
proposed retail and office tenants, with respect to size and location, 
promoting the orderly redevelopment of properties within the area. 
Additionally, it is noted that the subject property is designed in 
accordance with the vision of the Branch Avenue Corridor Sector Plan 
and SMA, for a medium density mixed-use community and has been 
developed with a mix of commercial/retail and office uses. The approval 
of these applications will enhance the economic status of the County and 
provide an expanding source of desirable employment opportunities for 
its citizens. 

(2) For property placed in the M-X-T Zone through a Sectional Map 
Amendment approved after October 1, 2006, the proposed 
development is in conformance with the design guidelines or 
standards intended to implement the development concept 
recommended by the Master Plan, Sector Plan, or Sectional Map 
Amendment Zoning Change; 

 
The subject site was placed in the M-X-T Zone through an SMA 
approved after October 1, 2006, specifically on August 23, 2008, through 
the approval of the Branch Avenue Corridor Sector Plan and SMA by the 
Prince George’s County Council. There were no design guidelines or 
standards prescribed for the property, which was developed in its 
current configuration prior to rezoning the property. It is noted that 
validation of the parking on-site does not change the configuration or 
design of the property. The applicant does not propose redevelopment at 
this time, and any future redevelopment will be in accordance with the 
M-X-T Zone, as recommended by the sector plan. 

 
(3) The proposed development has an outward orientation which either 

is physically and visually integrated with existing adjacent 
development or catalyzes adjacent community improvement and 
rejuvenation; 

 
The submitted applications are for validation of the on-site parking and 
will not affect the property’s existing physical integration with the 
adjacent development. It is noted that the existing building is oriented 
toward the street, and sidewalks are provided on the street frontage to 
create a more urban and pedestrian-friendly streetscape. 

 
(4) The proposed development is compatible with existing and proposed 

development in the vicinity; 
 

The existing commercial development is compatible with nearby existing 
and proposed development, such as the commercial office building to the 
east across Riviera Street. 
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(5) The mix of uses, arrangement and design of buildings and other 
improvements, and provision of public amenities reflect a cohesive 
development capable of sustaining an independent environment of 
continuing quality and stability; 

 
The submitted applications are for validation of existing parking and do 
not propose any changes to uses, buildings, or other improvements. It is 
noted that the existing tenant mix includes office, institutional, and retail 
uses in a single building, which has operated independently and 
demonstrated the ability to sustain an independent environment of 
continuing quality and stability. 

 
(6) If the development is staged, each building phase is designed as a 

self-sufficient entity, while allowing for effective integration of 
subsequent phases; 

 
This requirement does not apply to this application because it is existing, 
and staging is not required as there are no proposed site improvements. 

 
(7) The pedestrian system is convenient and is comprehensively 

designed to encourage pedestrian activity within the development; 
 

The submitted applications are for validation of existing parking; 
however, there is an existing sidewalk along the frontage of the property 
on 28th Avenue and Riviera Street. The pedestrian system will 
encourage pedestrian activity and provide connections to the surrounding 
community. 

 
(8) On the Detailed Site Plan, in areas of the development which are to 

be used for pedestrian activities or as gathering places for people, 
adequate attention has been paid to human scale, high quality urban 
design, and other amenities, such as the types and textures of 
materials, landscaping and screening, street furniture, and lighting 
(natural and artificial); and 

 
This DSP is for validation of existing parking, and no new pedestrian 
improvements or gathering places are proposed. 

 
(9) On a Conceptual Site Plan for property placed in the M-X-T Zone 

by a Sectional Map Amendment, transportation facilities that are 
existing; that are under construction; or for which one hundred 
percent (100%) of construction funds are allocated within the 
adopted County Capital Improvement Program, or the current State 
Consolidated Transportation Program, or will be provided by the 
applicant, will be adequate to carry anticipated traffic for the 
proposed development. The finding by the Council of adequate 
transportation facilities at the time of Conceptual Site Plan approval 
shall not prevent the Planning Board from later amending this 
finding during its review of subdivision plats. 

 



 8 CSP-18001 & DSP-18016 

The subject property was placed in the M-X-T Zone by an SMA, but no 
new development is proposed. 

 
(10) On the Detailed Site Plan, if more than six (6) years have elapsed 

since a finding of adequacy was made at the time of rezoning 
through a Zoning Map Amendment, Conceptual Site Plan approval, 
or preliminary plat approval, whichever occurred last, the 
development will be adequately served within a reasonable period of 
time with existing or programmed public facilities shown in the 
adopted County Capital Improvement Program, within the current 
State Consolidated Transportation Program, or to be provided by 
the applicant. 

 
The DSP is for validation of existing parking, and no new development 
is proposed. 

 
(11) On a property or parcel zoned E-I-A or M-X-T and containing a 

minimum of two hundred fifty (250) acres, a Mixed-Use Planned 
Community including a combination of residential, employment, 
commercial and institutional uses may be approved in accordance 
with the provisions set forth in this Section and Section 27-548. 

 
The overall site plan contains less than 250 acres; therefore, this 
application is not subject to this requirement. 

 
b. The DSP application is also in conformance with additional regulations of the 

M-X-T Zone, as follows: 
 

Section 27-544. Regulations. 
 
(a) Except as provided in Subsection (b), additional regulations concerning the 

location, size, and other provisions for all buildings and structures in the 
M-X-T Zone are as provided for in Divisions 3 and 4 of this Part, General 
(Part 2), Off-Street Parking and Loading (Part 11), Signs (Part 12), and the 
Landscape Manual. 

 
The existing building is in conformance with the regulations of the C-O Zone, as 
were applied with the construction of the building prior to 1970. No changes to 
site improvements are proposed with these applications. 

 
Section 27-548. M-X-T Zone. 
 
(a) Maximum floor area ratio (FAR): 
 

(1) Without the use of the optional method of development -- 0.40 FAR; 
and 

 
(2) With the use of the optional method of development -- 8.00 FAR. 

 
The floor area ratio (FAR) information is not shown and should be added to the 
general notes on the CSP/DSP, as conditioned herein. The FAR of the existing 
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building is 0.93 based on the building floor area of 10,176 square feet. However, 
as stated previously, this should be confirmed relative to the gross floor area 
(GFA) of the building, which should exclude basement storage areas and 
mechanical element areas. The existing building area is legal, as it was developed 
prior to the property being zoned M-X-T. 

 
(b) The uses allowed in the M-X-T Zone may be located in more than one (1) 

building, and on more than one (1) lot. 
 

The proposed uses are located on one lot and in one building. 
 
(c) Except as provided for in this Division, the dimensions for the location, 

coverage, and height of all improvements shown on an approved Detailed 
Site Plan shall constitute the regulations for these improvements for a 
specific development in the M-X-T Zone. 

 
The DSP shows the required information for the existing development, which is 
to remain unchanged. 

 
(d) Landscaping, screening, and buffering of development in the M-X-T Zone 

shall be provided pursuant to the provisions of the Landscape Manual. 
Additional buffering and screening may be required to satisfy the purposes 
of the M-X-T Zone and to protect the character of the M-X-T Zone from 
adjoining or interior incompatible land uses. 

 
The landscaping, screening, and buffering were reviewed prior to the adoption of 
the 2010 Prince George’s County Landscape Manual (Landscape Manual), and 
the on-site landscaping is not being revised. See Finding 10 for further 
discussion. 

 
(g) Each lot shall have frontage on, and direct vehicular access to, a public 

street, except lots for which private streets or other access rights-of-way 
have been authorized pursuant to Subtitle 24 of this Code. 

 
The subject site has direct frontage on 28th Avenue.  

 
c. Site Design Guidelines: The findings of approval regarding conformance with 

Section 27-283, Site design guidelines, of the Zoning Ordinance, that further 
cross-references the same guidelines as stated in Section 27-274 of the Zoning 
Ordinance, are limited due to the nature of this CSP/DSP. 

 
The site design guidelines address general matters such as parking, loading and 
circulation, lighting, views, green area, site and streetscape amenities, grading,  
service areas, public spaces, architecture, and townhouses. The building is existing, and 
no new improvements are being proposed. The building was constructed under prior 
regulations, and many guidelines are not applicable to these applications. The following 
guidelines would be applicable to the review of the subject applications, as follows: 
 
(1) Section 27-274(a)(2), Parking, loading, and circulation, provides guidelines for 

the design of surface parking facilities. Surface parking lots are encouraged to be 
located to the rear, or side, of structures to minimize the visual impact of cars on 
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the site. Surface parking is provided to the side of the structure for the existing 
commercial and office uses on the site. 

 
The dimensions of the parking spaces and drive aisle width shown on-site differ 
from current requirements because they are grandfathered. The width of the 
spaces and drive aisle should be consistent with the dimensions required at the 
time of the prior development, which occurred before 1970. The parking space 
sizes should be 10 feet by 20 feet and the drive aisle width should be a minimum 
of 18 feet. 
 
Generally, the parking spaces and drive aisle meet those regulations, but differ in 
several locations. Therefore, a condition has been included in the 
Recommendation section of this report requiring the applicant to revise the 
dimension of the parking spaces and drive aisle width to either meet the 
minimum required in 1968 or the current requirements.  

 
(2) In accordance with Section 27-274(a)(2)(B), loading areas should be visually 

unobtrusive, and loading for the commercial use should also be located to the 
side of the building and be visually screened from public roadways. No loading is 
proposed with this application; however, due to the square footage of the 
building, the DSP would normally require one loading space based on the total 
GFA, in accordance with Section 27-582(a) of the Zoning Ordinance. As 
discussed previously, it is anticipated that the GFA will be reduced to less than 
10,000 square feet and, therefore, a loading space would not be required.  

 
It is noted that the loading schedule shown on the plan is calculated incorrectly 
and has been calculated based on the uses in the building. The loading schedule 
should be revised, in accordance with Section 27-582, to show the required 
number of loading spaces for an office building or office building complex based 
on the square footage or GFA of the building, and is conditioned herein. 

 
(3) In accordance with Section 27-274(a)(8)(A), Service areas, these areas are 

encouraged to be located away from primary roads, effectively screened or 
enclosed, and not visible from public view. 

 
A trash facility appears to be shown on the west side of the building but is not 
clearly labeled on the plan. Per current aerial imagery, this is a trash dumpster; 
therefore, a condition has been included in the Recommendation section of this 
report requiring the applicant to screen or enclose the trash facility with an 
evergreen screen, or sight-tight fence, that is compatible with the building. 

 
d. In accordance with Section 27-574, the number of parking spaces required in the 

M-X-T Zone is to be calculated by the applicant and submitted for Planning Board 
approval at the time of DSP. Detailed information regarding the methodology and 
procedures to be used in determining the parking ratio is outlined in Section 27-574(b). 
The DSP proposes 22 parking spaces, with 9 spaces on Lot 1 and 13 spaces on Parcel 
484, for the existing commercial building. Under Part 11, Off-street Parking and Loading, 
of the Zoning Ordinance, a total of 33 spaces is usually required for this type of 
development in conventional zones. 
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In a memorandum dated May 24, 2018, Lenhart Traffic Consulting Inc., provided the 
required parking analysis for this development. The analysis discusses the use of the 
methodology in Section 27-574(b) and reasons that it is not possible to use the 
methodology to compute hourly fluctuations in parking and a peak hourly parking 
demand. In fact, the methodology in Section 27-574(b) is designed to compute a peak 
hourly parking demand for mixed uses, and the subject site is not truly mixed-use. It is 
agreed that a different approach is appropriate in this case. 
 
The parking analysis continues by evaluating parking utilization on the site and adjacent 
Parcel 484 on two weekdays in January 2018. The dates were Tuesday and Wednesday, 
January 23 and 24; the weather on those dates was sunny to partly sunny and 
unseasonably warm. Staff believes that all conditions make those dates fully appropriate 
for such a survey. 
 
The parking utilization study determined that a maximum of 17 parking spaces were 
occupied during the hours of the study, with the peak-hour occurring between 10:30 and 
11:00 a.m. on Tuesday. The peak parking demand was noted to be 1.67 spaces per 
1,000 square feet. 
 
The Zoning Ordinance provides minimum standards for on-site parking and loading for 
two primary reasons. The standards protect the patrons of the subject property from 
problems caused by not having adequate and available parking at hand. The parking 
standards also protect neighboring residential properties from problems caused by 
persons visiting a property and using parking spaces on adjacent land or streets during 
their visits. 
 
Based on the above determinations, the Transportation Planning Section believes that 
sufficient evidence is provided to show that the 22 spaces provided on-site will serve the 
demand posed by the existing office building use. It is not believed that there will be 
off-site impacts from allowing this number of spaces for this use. 

 
e. Section 27-583, Number of spaces required in M-X-T Zone, of the Zoning Ordinance 

contains requirements for determining the total number of loading spaces, as follows: 
 

(a) The number of off-street loading spaces required in the M-X-T Zone are to 
be calculated by the applicant and submitted to the Planning Board for 
approval at the time of Detailed Site Plan approval. Prior to approval, the 
applicant shall submit the methodology, assumptions, and data used in 
performing the calculations. 

 
(b) The number of off-street loading spaces required shall be calculated using 

the following procedures: 
 

(1) Determine the number of loading spaces normally required under 
Section 27-582. 

 
(2) Determine the number of loading spaces that may be readily shared 

by two (2) or more uses, taking into account the location of the 
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spaces, the uses they will serve, and the number of hours and when 
during the day the spaces will be occupied. 

 
(3) The number of loading spaces normally required (paragraph (1)) 

may be reduced by the number of spaces determined to be 
unnecessary through the use of shared loading spaces 
(paragraph (2)). 

 
The DSP proposes a mix of office, retail, and institutional uses within the 
existing building and does not propose a loading space. A condition of approval 
has been added to the Recommendation section to meet the loading space 
requirement on-site. 

 
8. Special Exception SE-1654: Special Exception SE-1654 was approved on December 8, 1967, 

with five recommendations, and PGCPB Resolution No. 581-1967 formalized this approval for 
adjacent Parcel 484. The SE allowed for an automobile parking compound to serve the 
commercial uses on the subject property, Lot 1. Due to the need for the parking compound on this 
off-site property to support the development in the subject applications, staff recommends that the 
conditions of the SE approval be evaluated at this time. The Department of Inspection and 
Permits conditions of approval that impact this DSP application are as follows: 

 
b. A sightly, tight fence, five (5) feet in height above the grade of abutting residential 

land shall be constructed within six months and maintained on the parking area 
adjacent to side and/or rear lot line. (section 24.75) 

 
The plan shows an eight-foot-high, chain-link fence with barbwire along the west and 
south sides of the parking compound on the adjacent Parcel 33, with no fence on 
Parcel 484. Therefore, a condition has been added to the Recommendation section of this 
report requiring that the five-foot high, sight-tight fence be shown. 

 
c In addition to the above, adequate shrubbery or other screen planting on the 

residential side of this wall or fence shall be planted. (section 24.75) 
 

This requirement refers to the residential side of the wall or fence; however, the 
residentially zoned property, adjacent to Parcel 484, is developed with a parking lot that 
was constructed between 1968 and 1977 based on aerial photographs. Therefore, this 
condition is no longer applicable, as there is no residential side of the fence. 

 
d. If lighting is provided, the lights shall be arranged so as not to reflect or cause glare 

into abutting residential lots. 
 

No lighting is provided for the parking lot area. 
 
e. Agreement for continued use of parking compound shall have been submitted to the 

Maryland-National Capital Park and Planning Commission. (Section 24.8) 
  

An agreement for the continued use of the parking compound was not submitted with this 
application; therefore, one is required prior to certification of the DSP, and is conditioned 
herein. 
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9. 2010 Prince George’s County Landscape Manual: This CSP/DSP is for validation of existing 
parking and no revisions to site improvements are proposed. Therefore, conformance to the 
Landscape Manual is not required per Section 1.1(b). 

 
10. Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The 

subject CSP/DSP are exempt from the Woodland and Wildlife Habitat Conservation Ordinance 
(WCO) because the site is less than 40,000 square feet and has no previous tree conservation plan 
approvals. Additionally, it is noted that a Letter of Exemption (S-085-2018) has been issued and 
is valid until June 11, 2020. A Natural Resources Inventory Equivalency Letter (NRI- 093-2018) 
has also been issued because there are no regulated environmental features located on the subject 
property. The NRI equivalency letter is valid until June 11, 2023. 

 
11. Prince George’s County Tree Canopy Coverage Ordinance: This CSP/DSP is for validation 

of existing parking and does not propose any site disturbance or GFA. Therefore, the Tree 
Canopy Coverage Ordinance is not applicable, per Section 25-127(a)(1) of the WCO. 

 
12. Referral Comments: The subject application was referred to the following concerned agencies 

and divisions. The referral comments are summarized, as follows: 
 

a. Community Planning—In a memorandum dated January 16, 2019 (Lester to Bishop), 
incorporated herein by reference, the Community Planning Division noted that the 
property was reclassified from the C-O Zone to the M-X-T Zone with the approval of the 
Branch Avenue Corridor Sector Plan and SMA, and that sector plan conformance is not 
required. 

 
b. Transportation Planning—In separate memorandums dated January 29, 2019 and 

January 30, 2019 (Masog to Bishop), incorporated herein by reference, the Transportation 
Planning Section noted that no new construction is proposed, and access and circulation 
would remain the same. The transportation-related findings of adequacy are met because 
there is no development proposed at this time. In addition, an in-depth discussion of the 
DSP’s conformance to the parking requirements of the M-X-T Zone was provided and 
discussed in Finding 7 above. The Transportation Planning Section determined that the 
plan is acceptable and meets the findings required for a CSP and DSP. 

 
c. Subdivision— In a memorandum dated January 18, 2019 (Turnquest to Bishop), 

incorporated herein by reference, the Subdivision and Zoning Section provided minor 
technical revisions, which have been incorporated into the Recommendation section of 
this report, and indicated that a new preliminary plan of subdivision is not required for 
this application because it meets the standards for an exemption from this requirement. 

 
d. Permit Review—In a memorandum dated January 2, 2019 (Gallagher to Bishop), 

incorporated herein by reference, the Permit Review Section offered comments that are 
addressed, as necessary, by conditions in the Recommendation section of this report. 

 
13. As required by Section 27-276(b)(1) and Section 27-285(b)(1) of the Zoning Ordinance, this CSP 

and DSP, if approved with the conditions below, represent a reasonable alternative for satisfying 
the site design guidelines of Subtitle 27, Part 3, Division 9, of the Prince George’s County Code 
without requiring unreasonable cost and without detracting substantially from the utility of the 
proposed development for its intended use. 
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14. As required by Section 27-276(b)(4) and Section 27-285(b)(4), for approval of a CSP and a DSP, 
respectively, the regulated environmental features on-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, as this property does not contain any 
regulated environmental features. 

 
 
RECOMMENDATION  
 
 Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the 
Planning Board adopt the findings of this report and recommends APPROVAL of this application, as 
follows: 
 
A. APPROVE Conceptual Site Plan CSP-18001 for Marlow Heights Center.  
 
B. APPROVE Detailed Site Plan DSP-18016 for Marlow Heights Center, subject to the following 

conditions: 
 

1. Prior to certification of this detailed site plan (DSP), the following revisions shall be 
made to the plan or the following information shall be provided: 

 
a. Provide the floor area ratio information in the general notes on the DSP.  
 
b. Remove the recording reference to the liber/folio. 
 
c. Revise General Note 10 to include grid number C3. 
 
d. Add a general note stating the following: 
  

“The off-site parking used to support the DSP is located on abutting 
Parcel 484 to the west, a legal acreage parcel, created by deed dated 
May 25, 1966 and recorded in liber 3419 and folio 476.” 

 
e. Revise the gross floor area of the building to remove those portions of the 

basement used exclusively for storage and the other areas of the building used 
exclusively for mechanical elements. 

 
f. Revise the parking schedule to indicate the total number of parking spaces 

proposed. 
 
g. Correct the label of the special exception on adjacent Parcel 484 to SE-1654. 
 
h. Revise the number of loading spaces required, in accordance with Section 27-583 

of the Prince George’s County Zoning Ordinance. 
 
j. Reflect a five-foot-high, sight-tight fence abutting residential land adjacent to the 

side and/or rear lot line of Parcel 484, as required by Special Exception SE-1654.  
 
i. Submit a copy of the legal arrangement that assures the permanent availability of 

the parking spaces on Parcel 484.  
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j. Revise the dimensions of the parking spaces and drive aisle to meet the minimum 
requirements in 1968, or meet the requirements of Sections 27-558 and 27-560 of 
the current Prince George’s County Zoning Ordinance. 

 
k. Screen or enclose the trash facility with a sight-tight fence or evergreen screen. 



THE PRINCE GEORGE’S COUNTY PLANNING DEPARTMENT

MARLOW HEIGHTS CENTER 
(3710 RIVIERA STREET)

ITEM:   8 & 9
CASE:  CSP-18001 & DSP-18016



Slide 2 of 10

Case # CSP-18001 & DSP-18016

03/14/19

GENERAL LOCATION MAP

0 

GENERAL 
LOCATIION MAP 

IILe ,gend 

~ S ite Location 

Majfor Roads 

Coun ,cilm,anic Dis,t ricts. 

6 

2 7 

3 - 8 

4 I ,g, - 5 
.. 

A 
60, 000 

Feet 

1 in c h = 30 . 000 f ee t 

Tbe MarJ l=ild--J.Nta Joaal ca p:1a1 Pa • and l? lb g ca:nm ls.=:. lb 
l?Jib::e Geo.rg:e:"$ Co .., 'J Plb g l~ a rn e: ~ 

Geog;ra;_;i D lt: ~ mla.":b SJ &.:em 

C reated: Jlun e 11 , 2 0 1 8 



Slide 3 of 10

Case # CSP-18001 & DSP-18016

03/14/19

SITE VICINITY

0 

SITE V ICINITY 
MAP 

L.e ,g e nd 

I I S if,e Bou n d a ry 

I I Prnp e rty 

- B u ild in g 

- B ridge 

Pave m 1e nt 

--- Rai llr oad Line 

.. 

A 
F eet 

1 in c h = 6 00 f ee t 

1 ,2 00 

Ttte lt43rJ - ~ Ne Jo aa l C:l p'.l a l Pa • aad l?lb . g comm lS=- lb 
p ,nn:::e Ge org:e:'"s Co c;'l '.,I Pll:i l'.l g ~a rn e:.:a ~ 

Geograp It: ~ m1a-:Jo SJ e..:em 

C rea t e d : Jlun e 11 , 2 0 1 8 



Slide 4 of 10

Case # CSP-18001 & DSP-18016

03/14/19

ZONING MAP
ZONING MAP 

IILe ,gend 

0 

I I S it ,e Bou n dary 

- C-S-C 

- M-X --T 

R-10 

R-35 
~-~ 

R-55 
~-~ 

R-R 
~-~ 

" 

A 
Feet 

1 in c h = 2'0 0 f ee t 

400 

TtJe Ma lf'jb:i d-:N'e i.10031 ca _ .a 'l l?a * a:ad P IS ~g D:rnm llS&lb 
P.r.b:::e G eorge Co Dl'J P ll3 ~ g (Depa ia:m a::11 

Geog:r.3i;I IC l10 trm a':'IO 'SJ $..?- ffl 

C reated: Jun e 1 111, 20 1118 



Slide 5 of 10

Case # CSP-18001 & DSP-18016

03/14/19

OVERLAY MAP

~ " 

" "-' C, 

-. 

-"1 v-E; 
-1ru-E" 

~ !<,ti; 
,Q:! 

<b 

~ 
~ 
~ 

-<> 
<;,C> 

~ 
'\'-" 

~ 
00 

~..A 

~ 
.ff 

"' " " ;;;; 

I l 
0 

"'~ ~ 
G, 

OVERLAY MAP 

c:::::::J Site Boundary 

i==J Prop,erty 

- APA-1 

- APA-2 
c::::J APA-3M ; APA-3S 

- APA--4 
APA-5 

APA-6 
~ R- P-C Efffl 1- D-- 0 

~ T.JD --0 ~ L--1D --O 

IEEml D -- D-- 0 EEEEBI R-C- 0 

P§{<)I M - 1--0 

.. 

A 
1 in c h = 2 00 feet 

400 

C re .ated: Jlun e 1111, 20 18 



Slide 6 of 10

Case # CSP-18001 & DSP-18016

03/14/19

AERIAL MAP

0 

AERIAL MAP 

illegend 
c:::::::J S iil: e Boundary 

~ Property 

IMAG ER¥ FROM 
EARLY 2018 

.. 

A 
F ,eet 

1 inch = 200 feet 

400 

Tbe l)Mr-J ~Ch.....,'31Uona, cap:1a1 l?a* ~d IP l:llnnl'lg COiJ"lrnlte.:s. lb 
F\rl.""K)2 G eo.rg:e-SCou y P11;J aak191~a!fl.mea;:: 

IGieog.ra;>b c ;J:;, rrn a"'Jon S J :&-:em 

Created: .Jun e 11 , 20118 



Slide 7 of 10

Case # CSP-18001 & DSP-18016

03/14/19

SITE MAP

0 

S ITE MAP 

Pavem ent 
W ateli 
Vegetatio n 

--~I P lioperty 
--- Con touli L ine 

Depliessi o n Line 
Raihroad L ine 

.. 

A 
360 

Fee-t 

1 in c h = 200 f eet 

Tbe 1Mt31'Jll:ic:Jd-~ -:Jor:t31 C:a p:S. a l Pa • aud P ll:I t:l g Cccnm lsslb 
IPJ'ib::ie Georg,e co 'J Plb . g IDq;la m e:a~ 

Geog;ra,;, It: ih lffll ~-.10 SJ :6i.~ m 

C rea t e d : J un e 11 ., 2 0 1 8 



Slide 8 of 10

Case # CSP-18001 & DSP-18016

03/14/19

MASTER PLAN RIGHT-OF-WAY MAP

0 

MASTER PLAN 
RI GHT-0 F-VVA Y 

IL e ,gend 
c::J S n:e Bounda ry 
~ Prop,e rty 

M aster P lla n R ig ht-of-Wa y 
- A rt,e r r.a l 

- C o l !e cto r 
- E x p ressw a y 

- F re ,e w a y 

- !In d u s tri a l 

- M a j,or C o lle ct o r 

- P r im ary 

.. 

A 
400 

Feet 

1 inch = 2 00 feet 

Tbe IMla lf'J laod--!NallO aal cap:11 a·11Pa 11e aod P b g COi'llmlS==- lb 
IP.1'11:K:e G eo.rg:e9:E. Co• 'J 1?113 DE91 1De;?a ,m e:i ; 

GeO:f,.ra;;Jb lt: i:O tml C".:.IO SJ &~ r:n 

C rea t ed: Jlun e 111 , 201 8 



Slide 9 of 10

Case # CSP-18001 & DSP-18016

03/14/19

BIRD’S-EYE VIEW LOOKING WEST



Slide 10 of 10

Case # CSP-18001 & DSP-18016

03/14/19

SITE PLAN

28th STREET 
100 R1W 

----------------------------- --------------

~ 
- ""-1 -

1111111 

-------------------

l S.D. 
10.l" 

8 ' C.t. Fence : 
0 w/ Borbed ',lliir'e 
~ (On neighbor) 

.,, 
© 2! 

Asph. 
S£-1684 

Porcel 484 
R- 1O Zone 

UJ 

Asph. I ~ ® 

~---------

9.o· 

r.u. 88. P . .3.3 
TM$ Z014A. lLC 

35857/519 
Zonir. R-10 

Use: Parll;.ng Lot 

8 ' C.t. Fence/ 
w/ Borbed Wiir'e 

(On neighbor) 

/ 
/ 

Co.nc. ,_ r1 
i ---------------~ 

23.9" 
86°10'52" E Cone. S/\'fo4.39' 

20.2· <""> -- ~;;-

lot 1 
M-X-T Zone 

~ rfj--eu.rding- Mor.mted light . 

t------1 u, "? 
Il g 

S.D. 

-~:·t4:~ ~~t:-
P.B. V:.WVJ 2 .. P O p. 73, 

Ed...,•ard C. Capps 
5549/779 

Zone: R-55 
Use-: Sing•e-fomity <t«elling 

~ 
~-; 
3 .0' , 

Jg 

Ex. Office Bldg. 
2 Stories + Bsmt. 

18.7' Ht. 
10, 176 SF GFA 

#3710 

0 
C:,-aui~d.in9-Mount-ed Light 

r-......... 
/ ...................... 

50.5' -c-:r 

/ / 
/ / , 

t 
25' 



AGENDA ITEM:   8 & 9 
AGENDA DATE:  3/14/19

CSP-18001 & DSP-18016_Backup   1 of 60

.. 
STATEMENT OF JUSTIFICATION 

3710 RIVIERA STREET, TEMPLE HILLS, MD 
CSP-18001 

I I 

1 ' 

Applicants 
PAAP Properties , LLC 

4 62 Indian Greens Lane 
Manns Choice , PA 15550 

Contact : Arthur L . Halvorson 

Attorney 
Gibbs and Haller 

1300 Caraway Court , Suite 102 
Largo , Maryland 20774 

Contact : Thomas Haller 
301-306- 0033 

Engineer 
RDA Engineers 

Main Street 
Upper Marlboro , Maryland 20772 

Contact : Mark Ferguson 
301- 952 - 8200 



CSP-18001 & DSP-18016_Backup   2 of 60

TABLE OF CONTENTS 

1 . 0 INTRODUCTION/ORIENTATION/APPROVAL HISTORY 1 

2 . 0 ANALYSIS OF CONFORMANCE WITH THE 
REQUIREMENTS OF A CONCEPTUAL SITE PLAN 4 

3.0 CONCLUSION 10 



CSP-18001 & DSP-18016_Backup   3 of 60

STATEMENT OF JUSTIFICATION 
3710 RIVIERA STREET , TEMPLE HILLS, MD 

CSP-18001 

1 . 0 INTRODUCTION/ORIENTATION/APPROVAL HISTORY 

PAAP Properties , LLC is the owner of an existing office 

building located at 3710 Riviera Street , Temple Hills , Maryland and 

the Applicant for approval of this Conceptual Site Plan . The 

property is located at the corner of 28 th Avenue and Riviera Street , 

directly across from the Marlow Heights Shopping Center . The sole 

purpose of this application, as will be discussed in greater detail 

herein , is to request that the Planning Board approve the number of 

parking spaces required for the existing building on the property 

in accordance with Section 27 - 574(a) of the Prince George ' s County 

Code . Since the determination of adequacy of parking is to be made 

at the time of DSP , and since no CSP has ever been approved for the 

Subject Property , this CSP is fi l ed in conjunction with a companion 

DSP (DSP- 18016) . 

The p r operty which is the subject of this application is Lot 

1 , as shown on a plat of subdivision titled "Marlow Heights" , which 

p l at is r ecorded among the Land Records of Prince George ' s County 

at Plat Book 24 Plat No . 73 (the "Subject Property") . The Subject 

Property contains a total of 10 , 927 square feet . The Subject 

Property is zoned M- X- T. The Subject Property is improved with a 

two story , 10 , 176 square foot office building known as " Marlow 

Heights Center" . Off street parking is provided for the office 

building . A portion of the parking is provided on the Subject 

Property . However , the majority of the parking spaces serving the 
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Sub ject Property are p r ovide d on a n adjacen t parcel of land owned 

by t he Applica nt . This parcel of land is described as Parcel 484 on 

Tax Map 88 . Pa r cel 484 is zoned R- 30 . While not i ncluded in this 

CSP because it is zone R- 30 and no CSP is required , it is depicted 

on t he site plan t o show the interrelationship between t he two 

p r oper t i es . 

The Subject Propert y and Pa r cel 484 are located on the 

southwest corner of 28th Avenue a nd Riviera Street . Across Riviera 

Street to the east is an office build ing ( constr ucted in 1971) 

wh ich contains 100 , 0 00 square feet . To the south i s a single 

family detached home zoned R- 55 . To the west , s u rrounding Parcel 

484 on both its southern a nd western boundary lines , is a 2 . 37 acre 

parcel with a lar ge surface parking lot . This property is owned by 

the same entity as owns the office building across Riviera Street 

and the two properties have been in common owner ship since the 

offi ce building was constructed . This property is zoned R- 30 . 

Finally , to the north across Rivera Street is the Marlow Heights 

Shopping Center in the C- S- C (ODO) zone . 

As evidenced by aeri al photographs , the Subject Property and 

Parcel 484 have operated wi thout signifi cant change , since t he 

office building was constructed . This is supported by t he zoning 

history of the two properties . On December 8 , 1967 , Special 

Exception SE- 16854 was approved by the Prince George ' s County 

Council , sitt i ng as the District Council , to allow Parcel 484 to be 

used as an automobile parking compound in conj unction wi th the 

development of the Subject Property . A copy of Zoning Resolution 

2 
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No . 581 is attached hereto . According to SDAT records , the office 

building on the Subject Property was constructed in 1968 . 

The Applicant has attempted to obtain use and occupancy 

permits for its tenants for several years . However , in the review 

of such applications , the permit revi ew division has determined 

that not only does the building not have sufficient parking to 

satisfy the current requirements of Section 27 - 568 of the Zoning 

Ordinance , it does not have suffici ent parking to satisfy the 

requirements in existence when the building was constructed in 

1968 . Due to the age of the building, there do not appear to be 

permit records from which to conclude how the building was 

originally approved . If those records had been available and 

showed that the permit was issued in error , the applicant could 

pursue validation of a permit issued in error . Since those records 

do not exist , the Applicant commenced the process of filing a 

Departure from Parking and Loading Standards (application number 

DPLS- 456 was assigned to the Subject Property) . However , it has 

now been determined that because the parking requirements of 

Section 27 - 568 are not applicable i n the M- X- T zone , a DPLS cannot 

be approved for the Subject Property . Thus , the only way to 

r e solve the issues preventing issuance of use and occupancy permits 

is to file this Conceptual Site Plan and a Detailed Site Plan in 

order to obtain approval of the Planning Board of the number of 

parking spaces provided and utili zed f or the property for the past 

50 years . In this instance , the Applicant proposes no construction 

or alteration of the existing building . The sole purpose of this 

3 
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applicat i on is to seek approval of the number of parking spaces 

provi ded to ser ve the p r oper ty . 

addressed i n the compan i on DSP . 

The adequacy of parking will be 

2.0 ANALYSIS OF CONFORMANCE WITH THE REQUIREMENTS OF A 
CONCEPTUAL SITE PLAN 

The M- X- T zone , unli ke t he p rior C- O zone , requires approval 

of a conceptual site plan . Since all p rior approvals were obtained 

under the C- O zoning category, a Conceptual Site Plan is requi red . 

This Conceptual Site Plan is f i led to fulfill this requir ement . 

In addit ion , the M- X-T zone requires that a mi x of uses be 

provided . Specifically, Sect ion 27-547(d) states as follows : 

(d) At least two (2) of the following three (3) categories 
shall be included o n t he Conceptual Site Pl an and u l t i mate l y 
present in every development in the M- X- T Zone . In a Transit 
District Overl ay Zone , a Conceptual Site Plan may include only 
one of the following categories , provided that , in conjunction 
wi th an exist i ng use on abutting property in the M- X- T Zone , 
the requi remen t for two (2) out of three (3) categories is 
fu l filled . The Site Plan shall show the location of the 
exi sting use and the way that it will be integrated in terms 
of access and design with the proposed development . The amount 
of square footage devoted to each use shall be in sufficient 
quantity to serve the purposes of the zone : 

(1) Retail businesses ; 

(2) Office , r esearch , or industrial uses ; 

(3) Dwellings , hotel , or motel . 

The office bu ilding is fully leased, and includes office , retail 

and institutional uses . The mix of uses is shown on the site plan . 

Thus , this r equirement is satisfied . 

In the M- X- T zon e , a conceptua l site plan is required to be 

approved . In order to approve a Conceptual Site Plan , the 

Pl anning Board must make certain fi nd i ngs , which are set forth in 

4 
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Section 27-276(b) of the Zoning Ordinance . Section 27 - 276(b) (2) 

and (b) (3) are not applicable because the Subject Property is not 

a Mixed- Use Planned Community or a Regional Urban Community . 

Sections 27 - 276(b) (1) and (b) (4) are applicable to this 

application and will be addressed below . 

Section 27 - 27 6 (b) ( 1) provides as follows : 

"The Planning Board may approve a Conceptual Site Plan if it 
finds that the Plan represents a most reasonable alternative 
for satisfying the site design guidelines without requiring 
unreasonable costs and without detracting substantially from 
the utility of the proposed development for its intended 
use . If it cannot make this finding, the Planning Board may 
disapprove the Plan . " 

COMMENT : The Applicant submits that the proposed CSP for the 

Subject Property does represent a most reasonable alternative for 

satisfying the site des i gn guidelines . As noted above , the 

Subj ect Property was developed under regulations in effect in 

1968 and has remained virtually unchanged since that time . No 

new development or modifications to the site are proposed . 

The Site Design Guidelines are contained in Section 27-274 . 

These Site Des i gn Guidelines address General matters , Parking , 

Loading and Ci rcul ation , Lighting , Views , Green Area , Site and 

Streetscape Amenities , Grading , Service Areas , Public Spaces , 

Architecture and Townhouses. In this case , the building is 

existing and no new improvements are proposed , and the building 

was constructed under prior regulations . Since the Applicant 

seeks to make no new improvements , there are no conflicts between 

the proposed development and the Site Design Guidelines . 

Section 27-27 6 (b) ( 4) provides as follows : 

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

In this case , the Subject Property is fully developed and there 

are no regul ated environmental features. Thus , the CSP conforms 

to this requirement. 

In addition to the above findings , the Planning Board must 

make the findings set forth in Section 27 - 546(d) (1) - (11) , which 

are related specifically to the M- X- T zone . Each of the 

subsections will be set forth below , with a corresponding 

comment , which p r ovides as follows : 

(1) The proposed development is in conformance with the 
purposes and other provisions of this Division ; 

COMMENT : The purposes of the M-X-T Zone are set forth in Section 

27 - 542 of the Zoning Ordinance . There are a total of 10 purposes , 

several of which are promoted by this CSP . For example , one 

purpose of the M- X-T zone is to promote orderly development of 

land in the vicinity of major interchanges . The ability to be 

able to fully lease the building on the Subject Property promotes 

orderly development on a property near the intersection of Branch 

Avenue and St . Barnabas Road . Another purpose is to facilitate 

and encourage a 24 hour environment and to encourage an 

appropriate horizonta l and vertical mix of uses. The Subject 

Property is in an area that exhibits a horizontal mix of office , 

retail and residential uses . The M-X-T zoning was meant to 

encourage redeve l opment of the Marlow Height Shopping Center 

6 
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across 28 th Avenue . The continued use of the existing building 

is consistent with the Master Plan recommendations . A final 

purpose which is advanced in this case is to permit a flexible 

response to the market and promote economic vitality . The 

existing office building has been adequately served by the 

parking provided for 50 years . The M- X- T zone provides the 

flexibility to allow the building to continue to be used as 

originally constructed . 

Each of the purposes discussed above is promoted by the CSP , 

which contributes to the implementation of the overall Master 

Plan and General Plan. 

(2) For property placed in the M-X-T Zone through a 
Sectional Map Amendment approved after October 1 , 2006, the 
proposed development is in conformance with the design 
guidelines or standards intended to implement the 
development concept recommended by the Master Plan , Sector 
Plan, or Sectional Map Amendment Zoning Change ; 

COMMENT : As stated above , the Subject Property was placed in the 

M-X-T Zone by the adoption of the 2008 Branch Avenue Corridor 

Sector Plan and Sectional Map Amendment . There are no specific 

guidelines or standards applicable to the Subject Property . The 

Subject Property was included within a 9 . 42 acre area of land 

zoned C- O and C- S-C which was rezoned to the M-X-T Zone. 

Regarding this area , the SMA states that the exist ing zoning does 

not allow for a mix of uses . The plan recommends that an 

appropriate mixed use technique be prepared to encourage 

redevelopment , and the M-X- T zone was placed on the property to 

ensure that the properties are not redeveloped under their 

7 
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r 
existing zoning . The Applicant does not propose redevelopment at 

this time , and any future redevelopment will be in accordance 

with the M- X-T zone as recommended by the SMA . The SMA does 

specifically recommend the redevelopment of the Marlow Heights 

Shopping Center across 28 t h Avenue and the Sector Plan includes 

concepts for such redeve l opment . This redevelopment has not yet 

occurred and would be the catalyst for fringe properties , like 

the Subject Property , to redevelop at the appropriate time . 

Retention of the existing uses , especially since t he building is 

fully tenanted , is appropriate for the present time . 

(3) The proposed development has an outward orientation 
which either is physically and visually integrated with 
existing adjacent development or catalyzes adjacent 
community improvement and rejuvenation ; 

COMMENT: As stated , no new development is proposed . The e xisting 

building is , however , oriented toward the streets it fronts and 

creates a more urban , pedestrian friendly streetscape . Sidewalks 

exist along both street frontages . 

(4) The proposed development is compatible with existing 
and proposed development in the vicinity ; 

COMMENT : The existing development in the vicinity is d ominated 

with commercial uses to the north . 28 th Avenue is a mix of 

mostly office commercial and residential uses . The existing uses 

are compatible with the existing development in the vicinity . 

(5) The mix of uses , arrangement and design of buildings 
and other improvements , and provi sion of public amenities 
reflect a cohesive development capable of sustaining an 
independent environment of continuing quality and stability ; 

8 
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COMMENT: The existing tenant mix includes both office and retail 

uses . These uses exist in a single building . The building has 

operated for 50 years and has demonstrated the ability to sustain 

an independent environment of continuing quality and stability . 

(6) If the development is staged, each building phase is 
designed as a self-sufficient entity, while allowing for 
effective integration of subsequent phases; 

COMMENT: No new development is proposed . 

applicable to the CSP application . 

This provision is not 

(7) The pedestrian system is convenient and is 
comprehensively designed to encourage pedestrian activity 
within the development; 

COMMENT: The property has frontage on two roads , each of which 

has full sidewalks connecting the Subject Property to adjacent 

uses . 

(8) On the Detailed Site Plan, in areas of the development 
which are to be used for pedestrian activities or as 
gathering places for people, adequate attention has been 
paid to human scale, high quality urban design, and other 
amenities, such as the types and textures of materials, 
landscaping and screening, street furniture, and lighting 
(natural and artificial); and 

COMMENT: The current plan is a CSP . 

addressed at the time of DSP . 

This issue will be 

(9) On a Conceptual Site Plan for property placed in the M­
X-T Zone by a Sectional Map Amendment, transportation 
facilities that are existing ; that are under construction; 
or for which one hundred percent (100%) of construction 
funds are allocated within the adopted County Capital 
Improvement Program, or the current State Consolidated 
Transportation Program, will be provided by the applicant, 
or are incorporated in an approved public facilities 
financing and implementation program, will be adequate to 
carry anticipated traffic for the proposed development. The 

9 
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finding by the Council of adequate transportation facilities 
at the time of Conceptual Site Plan approval shall not 
prevent the Planning Board from later amending this finding 
during its review of subdivision plats . 

COMMENT: The property was placed in the M- X- T zone by a Sectional 

Map Amendment , but no new development is proposed . 

(10) On the Detailed Site Plan, if more than six (6) years 
have elapsed since a finding of adequacy was made at the 
time of rezoning through a Zoning Map Amendment, Conceptual 
Site Plan approval, or preliminary plat approval, whichever 
occurred last, the development will be adequately served 
within a reasonable period of time with existing or 
programmed public facilities shown in the adopted County 
Capital Improvement Program, within the current State 
Consolidated Transportation Program, or to be provided by 
the applicant . 

COMMENT : This finding is not applicable to the Subject Property 

as no new development is proposed. 

(11) On a property or parcel zoned E-I-A or M-X-T and 
containing a minimum of two hundred fifty (250) acres, a 
Mixed-Use Planned Community including a combination of 
residential, employment, commercial and institutional uses 
may be approved in accordance with the provisions set forth 
in this Section and Section 27-548. 

COMMENT : This provision does not apply to the Subject Property 

as it does not exceed 250 acres . 

3.0 CONCLUSION 

In conclusion , the Applicant submits that the proposed CSP 

represents a most reasonable alternative for satisfying the site 

design guidelines without requiring unreasonable costs and 

without detracting substantially from the utility of the proposed 

development for its intended use . I n addition , the other findings 

required for Conceptual Site Plans in the M-X- T zone can also be 

10 
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made . For these reasons , the Applicants respectfully request 

approval of the CSP. 

Thomas H. Haller 
Gibbs and Haller 
1300 Caraway Court , Suite 102 
Largo , Maryland 20774 
(301) 3 06- 0033 

11 
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1.0 

-STATEMENT OF JUSTIFICATION 
3710 RIVIERA STREET, TEMPLE HILLS, MD 

DSP-18016 

INTRODUCTION 

PAAP Properties , LLC is the owner of an existing off ice 

building located at 3710 Riviera Street , Temple Hills , Maryland 

and the Applicant for approval of this Conceptual Site Plan . The 

property is located at the corner of 28 th Avenue and Riviera 

Street , directly across from the Marlow Heights Shopping Center . 

The sole purpose of this application , as will be discussed in 

greater detail herein , is to request that the Planning Board 

approve the number of parking spaces required for the existing 

building on the property in accordance with Section 27-574(a) of 

the Prince George ' s County Code . Since the determination of 

adequacy of parking is to be made at the time of DSP , and since 

no CSP has ever been approved for the Subject Property , a 

companion CSP is filed in conjunction with this DSP application 

(DSP-18001) . 

2.0 ORIENTATION AND PROPERTY DESCRIPTION 

The property which is the subject of this application is Lot 

1 , as shown on a plat of subdivision titled "Marlow Heights" , 

which plat is recorded among the Land Records of Prince George ' s 

County at Plat Book 24 Plat No . 73 (the "Subject Property") . The 

Subject Property contains a total of 10 , 927 square feet . The 

Subject Property is zoned M-X- T . The Subject Property is 

improved with a two story, 10 , 176 square foot office building . 
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Off street parking is provided for the office building . A 

portion of the parking is provided on the Subject Property . 

However , the majority of the parking spaces serving the Subject 

Property are provided on an adjacent parcel of land owned by the 

Applicant. This parcel of land is described as Parcel 484 on Tax 

Map 88 . Parcel 484 is zoned R- 30 . Parcel 484 is not included in 

this DSP because it was developed pursuant to a special exception 

application and no DSP is required in the R-30 Zone for the 

existing use . Notwithstanding , it is depicted on the site plan 

to show the interrelationship between the two properties . 

Photographs of all four sides of the existing building are 

provided as Exhibits " A"-" D" . These photographs are intended to 

satisfy the requirements for providing architectural elevations 

in conjunction with a Detailed Site Plan application . As can be 

seen from the photographs . All four sides of the building are 

constructed out of brick . The building has a standing metal seam 

mansard roof . The main entrance to the building is from Riviera 

Street , where the western facade of the building faces . An 

entrance is also located along the eastern (rear) facade of the 

building which is accessed from the parking lot . 

parking is located to the rear of the building . 

All of the 

The Subject Property and Parcel 484 are located on the 

southwest corner of 28 th Avenue and Riviera Street . Across 

Riviera Street to the east is an office building (constructed in 

2 
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1971) which contains 100 , 000 square feet . To the south is a 

single family detached home zoned R- 55 . To the west , surrounding 

Parcel 484 on both its southern and western boundary lines , is a 

2 . 37 acre parcel with a large surface parking lot . This property 

is owned by the same entity as owns the office building across 

Riviera Street and the two properties have been in common 

ownership since the office building was constructed . This 

property is also zoned R- 30 . Finally , to the north across Rivera 

Street is the Marlow Heights Shopping Center in the C- S-C (D- D-O) 

zone . 

3.0 APPROVAL HISTORY 

According to SDAT records , the existing building on the 

Subject Property was constructed in 1968 . This is consistent 

with the approval history which is available in County records . 

As evidenced by aerial photographs , the Subject Property and 

Parcel 484 have operated without significant change , since the 

office building was constructed. On December 8 , 1967 , Special 

Exception SE-1 65 4 was approved by the Prince George ' s County 

Council , sitting as the District Council , to allow Parcel 484 to 

be used as an automobile parking compound in conjunction with the 

development of the Subject Property. A copy of Zoning Resolution 

No . 581 is attached hereto as Exhibit "E" . At that time , Parcel 

484 was zone d R- R and the Subject Property was zoned C-O . 

3 
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Special Exception 1654 remains in effect . The Zoning Ordinance 

cont i nues to al l ow parking i n the R- 30 zone to serve a use in an 

adjacent M-X- T Zone by special exception . 

The Applicant has attempted to obtain use and occupancy 

permits for its tenants f or several years . However , in the 

review of such applications , the permit review division has 

determined that not only does the building not have sufficient 

parking to satisfy the curr ent requirements of Section 27 - 568 of 

the Zoning Ordinance , it does not have sufficient parking to 

satisfy the requirements in existence when the building was 

constructed in 1968 . Due to the age of the building, there do 

not appear to be permit records from which to conclude how the 

building was originally approved . If those records had been 

available and showed that the permit was issued in error , the 

applicant could pursue validation of a permit issued in error . 

Since those records do not exist , the Applicant commenced the 

process of filing a Departure from Parking and Loading Standards . 

Shortly after the Applicant purchased the property , the 

Branch Avenue Corridor Sector Plan and Sectional Map Amendment 

rezoned the Subject Property to the M-X- T Zone (Parcel 484 was 

retained in the R-30 Zone) . In the M-X-T zone , the provisions of 

Section 27-568 are not applicable . Rather , Section 27 - 574 states 

that the number of parking spaces required are to be calculated 

by the Applicant and approved by the Planning Board at the time 

4 
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-
of Detai l ed Site Plan . Due to this provision , it has now been 

determined that a DPLS cannot be appr oved for the Subject 

Property . Thus , the only way to resolve the issues preventing 

issuance of use and occupancy permits is to file a Detailed Site 

Plan . Si nce the M-X- T Zone requires a Conceptual Site Plan as 

well , and none has ever been approved for the Subject Property , 

a companion CSP has been filed i n conjunction wi th the instant 

DSP application (CSP- 18001) . In this instance , the Applicant 

proposes no construction or alteration of the existing building . 

The sole purpose of this application is to seek approval of the 

number of parking spaces provided to serve the property . 

4.0 CONFORMANCE WITH THE REQUIREMENTS OF 
SECTION 27-574(a) 

As reflected on the Site Plan, a total of 22 parking spaces 

are provided on the Subject Property and Parcel 484 to serve the 

existing off ice building . The dimension of the parking spaces 

conforms to the pre-1970 requirements for parking . The Applicant 

has owned the Subject Property for almost 10 years and has found 

that the number of spaces provided is adequate to meet the needs 

of the building . 

As referenced previously , previous permit applications have 

been filed by the applicant and reviewed by the Permit Review 

Di vision . A copy of permit review comments for Permit Number 

19073-2011- U are attached hereto as Exhibit " F" . In these 

5 
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comments , it was noted that at the time the building was 

constructed in 1968 , the number of parking spaces required was 1 

parking space per 200 square feet . Also , only the space used for 

office purposes was counted . Hallways , bathrooms , and stairwells 

were not counted . At the time the building was constructed, it 

was said to contain 6 , 800 square feet of useable office space . 

Even with that amount , the parking required would have been 34 

spaces . It was this conclusion that led to the filing of this 

application . 

The Applicant has measured the area of the building within 

the four walls of each tenanted space and has determined that the 

useable square footage of the building is 7 , 550 square feet . The 

Applicant does not know how the calculation of useable area was 

made 50 years ago . The building was constructed as an office 

building initially , but currently has a mix of tenants , which is 

consistent with the intent of the M- X-T zone . If all of the uses 

in the building were general office tenants , the total number of 

parking spaces required (based upon a useable square footage of 

7 , 550 square feet) would be 22 . This is based upon providing 1 

space per 250 square feet for the first 2 , 000 square feet plus 1 

space for each 400 square feet above 2 , 000 , as currently provided 

in Section 27 - 568 . Today , while 24 spaces are striped on the 

parking lot , but only 22 parking spaces can be provided utilizing 

the dimension which existed when the building was constructed . 

6 
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Therefore , only 22 parking spaces can be legally provided to 

serve the building . The tenants currently occupying the building 

include a chur ch with 40 seats , a retail store se l ling 

nutritional products , a dentist and general of fices . 

office is still the predominant use . 

General 

Section 27-574(a) requires that the Applicant calculate the 

number of required parking spaces in accordance with the 

methodology set forth in Section 27-574(b) . Included with this 

application is a Parking Analysis prepared by Lenhart Traffic 

Consulting , Inc . The Parking Anal ysi s evaluated the parking 

demand for the current mix of uses and the parking demand for 

general office use . 1 A parking survey was conducted which 

concluded that the peak parking demand was 17 parking spaces . 

The 22 s pace parking lot provides a surplus of 5 parki ng spaces . 

To verify this study , the parking analysis also calculated the 

peak parking demand utilizing the Institute of Tr affic Engineers 

Parking Generation Manual . The I TE Parking Generation Manual 

reflected a peak parking demand of 19 spaces . More details are 

provided in the r eport . The conclusion of the Parking Analysis 

is that with 22 parking spaces available , there is sufficient 

parking to ser ve not only the existin g uses but also the 

1The Parking Analysis notes that there are currently 24 parking spaces striped on site. 
However, in order to comply with the dimension requirements which applied to parking lots 
constructed prior to 1970, the parking lot will only be able to accommodate 22 parking spaces. 
The three additional parking spaces will need to be removed. 

7 
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-
possibility that the tenant mix would change to include all 

office uses . 

Consistent with the M- X- T zone , which encourages a mix of 

uses , varied uses have varied peak parking requirements . Under 

the stringent parking requirements of Section 27-568 , each use 

must meet the minimum number of required parking spaces , even if 

the peak parking requirements do not result in a greater number 

of spaces required than are provided . This often results in the 

need to file a Departure from Parking and Loading Standards . The 

current mix of tenants demonstrates that uses which could not be 

accommodate under Section 27 - 568 can be accommodated under the 

peak parking analysis required by Section 27 - 574(a) . With the 

inherent flexibility to mix uses provided under the current 

zoning , and the history of the current owner over a ten year 

period of ownership , the Applicant requests that the Planning 

Board approve the Detailed Site Plan with a finding that a 

parking lot with 22 parking spaces provides adequate parking to 

serve the existing and any proposed uses which may occupy the 

property . 

5.0 CONFORMANCE WITH THE GENERAL PURPOSES OF DSP'S 

The general and specific purposes of Detailed Site Plan 

(DSP) are contained in §27-28l(b) and (c) of the Zoning 

Ordinance , and are expressed as follows : 

8 
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(b) General purposes . 

(1) The general purposes of Detailed Site Plans are: 

(A) To provide for development in accordance with the 
principles for the orderly , planned, efficient, and 
economical development contained in the General Plan , 
Master Plan or other approved plans ; 

(B)To help fulfill the purposes of the zone i n which 
the land is located; 

(C) To provide for development in accordance with the 
site design guidelines established in this Division ; 
and 

(D) To provide approval procedures 
understand and consistent for all 
Site Plans . 

that are easy to 
types of Detailed 

COMMENT : the Subject Property was placed in the M- X-T Zone by 

the adoption of the 2008 Branch Avenue Corridor Sector Plan and 

Sectional Map Amendment . There are no specific guidelines or 

standards applicable to the Subject Property . The Subject 

Property was included within a 9 . 42 acre area of land zoned C-O 

and C-S- C which was rezoned to the M- X- T Zone . Regarding this 

area , the SMA states that the existing zoning does not allow 

for a mix of uses . The p l an recommends that an appropriate 

mixed use technique be prepared to encourage redevelopment , and 

the M-X- T zone was placed on the property to ensure that the 

properties are not redeveloped under their existing zoning . 

The Applicant does not propose redevelopment at this time , and 

any future redevelopment will be in accordance with the M- X- T 

9 
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-
zone as recommended b y t he SMA . The SMA does speci f ically 

recommend the redevelopment of the Marlow Heights Shopping 

Center across 28 th Avenue and the Sector Plan includes concepts 

for such r edevelopment . This redevelopment has not yet 

occurr ed and would be the catalyst f or f r inge properties , like 

the Subject Property , to redevelop at the appropriate time . 

Retention of the existing uses , especially since the building 

is fully tenant ed , is appr opriate for the present time and is 

consistent wi th t he Sector Plan recommendations . 

The Applicant submits that the proposed DSP for the 

Subject Property does represent a most reasonable alternative 

fo r satisfying the site des ign guide l ines . As noted above , the 

Subject Property was developed under regulations in effect in 

1968 and has remained virtually unchanged since that time . No 

new development or modifications to the site are proposed . 

The Site Design Gu idelines are cont ained in Section 27 -

274 . These Site Design Guidelines address General matters , 

Parking, Loading and Circulation , Lighting, Views , Green Area , 

Site and Streetscape Arneni ties , Grading , Service Areas , Public 

Spaces , Architecture and Townhouses . In this case , the 

building is existing and no new improvements a r e proposed . The 

building was constructed under prior regulations . Since the 

Applicant seeks to make no new improvements , there are no 

10 
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conflicts between the proposed development and the Site Design 

Guidelines . 

6.0 CONFORMANCE WITH PURPOSES AND REGULATIONS OF THE 
M-X-T ZONE. 

The purposes of t he M- X- T Zone are set forth in Section 

27 - 542 of the Zoning Ordinance , as set forth below . 

Sec. 27-542. - Purposes. 

(a) The purposes of the M-X-T Zone are: 

(1) To promote the orderly development and 
redevelopment of land in the vicinity of major 
interchanges, major intersections, major transit stops , 
and designated General Plan Centers so that these areas 
will enhance the economic status of the County and provide 
an expanding source of desirable employment and living 
opportunities for its citizens; 

(2) To implement recommendations in the approved 
General Plan, Master Plans, and Sector Plans, by creating 
compact, mixed-use, walkable communities enhanced by a mix 
of residential, commercial, recreational, open space, 
employment, and institutional uses; 

(3) To conserve the value of land and buildings by 
maximizing the public and private development potential 
inherent in the location of the zone, which might 
otherwise become scattered throughout and outside the 
County, to its detriment; 

(4) To promote the effective and optimum use of 
transit and reduce automobile use by locating a mix of 
residential and non-residential uses in proximity to one 
another and to transit facilities to facilitate walking, 
bicycle, and transit use ; 

(5) To facilitate and encourage a twenty-four (24) 
hour environment to ensure continuing functioning of the 
project after workday hours through a maximum of activity , 

11 
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-
and the interaction between the uses and those who live , 
work in, or visit the area ; 

(6) To 
vertical mix 
harmoniously ; 

encourage an 
of land 

appropriate 
uses which 

horizontal and 
blend together 

( 7) To create dynamic , functional relationships 
among individual uses within a distinctive visual 
character and identity ; 

( 8) To promote optimum land planning with greater 
efficiency through the use of economies of scale, savings 
in energy , innovative stormwater management techn iques , 
and provision of public facilities and infrastructure 
beyond the scope of single-purpose projects ; 

(9) To permit a flexible response to the market and 
promote economic vitality and investment ; and 

(10) To allow freedom of architectural design in 
order to provide an opportunity and incentive to the 
developer to achieve excellence in physical , social , and 
economic planning . 

Comment : There are a total of 10 purposes , several of which are 

promoted by this DSP . For example , one purpose of the M- X- T 

zone is to promote orderly development of land in the vicinity 

of major interchanges . The ability to be able to fully lease 

the building on the Subject Property promotes orderly 

development on a property near the i ntersection of Branch 

Avenue and St . Barnabas Road . Another purpose is to facilitate 

and encourage a 24 hour environment and to encourage an 

appropriate horizontal and vertical mix of uses . The Subject 

Property is in an area that exhibits a horizontal mix of 

off i ce , retail and residential uses . The M- X- T zoning was 

12 
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-
meant to encourage redevelopment of the Marlow Height Shopping 

Center across 28 t h Avenue . The continued use of the existing 

building is consistent with the Sector Plan recommendations. A 

final purpose which is advanced in this case is to permit a 

flexible response to the market and promote economic vitality . 

The existing office building has been adequately served by the 

parking provided for 50 years . The M- X- T zone provides the 

flexibility to allow the building to continue to be used as 

originally constructed . 

Each of the purposes discussed above is promoted by the 

DSP , which contributes to the implementation of the overall 

Sector Plan and General Plan . 

7.0 CONFORMANCE WITH SPECIFIC PURPOSES OF THE DETAILED 
SITE PLAN 

Sec . 27-281 ( c) lists the specific purposes of a detailed 

site plan . There are four specific purposes listed, each of 

which is addressed below : 

Sec . 27-281 (c) (1) (A) : To show the specific location 
and delineation of buildings and structures, parking 
facilities, streets, green areas, and other physical 
features and land uses proposed for the site . 

COMMENT : The submitted Detailed Site Plan demonstrates 

the location of the existing building , parking facilities , 

streets and green areas , as required . 

13 
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DSP 

Sec. 27-281 (c) (1) (B): To show specific grading, 
plan ting, sediment control, tree preservation, and storm 
water management features proposed for the site. 

COMMENT: No new development is p roposed . The submitted 

included in this application shows the existing 

improvements . 

Sec. 27-281 (c) (1) (C): To locate and describe the 
specific recreation facilities proposed, architectural 
form of buildings, and street furniture (such as lamps, 
signs, and benches) proposed for the site. 
COMMENT : No recrea tion facilities are proposed . All 

street f u r niture is existing . 

Sec. 27-281 (b) (1) (D) : To describe any maintenance 
agreements, covenants, or construction contract documents 
that are necessary to assure that the Plan is implemented 
in accordance with the requirements of this Subtitle. 

COMMENT: No covenants or agreements will be required . 

8.0 CONFORMANCE WITH CRITERIA OF APPROVAL--
DETAILED SITE PLANS 

The Planning Board must also find that t he Detailed Site 

Plan satisfies the criteria of approval set forth in Section 

27 - 285(b) of the Zoning Ordinance. 

forth below . 

(b)Required findings. 

These criteria are set 

(1) The Planning Board may approve a Detailed 
Site Plan if it finds that the plan represents a 
reasonable alternative for satisfying the site design 
guidelines, without requiring unreasonable costs and 
without detracting substantially from the utility of 
the proposed development for its intended use. If it 

14 
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1--

cannot make these findings, the Planning Board may 
disapprove the Plan . 

COMMENT: The proposed 

reasonable alternative for 

development 

satisfying 

does represent a 

the site design 

guidelines . The site is fully devel oped and has been utilized 

for the past 50 years . 

proposed . 

No modifications or additions are 

The design guidelines are set forth is Sections 27-283 and 

27-27 4 of the Zoning Ordinance . Section 27-283 applies to 

Detailed Site Plans , and states that the site design guidelines 

are the same as those required for a Conceptual Site Plan , 

which are contai ned in Section 27-274 . However , the guidelines 

shall only be used in keeping with the character and purpose of 

the proposed type of development . The Site Design Guidelines 

are addressed above . 

In addition to the above findings , the Planning Board must 

make the findings set forth in Section 27 - 54 6 (d) ( 1) - ( 11) , which 

are related specifically to the M- X-T zone . Each of the 

subsections will be set forth below, with a corresponding 

comment , which provides as follows : 

(1) The proposed development is in conformance with 
the purposes and other provisions of this Division ; 

15 
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COMMENT: The purposes of the M-X-T Zone are set forth in 

Section 27 - 542 of the Zoning Ordinance and are addressed in 

Section 6 of thi s Justification above . 

(2) For property placed in the M-X-T Zone through a 
Sectional Map Amendment approved after October 1 , 2006 , 
the proposed development is in conformance with the design 
guidelines or standards intended to implement the 
development concept recommended by the Master Plan , Sector 
Plan, or Sectional Map Amendment Zoning Change ; 

COMMENT: As stated above , the Subject Property was placed 

in the M- X- T Zone by the adoption of the 2008 Branch Avenue 

Corridor Sector Plan and Sectional Map Amendment . There are no 

specific guidelines or standards applicable to the Subject 

Property . The Subject Property was included within a 9 . 42 acre 

area of land zoned C-0 and C- S- C which was rezoned to the M-X-T 

Zone . Regarding this area, the SMA states that the existing 

zoning does not allow for a mix of uses . The plan recommends 

that an appropriate mixed use technique be prepared to 

encourage redevelopment , and the M-X-T zone was placed on the 

property to ensure that the properties are not redeveloped 

under their existing zoning . The Applicant does not propose 

redevelopment at this time , and any future redevelopment will 

be in accordance with the M- X-T zone as recommended by the SMA . 

The SMA does specifically recommend the redevelopment of the 

Marlow Heights Shopping Center acr oss 28 th Avenue and the Sector 

Plan includes concepts for such redevelopment . This 

16 
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redevelopment has not yet occurred and would be the catalyst 

for fringe properties , like the Subject Property, to redevelop . 

Retention of the existing uses , especially since the building 

is fully tenanted, is appropriate for the present time . 

(3) The proposed development has an 
orientation which either is physically and 
integrated with existing adjacent development or 
adjacent community improvement and rejuvenation ; 

outward 
visually 

catalyzes 

COMMENT: As stated, no new development is proposed . The 

existing building is , however , oriented to the streets it 

fronts and creates a more urban , pedestrian friendly 

streetscape . Sidewalks exist along both street frontages . 

(4) The proposed development is compatible with 

existing and proposed development in the vicinity ; 

COMMENT: The existing development in the vicinity is 

dominated with commercial uses to the north . 29 th Avenue is a 

mix of mostly office commer cial and residential uses . The 

existing uses are compatible with the existing development in 

the vicinity . 

(5) The mix of uses, arrangement and design of 
buildings and other improvements , and provision of public 
amenities reflect a cohesive development capable of 
sustaining an independent environment of continuing 
quality and stability ; 

COMMENT: The existing tenant mix includes both office and 

retail uses . These uses exist in a single building . The 

17 
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building has operated for 50 years and has demonstrated the 

ability to sustain an independent environment of continuing 

quality and stability . 

(6) If the development is staged, each building 
phase is designed as a self-sufficient entity, while 
allowing for effective integration of subsequent phases; 

COMMENT : No new development is proposed . 

is not applicable to the CSP application . 

This provision 

(7) The pedestrian system is 
comprehensively designed to encourage 
within the development ; 
COMMENT : The property has frontage on 

convenient and is 
pedestrian activity 

two roads , each of 

which has full sidewalks connecting the Subject Property to 

adjacent uses . 

(8) On the Detailed Site Plan, in areas of the 
development which are to be used for pedestrian activities 
or as gathering places for people, adequate attention has 
been paid to human scale, high quality urban design , and 
other amenities, such as the types and textures of 
materials, landscaping and screening, street furniture, 
and lighting (natural and artificial) ; and 

COMMENT : All improvements on the Subject Property are 

existing , and there is adequate attention paid to pedestrian 

circulation around the site . 

(9) On a Conceptual Site Plan for property placed in 
the M-X-T Zone by a Sectional Map Amendment , 
transportation facilities that are existing; that are 
under construction; or for which one hundred percent 
(100 %) of construction funds are allocated within the 
adopted County Capital Improvement Program, or the current 
State Consolidated Transportation Program, will be 

18 
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provided by the applicant , or are incorporated in an 
approved public facilities financing and implementation 
program, will be adequate to carry anticipated traffic for 
the proposed development. The finding by the Council of 
adequate transportation facilities at the time of 
Conceptual Site Plan approval shall not prevent the 
Planning Board from later amending this finding during its 
review of subdivision plats . 

COMMENT : The property was placed in the M- X-T zone by a 

Sectional Map Amendment , but no new development i s proposed . 

(10) On the Detailed Site Plan , if more than six (6) 
years have elapsed since a finding of adequacy was made at 
the time of rezoning through a Zoning Map Amendment , 
Conceptual Site Plan approval, or preliminary plat 
approval , whichever occurred last, the development will be 
adequately served within a reasonable period of time with 
existing or programmed public facilities shown in the 
adopted County Capital Improvement Program , within the 
current State Consolidated Transportation Program, or to 
be provided by the applicant. 

COMMENT : This finding is not applicable to the Subject 

Property as no new development is proposed . 

(11) On a property or parcel zoned E-I-A or M-X-T and 
containing a minimum of two hundred fifty (250) acres , a 
Mixed-Use Planned Community including a combination of 
residential , employment, commercial and institutional uses 
may be approved in accordance with the provisions set 
forth in this Section and Section 27-548 . 

COMMENT : This provision does not apply to the 

Subject Property as it does not exceed 250 acres . 

9 . 0 CONCLUSION 

In conclusion , the Applicants submit that the 

proposed DSP represents a most reasonable alternative for 
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satisfying the site design guidelines without requiring 

unreasonable costs and withou t detracting subs tantially 

from the utility of the proposed development for its 

intended use . In addition , the other findings required for 

Detailed Si te Plans in the M- X- T zone can also be made . 

For these reasons , the Applicants respectfully request 

approval of the DSP . 

homas H. Haller 
Gibbs and Haller 
1300 Caraway Court , Suite 102 
Largo , Maryland 20774 
(301) 306- 0033 
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P"RAN ::IS J. A.LUISI 

JCBDIC B . OAOOCTI" 

M, ilAYNE'. OROU KE 

D rFICE D,. C L C RK T D 

C OUN TY C'DMM l l281O N C:R0 

NO. S.E. #1654 
Pitt 

NOTICE OP PINAL DECISION 
OF DISTRICT COUNCIL 

Pursuant to Section 79(e) , Chapter 780 , Laws 

of Maryland , 1959 , as amended by Chapter 898 of the 

Laws of Maryland, 1965, requiring service of the 

final decision of the District council, you will find 

enclosed herewith a copy of the Board Order setting 

forth the action .taken by the District Council in 

your case on Dec ember 8, 1967 

i 
CERTIFICATE OF SERVICE • I 

This is to c ertif:,, that on December 20, 1967 

the above notice and attached Board Order were mail ed, 

postage prepaid, to the following named p ersons of 

record at the District Council's Hearing: 

He!:"be~t W. Reichelt , E~q. 

Applicant or Applicant's Representative 

MARYLAND NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

j b 

~1, -;•.-,...,.,,/ ),·.'7, ~,:'°~;::::,>M.._A.-// 

if'an M. Schmuhl, Cl erk / 
• I 

Board of County Commissioners 
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l
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WHEHEr,s a petition for a opc-ci..il except.ion to the zoning 

Regul a Lionc ~nc been filed by E~wnrd M. Pitt (Architect) ngent , 

llerbcr·. \•:. Rcicht:lt, !1ttorney, · (/\,,p licati,Jn :~-.:>. 165'1) 

to ut.:c, the, property known nc ,, p.irccl of land containing 4 , 225 
squilrc focL (65 feel: .-: GS [<'C:I:.) iicljoinii~g t1,c \•:cr; t cicle of tlte 
l«ncl o·.·necJ by Dr. Frrn~cic Chinrmoontc, l ocntccJ ilt the southwest 
corner :, f tl,e int0n:c,ction of 28th J\venuc, .ind Rivier.i Street, Marlow 
11eigl1t,. , 

i n th:: R-R zone for the purpose o f an ;;iuto~1ohilc P«rking comp,>•Jnd . 

iilJElU-:i\S .tfter publ ic hearing t he County Commi soioncrs for 
Prince Georgc's County, sitting as the Distri ct Council of t he 
w:iryla:.:.l-1,,-.i:ional Capita l Park and Planning Cornmission , h as four.:i 
that tr.·:: proposed U!-;0 is in harmor:.y ~-:ith the purpose and inte nt of 
the gci. -:!rnl plan for the phycical devel opment of t he District, and 
will ne t -nffect: adversely the he.11th and safety of the residents 
o r ,-iori·.".!rs in the area and will not be cletrimcntal t o the use of 
dcvcl oJ.·ilcnt of adjacent properticc or the genera l neighborhood, 

S!::CTION 1. ll0 it rer.:olvt,cl by tha County Com'l1issioners for. 

Princc-, ,:;.(:0rqe '6 County, sittino ;:w t.hc Dir.:tr.ict Council of the 

That the 

3pecio: exception as rcqucctccl be and it is hereby granted . 

5EC'l'IOi, 2 , And be i t further. re::;olved , Thut this resol uti on 

shal l l~kc effect from the d~te of its acl~•t:ion . 

. J\DOPTHD ·rrns __ B_t_h __ ~DJ\Y OF _D_c_e_c_m_b_e_r ___ l 967 

com:'I·Y co:-lHJ.SSIO,•mns · l:'oH PR!l,CB GEO!iGE 's COUNTY, 

J\TT1::s·r , 

;iJJ£, \ "~~- ? · ,,~ ,., .. .,.,, · ;L_ nY / P • / ·' 
:~,{, . ---·· CLEim · -,, --P'--P_R_E-,S-I_D_J_,:_!JT ______ _ 

,ir;;i• SE 1 \, Cl 'I 
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- THE MARYLAND-N,u.IONAL CAPITAL PA. RK AND PLANNING COMMISSION 
,r ~ PERMIT REVIEW SECTION 

14741 Governor Oden Bowie Drive, Upper Marlboro MD 20772. 

Permit Reviewer: 
Telephone Number: 
Fax Number: 

Debbie Gallagher 
(301) 952-3216 
(301) 952-4141 

19073-2011 -U 
July 7, 2011 

The following comments were generated from permit review. Any questions or concerns regarding the 
following should be directed to the reviewer at the phone number provided above. Further comments 
may be generated when the appropriate information has been submitted. Revised plans and required 
information must be submitted to the Permit Review Section. 

1. Inadequate site plan for review, the applicant must contact the Management Company and have 
them provide an updated parking schedule that includes a listing of the unit number, square footage 
and use of each unit. The existing building was constructed in 1968 for a medical office building of 
6800 square feet. The parking required for office in 1968 was one parking space for every 200 square 
feet of office purpose only, all hallways, bathroom and stairwells can be deducted from the gross floor 
area. The parking for the barber shop is one space for every 150 square feet. The site plan must be 
updated to demonstrate the required parking spaces to be shown at 10 feet by 20 feet in size with a 
minimum of 18 foot drive aisles. There must be sufficient parking to support all of the use's within the 
building. 7/29/11 - see comments generated n 7/29/11 below. 

7/7/2010 I emailed the comments to Carlos Austin at Blesslosaustinl @yahoo 

7/18/2011 I called and left a message for Carlos Austin to contact me regarding his submittal dropped 
off on 7/14/2011. I also e-mailed the comments to Mr. Austin again. 

7/14/2011 The applicant dropped off the same site plan and a copy of his job card, what was submitted 
does not address his permit comments. Again Mr. Austin needs to contact the management company 
for the required information. 

7 /18/11 - Mr. Austin called and we discussed the comments. I also noticed in E Permits that his permit 
was in a revoked status to a returned check. I instructed him to contact the Permits office in Largo to 
check on this. MPH 

7/21/11 - The property owner called and the comments were discussed. Comments faxed to Art at 
814-623-1118. 

7/29/1 1 - A parking schedule was submitted and a total of 33 parking spaces are required based on the 
uses and floor areas provided under current parking ratios. A site plan must still however be submitted 
in accordance with comment # 1 above. Note: The building was constructed as a medical office in 1968 
and the parking required for all offices in 1968 was one parking space for every 200 square feet of 
office purpose only - all hallways, bathroom and stairwells can be deducted from the gross floor area. 
Therefore if the area of the hallways, mechanical rooms, and stairwells can be submitted, this area 
could be deducted and the parking could be calculated under the 1968 requirements to see if less 
parking would be required. I faxed the revised comments to Art. MPH 

Exhibit "F" 



CSP-18001 & DSP-18016_Backup   43 of 60

~THE MARYLAND-l'i,uIONAL CAPITAL PARK AND PLANNING COMMISSION 
. ,.... PERMIT REVIEW SECTION 

1474 1 Governor Oden Bowie Drive, Upper Marlboro MD 20772. 

8/24/ 11 - Per the revised parking schedule either 32 parking spaces are required applying pre 1970 
calculations for all of the office areas including vacant unit 1-A, or 29 parking spaces are required 
using current parking calculations with the vacant unit 1-A calculated as general office along with 2-C, 
2-A, 2-B, 2-D. A site plan must still be submitted in accordance with comment #1 above. I faxed the 
revised comments to Art. MPH 

9/14/11 - Mr. Halvorson faxed over a site plan however it was not to scale. I called him and told him 
to submit a plan to scale. The plan was not scanned. 

9/29/ 11 - Mr. Halvorson faxed another site than which is still not to scale. The spaces scale 1 :30 but 
not the building dimensions, etc. I called and spoke with Mr. Halvorson. 

12/ 13/1 1 - Mr. Halvorson faxed another site plan. The parking spaces scale 1 :30 but not the building 
or property dimensions. Also only 24 spaces are now shown and a minimum of29 are required per the 
parking schedule. I called and left a message for Mr. Halvorson. 

12/13/11 - Mr. Halvorson faxed another plan which still does not scale the parking, building, and 
property dimensions. This plan only shows 20 parking spaces which is not adequate for the uses in the 
building. 

6/21/12 - Mr. Halvorson faxed a plan and schedule. There appears to be parking spaces shown within 
the driveway entrance which must be removed. The plan is slightly off scale so I cannot determine if 
the spaces are 10' x 20' or 9' x 22.25 ' . Also, unit G-2 was deleted from the schedule. I called and 
discussed these issues with Mr. Halvorson. I faxed revised comments, definition of gfa, and the 
required parking for the building using pre 1970 as all office, using current general and medical 
calculations, and finally using current calculations for all general office. 

I I 
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Lenhart Traffic Consulting, Inc. 
Transportation Planning & Traffic Engineering 

Memorandum: Date: May 24, 2018 

TO: M-NCPPC - Development Review Division 

Room 4150 

14741 Governor Oden Bowie Drive 

Upper Marlboro, MD 20772 

FROM: Mike Lenhart 

RE: 3710-Riviera Street -- Parking Analysis per M-X-T Zoning Requirements 

Introduction 

Section 27-574(a) of the Zoning Ordinance provides that "the number of parking spaces required in the M­
X-T Zone and in a Metro Planned Community are to be calculated by the applicant and submitted for 
Planning Board approval at the time of Detailed Site Plan approval. Prior to approval, the applicant shall 
submit the methodology, assumptions, and data used in performing the calculations." This memorandum is 
to provide a parking assessment for the site, which is located within the M-X-T zone, per the guidelines 
detailed in Section 27-574(a) of the Zoning Ordinance. Exhibit 1 provides a site location map for the site 
located at 37 10 Riviera Street in Temple Hills, Maryland. The site contains a two (2) story office building 
with a mix of office, retai I, and church uses. It should be noted that the gross floor area of the site is I 0, 176 
square feet, while the leasable area within the building (excluding stair wells, restrooms, etc.) is 7,550 
sqt1are feet. 

The number of parking spaces required is to be calculated in accordance with the methodology set forth in 
Section 27-574(b). The first step in determining the number of required spaces is to calculate the peak 
parking demand. In this regard, Section 27-574(b)( I) states as follows. "Determine the number of parking 
spaces required for each use proposed, based on the requirements of Section 27-568. These parking spaces 
are to be considered as the greatest number of spaces which are occupied in any one ( I) hour and are to be 
known as the peak parking demand for each use. At less than this peak, the number of spaces being 
occupied is assumed to be directly proportionate to the number occupied during the peak (i.e., at eighty 
percent (80%) of the peak demand, e ighty percent (80%) of the peak parking demand spaces are being 
occupied)." Section (b)(2) and (b)(3) go on to recommend an hourly distribution of each use within the M­
X-T zone to determine the hourly fluctuation and the resulting peak parking demand for the overall site. 
However, the parking requirements set forth in the zoning ordinance is simply a parking schedule and does 
not translate to an actual peak parking demand. It may, in many cases, be appropriate to utilize the 
minimum parking requirements set forth in Section 27-568 as the peak parking demand, but this is often not 
an accurate indicator of peak parking demand and may result in providing excess parking which increases 
impervious area, adds unnecessary development cost, and underutilizes land intended for more dense 
development. The subject property presents such a situation. In order to supplement the provisions of 
Section 27-568, we have considered the lTE Parking Generation Manual to determine the appropriate peak 
parking demand for the site. The ITE Parking Generation Manual is based on empirical data and actually 
provides peak parking demand projections, as well as hourly parking demand rates relative to the peak. 

I LENHART TRAFFIC CONSULTING, INC. 
645 BALTIMORE ANNAPOLIS BLVD, SUITE 214 
SEVERNA PARK, MD 21146 
www.lenharttraffic.com 

OFFICE: (410) 216-3333 
FAX: (443) 782-2288 

EMAIL: mlenhart@lenharttraffic.com 
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Parking Demand Study 

= 
LENHART TRAFFIC CONSULTING, INC. 
G4S BALTIMORE ANNAPOLIS BLVD. SUITE 214 
SEVERNA PARK, MO 2lld6 
WNw,lenharltrarflc.com 

Site Location Map 

2 of 9 

Exhibit 
1 
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Lenhart Traffic Consulting, Inc. 
Transportation Planning & Traffic Engineering 

Current Parking Demand - Based on Parking Utilization Counts 

Exhibit 2 shows an aerial map of the s ite with the border of the property outlined in blue. For the purposes 
of this report, the site is assumed to have 22 avai lable parking spaces based on the Pre-1970 Prince 
George's County Parking requirements, which mandate that each parking space be a minimum of200 
square feet. 

In order to determine actual parking demand for the site, parking utilization counts were conducted from 6 
AM to 7 PM on Tuesday, January 23, 2018, and Wednesday, January 24, 20 18. Exhibit 3 shows the results 
of the parking demand study. The parking count includes all vehicles parked on site including the two 
handicap spaces. Exhibit 4 shows a bar graph of the hourly parking demand re lative to the avai lable 
parking spaces (22rfor the property. "'"' 

The parking demand study revealed that the maximum parking demand was 17 vehicles. The maximum 
parking demand for the site was observed to occur between 10:30 AM and 11 AM on Tuesday, January 23, 
2018. It should be noted that on the following day, the maximum parking demand was 10 vehicles. With the 
existing total of 22 parking spaces, there remains a surplus of at least five (5) parking spaces at the peak 
t imes. 

Based on the results of the parking demand evaluation us ing existing parking utilization counts: 
• The building currently has a max imum parking demand of 17 vehicles. 
• The building was fully leased and occupied on the dates the study was conducted. 
• Based on this information, the existing 22 parking spaces provides adequate parking for the 

building and has a surplus of at least five (5) spaces at the peak parking demand. 

Prince George's County Parking Codes 

Section 27 - 568 of the Prince George's County Code of Ordinances details the requirements for off-street 
parking for a variety of land uses. The list of tenants within the site, as well as their land use classification 
per the Zoning Ordinance and square footage, is as follows: 

• Dentist (Medical Practitioner's Office/Medical Clinic - In an Office Building) - 650 SF 
• Herbalife N utrition (Commerc ial Trade - Normal Parking Generation Group) - 650 SF 
• Church (Church or Similar Place of Worship)- 2, I 00 SF/40 Seats 
• Office Building - Except Medial Practitioner's Offices (sum of uses below) - 4, 150 SF 

o Ministry Outreach - 1,400 SF 
o Auto Tag/Title - 650 SF 
o DNA Testing - 2, I 00 SF 

0 
LENHART TRAFFIC CONSULTING, INC. 
645 BALTIMORE ANNAPOLIS BLVD, SUITE 214 
SEVERNA PARK, MD 21146 
www.lenharttraffic.com 

3 of 9 

OFFICE: (410) 216-3333 
FAX: (443) 782-2288 

EMAIL: mlenhart@lenharttraffic.com 
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NOTE: The blue line represents the PAAP Property. A 
fence exists along the west and south side of the 
parking lot as pointed out above separating the 
property parking lot from the adjacent parking lot. 

Parking Demand Study 

= 
LENHART TRAFFIC CONSULTING, INC. 
6~5 BALTIMORE ANNAPOLIS BLVD, SUITE z1q 
SEVERNA PAA~. MO 2114G 
www.lenharttr~llic.com 

4 of 9 

Site Layout 
and Boundary Exhibit 

2 
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Lenhart Traffic Consulting, Inc. 
Transportation Planning & Traffic Engineering 

The parking requirements per Section 27-568 for each of the uses are as fol lows: 

• Medical Practitioners' Office/Medical Clinic - ln an Office Building - 650 SF: I space/200 SF 
o 4 spaces required 

• Commercial Trade - Normal Parking Generation Group - 650 SF: I space/150 SF 
o 5 spaces required 

• Church or Similar Place of Worship-40 Seats: I space/4 seats 
o IO spaces required 

• Office Building- Except Medial Practitioner's Offices - 4,150 SF: l space/250 SF up to 2,000 SF 
+ I space/400 SF over 2,000 SF 

o 14 spaces required 

Based on Section 27-568 oft4le.Zoning Ordinance, the total required parking spaces for the siqould be 
33 spaces, as shown above. However, as described previously, the M-X-T requirements in Section 27-574 
(b)(2) and (b)(3) recommend an hourly distribution for each use within the M-X-T zone to determine the 
hourly fluctuation and the resulting peak parking demand for the overall site. Since no guidance on hourly 
distributions is provided in the Zoning Ordinance, the ITE Parking Generation Manual was utilized to 
determine the hourly demand for the site. The ITE Parking Generation Manual is b~ed on empirical data 
and actually provides hourly fluctuations in parking demand relative to the peak. 

The ITE Parking Generation Manual shows that peak parking demand for both Medical-Dental Office 
Buildings [ITE-720] and general Office Buildings [ITE-70 1] occurs at 10:00 AM on a typical weekday. 
Given the breakdown of the number of spaces by use within the building, this hour wi ll be the peak hour for 
the site. During this time period a Pharmacy/Drugstore without Drive-Through Window [ITE-880] (best 
approximation for Herbalife Nutrition/Commercial Trade component of building) operates with 35% of its 
peak parking demand, thereby requiring 2 spaces for this site (5 spaces x 35%). A Church [ITE-560] would 
have 8% of its peak utilization on a weekday at I 0:00 AM, resulting in 1 spaces for this site ( IO spaces x 
8%). As such, the parking demand during the weekday peak hour ( I 0:00 AM) is 21 vehicles. 

Based on the results of the County Parking Code evaluation: 
• The parking demand, as calculated per Section 27-574 of the Zoning Ordinance, is 21 vehicles 

during the peak hour for the site. 
• Based on this information, the existing 22 parking spaces provides adequate parking for the 

building at the peak parking demand. 

ITE Parking Generation 

In order to confirm the results of the actual parking demand data and Prince George's Parking Code 
evaluation, an evaluation of parking requirements based on the ITE Parking Generation Manual was 
conducted. The !TE Parking Generation Manual is based on empirical data and actually provides peak 
parking demand projections, as well as hourly fluctuations in parking demand relative to the peak. 

= 
LENHART TRAFFIC CONSULTING, INC. 
645 BALTIMORE ANNAPOLIS BLVD, SUITE 214 
SEVERNA PARK, MD 21146 
www.lenharttraffic.com 
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OFFICE: (410) 216-3333 
FAX: (443) 782-2288 

EMAIL: mlenhart@lenharttraffic.com 
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Tuesday Wednesday 

Time 1/23/2018 1/24/2018 

6:00AM 2 2 

6:30 AM 2 2 

7:00 AM 2 2 

7:30 AM 3 2 

8:00AM 4 2 

8:30 AM 9 2 

9:00 AM 11 7 
,. .. - ..., 

9:30 AM 12 10 

10:00 AM 13 6 -10:30 AM 17 8 

11:00 AM 16 8 

11:30 AM 14 9 

12:00 PM 7 7 

12:30 PM 11 8 

1:00 PM 10 7 

1:30 PM 13 5 

2:00 PM 10 8 

2:30 PM 6 6 

3:00 PM 5 8 

3:30 PM 6 9 

4:00 PM 8 6 

4:30 PM 8 7 

5:00 PM 7 6 

5:30 PM 5 7 

6:00 PM 4 6 

6:30 PM 5 7 

7:00 PM 4 5 

Maximum Demand (All Vehicles for Site): 17 10 

Available Parking Supply: 22 22 

Parking Demand (per 1000 sq. ft.): 1.67 0.98 

Remaining Spaces Available at Peak Parking Demand: 5 12 

10,176 Square Feet Gross Floor Area ( 100% Occupancy) 

Parking Survey Parking Survey 
Exhibit = WIHART TIIAFFIC CONSUIJlNG, INC. 

(Date of Counts -- January 2018) 
3 l-4S~~~5VITT1JA 

.StVtAJM.l'MI. MOU14' 
~lff'lC.CClff 

6 of 9 
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Lenhart Traffic Consulting, Inc. 
Transportation Planning & Traffic Engineering 

The list of tenants within the site, as well as their land use classification per the lTE Parking Generation 
Manual and square footage, is as follows: 

• Dentist (Medical-Dental Office Buildings [ITE-720)) - 650 SF 
• Herbalife Nutrition (Pharmacy/Drugstore without Drive-Through Window [ITE-880)) - 650 SF 

• Church (Church [lTE-560]) - 2, l 00 SF /40 Seats 
• Office Building - (Office Buildings [lTE-70 I])- 4, I 50 SF (sum of uses below) 

o Ministry Outreach - 1,400 SF 
o Auto Tagffitle - 650 SF 
o DNA Testing - 2, 100 SF 

The parking requirements per The ITE Parking Generation Manual average parking supply ratio for each of 

the uses are as fo llows: 

• Medical-Dental Office Buildings [ITE-720] - 650 SF: 3.2 spaces/1,000 SF 
o 3 spaces required 

• Pharmacy/Drugstore without D rive-Through Window [ITE-880]- 650 SF: 2.2 spaces/1,000 SF 
o 2 spaces required 

• Church [lTE-560) [Weekday] - 2,100 SF: 1.17 spaces/1,000 SF 
o 3 spaces required 

• Office Buildings [ITE-70 I) - 4, I 50 SF: 2.84 spaces/1,000 SF 
o 12 spaces required 

Based on The ITE Parking Generation Manual, the total required parking spaces for the site would be 20 
spaces, as shown above. However, as described previously, the M-X-T requirements in Section 27-574 
(b)(2) and (b)(3) recommend an hourly distribution for each use within the M-X-T zone to determine the 
hourly fluctuation and the resulting peak parking demand for the overall site. Since no guidance on hourly 
distributions is provided in the Zoning Ordinance, the !TE Parking Generation Manual was utilized to 
determine the hourly demand for the site. The [TE Parking Generation Manual is based on empirical data 
and actually provides hourly fl uctuations in parking demand relative to the peak. 

The ITE Parking Generation Manual shows that peak parking demand for both Medical-Dental Office 
Buildings [lTE-720) and general Office Buildings [ITE-701) occurs at 10:00 AM on a typical weekday. 
Given the breakdown of the number of spaces by use within the building, this hour will be the peak hour for 
the site. During this time period a Pharmacy/Drugstore without Drive-Through Window [ITE-880) (best 
approximation for Herbalife Nutrition/Commercial Trade component of building) operates with 35% of its 
peak parking demand, thereby requiring I space for this site (2 spaces x 35%). The value shown above for 
a Church [ITE-560] is for a weekday at I 0:00 AM, so 3 spaces are required for the church at this site. As 
such, the parking demand during the weekday peak hour (10:00 AM) is 19 vehicles. 

Based on the results of the ITE Parking Generation Manual evaluation: 
• The parking demand, as calculated per the lTE Parking Generation Manual, is 19 vehicles during 

the peak hour for the site. 
• Based on this information, the existing 22 parking spaces provides adequate parking for the 

building and has a surplus of at least three (3) spaces at the peak parking demand. 

G 
LENHART TRAFFIC CONSULTING, INC. 
645 BALTIMORE ANNAPOLIS BLVD, SUITE 214 
SEVERNA PARK, MD 21146 
www.lenharttraffic.com 
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OFFICE: (410) 216-3333 
FAX: (443) 782-2288 

EMAIL: mlenhart@lenharttraffic.com 
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Lenhart Traffic Consulting, Inc. 
Transportation Planning & Traffic Engineering 

Conclusions 

The county codes are designed to ensure that more than enough parking spaces are provided during the 
design of the site before construction occurs. In this case, since the building is fully constructed and fully 
occupied, the parking demand study based on actual parking counts conducted over two days, as discussed 
above, provides the most accurate assessment of the necessary parking spaces for the site. Based on the 
results of the parking demand evaluation using existing parking utilization counts: 

• The building currently has a maximum parking demand of 17 vehicles. 
• The building was fully leased and occupied on the dates the study was conducted. 
• Based on this information, the existing 22 parking spaces provides adequate parking for the 

building and has a surplus of at least five (5) spaces at the peak parking demand. 

In order to provide additional information with respect to parking requirements for the site, analyses were 
conducted based on the Prince George's County Zoning Ordinance requirements. Based on the results of 
the Zoning Ordinance parking requirement evaluation: 

• The parking demand, as calculated per Section 27-574 of the Zoning Ordinance, is 21 vehicles 
during the peak hour for the s ite. 

• Based on this information, the existing 22 parking spaces provides adequate parking for the 
building at the peak parking demand. 

Finally, in order to provide one additional piece of information for comparison with respect to parking 
requirements for the s ite, analyses were conducted based on the !TE 'Parking Generation Manual 
requirements. Based on the results of the ITE Parking Generati?n Manual parking requirement evaluation: 

• The parking demand, as calculated per the ITE Parking Generation Manual, is 19 vehicles during 
the peak hour for the site. 

• Based on this information, the existing 22 parking spaces provides adequate parking for the 
bui lding and has a surplus of at least three (3) spaces at the peak parking demand. 

In conclusion, based on calculations performed in accordance with Section 27-574 of the Zoning 
Ordinance, this property has adequate parking for the M-X-T zone regardless of which of the above 
methodologies is used to determine parking requirements. 

The above analysis refers to the existing uses within the building. However, it should be noted that if the 
entirety of the leasable area within the building, 7,550 square feet, was changed to exclusively office use in 
the future the site would still have adequate parking based on current parking requirements which mandate 
I space/250 SF up to 2,000 SF + I space/400 SF over 2,000 SF. At these parking requirement rates the site 
would require 22 spaces which is adequate based on the 22 available parking spaces on s ite. 

ff you have any questions regarding this matter, please do not hesitate to contact me at the number below. 

Thanks, 
Mike 

0 
LENHART TRAFFIC CONSULTING, INC. 
645 BALTIMORE ANNAPOLIS BLVD, SUITE 214 
SEVERNA PARK, MD 21146 
www.lenharttraffic.com 

9 of 9 

OFFICE: (410) 216-3333 
FAX: (443} 782-2288 

EMAIL: mlenhart@lenharttraffic.com 
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MEMORANDUM 

TO: 

VlA: 

FROM: 

SUBJECT: 

FINDINGS 

Andrew Bishop, Senior Planner, Urban Design Section , Development Review Division 

Scott Rowe, AICP, CNU-A, Supervisor, Long-Range Planning Section, 
Community Planning Division 
David A. Green, Master Planner, Community Planning Division J 

1ff. 

Thomas Lester, Senior Planner, Long-Range Planning Section, Community Planning TEL. 
Division 

CSP-18001 and DSP-18016 3710 Riviera Street Property (Marlow Heights Center) 

Pursuant to Part 3, Division 9, Subdivision 2 of the Zoning Ordinance, Master Plan conformance is not 
required for this CSP application. 

Pursuant to Part 3, Division 9, Subdivision 3 of the Zoning Ordinance, Master Plan conformance is not 
required for this DSP application. 

BACKGROUND 

Application Type: Conceptual Site Plan and Detailed Site Plan outside o f an overlay zone. 

Location: 37 10 Riviera Street, Temple Hills, Maryland, 20748 

Size: 0.25 acres 

Existing Uses: Office building, parking lot 

Proposal: Approval of 22 existing parking spaces 

GENERAL PLAN, MASTER PLAN, AND SMA 

General Plan: This application is located in the Established Communities. The vision for the Established 
Communities is context-sensitive infi ll and low- to medium-density development. 
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CSP-1800 I and DSP-1 80 16 37 10 Riviera Street Property (Marlow Heights Center) 

Master Plan: The 2008 Approved Branch Avenue Corridor Sector Plan recommends mixed-use land 
uses on the subject property. 

Planning Area: 76A 
Community: The Heights 

Aviation/MIOZ: This application is not located within an Aviation Policy Area or the Military 
Installation Overlay Zone. 

SMA/Zoning: The 2008 Approved Branch Avenue Corridor Sectional Map Amendment reclassified the 
subject property from C-O (Commercial Office) into the M-X-T (Mixed Use-Transportation Oriented) 
zone. 

c: Long-range Agenda Notebook 
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January 29, 2019 

MEMORANDUM 

TO: Andrew Bishop, Urban Design Section. Development Review Division 

FROM, ~ asog, T cansportat;on Plann;ng Sect;on, Co""'Y'';de Plann;ng o;, ;,;on 

SUBJECT: CSP-18001, Marlow Heights Center 

Proposal 
The applicant is proposing the Conceptual Site Plan as a means of obtaining o fficial approval of the 
number of parking spaces on the s ite. Given that the site is in the M-X-T Zone, the parking approval must 
be done via a detailed site plan, and a detailed site plan cannot be approved without a corresponding 
conceptual site plan. 

Background 
The applicant proposes no new construction on the site, which cun-ently contains a I 0, 176 square foot 
office building. The s ite was origina lly developed under the 
C-O Zone and was rezoned to M-X-T in 2008 via the Approved Branch Avenue Corridor Sector Plan and 
Endorsed Sectional /vfap Amendment. By means of the rezoning via a sectional map amendment, the site 
is subject to transportation-related findings related to traffic or adequacy in accordance with Section 27-
546 of the Zoning Ordinance. 

Review Comments 
The existing office bui lding is located on recorded Lot I of Marlow Heights. Access and circu lation are 
acceptable. It is noted that the plan shows adjacent tax Parcel 484 on Tax Map 88; this parcel contains 
most of the site ' s parking. Parcel 484 is not in the M-X-T Zone, however, and is not a pait of this site 
plan . Once again, the site parking will be appropriately analyzed with a concurrent detailed site plan. 

Section 27-546(d)(9) requires that proposed development shown on " a Conceptual Site Plan for prope1ty 
placed in the M-X-T Zone by a Sectional Map Amendment"' be subject to a transportation adequacy 
detennination. There is no development proposed by this plan. As a result, it is determined that the 
requirements of this section are met; all development exists, and no new or additional development is 

proposed at this time. 

This s ite is not within or adjacent to any master planned transportation faci lities. 

Conclusion 
From the standpoint o f transpo1tation, it is determined that this plan is acceptable and meets the findings 
required for a Conceptual Site Plan as described in the Zoning Ordinance. 
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MEMORANDUM 

January 30. 2019 

14 7 41 Governor Oden Bowie Drive 
Upper Marlboro, Maryland 20772 
www.mncppc.org/pgco 

301 -952-3680 

TO: .\. ~n}ew Bishop, Urban Design Section, Development Review Division 

FROM: ~ Maso~ Trnnsportation Planning Section, Coantywide Planning Division 

SUBJECT: DSP-18016: Marlow Heights Center 

Proposal 
The applicant is proposing the detailed site plan as a means of obtain ing official approval of the number 
of parking spaces on the site. Given the site is in the 
M-X-T Zone, parking approval must be done via a detai led site plan process and cannot be done by 
means of a departure. 

Background 
The applicant proposes no new construction on the site, which currently contains a I 0, 176 square foot 
office building. The site was originally developed under the C-O Zone and was rezoned to M-X-T in 2008 
via the Approved Branch Avenue Corridor Sector Plan and Endorsed Sectional Map Amendment. By 
means of the rezoning via a sectional map amendment, the site is subject to transportation-related findi ngs 
related to traffic or adequacy in accordance with Section 27-546 of the Zoning Ordinance. 

Review Comments 
The existing office building is located on recorded Lot I of Marlow Heights. Access and circu lation are 
acceptable. This site is not within or adjacent to any master planned transportation fac il ities. 

Regarding the parking issue - wh ich is the central issue to this case given that no new development is 
proposed - the applicant has provided an extensive justification and a parking study. With the information 
provided, the following are noted: 

I. By strict adherence to the parking requirements in Section 27-568, the site wou ld require 33 
parking spaces. 

2. It is noted that the plan shows adjacent tax Parcel 484 on Tax Map 88; this parcel contains most 
of the site's parking. Parcel 484 is not in the M-X-T Zone, however, and is not a part of this site 
plan. Neve1theless, in 1967 Special Exception SE-1654 was approved to allow Parcel 484 to 
serve as a parking lot for the subject prope11y. 

3. The appl icant has provided an extensive and detailed parking analysis as a pa11 of the 
justification. The following are noted: 
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A. The analysis discusses the use of the methodology in Section 27-574(b), and reasons that 
it is not possible to use the methodology in this Section to reasonably compute hourly 
fluctuations in parking and a peak hourly parking demand. In fact, the methodology in 
Section 27-574(b) is designed to compute a peak hourly parking demand for mixed uses, 
and the subject site is not truly mixed-use. It is agreed that a different approach is 
appropriate in this case. 

B. The analysis continues by analyzing parking utilization on the site and adjacent Parcel 
484 on two weekdays in January 2018. The dates were Tuesday and Wednesday, January 
23 and 24; the weather on those dates was sunny to partly sunny and unseasonably warm. 
Staff believes that all conditions make those dates fully appropriate for such a survey. 

C. The parking utilization study determined that a maximum of 17 parking spaces were 
occupied during hours of the study, with the peak hour occurring between 10:30 and 
11 :00 a.m. on Tuesday. The peak parking demand was noted to be 1.67 spaces per 1,000 
square feet. Parking supply is shown as 22 spaces. 

4. Total parking supply is 22 spaces, with 9 spaces on Lot l and 13 spaces on Parcel 484. 

5. The Zoning Ordinance provides minimum standards for on-site parking and loading for two 
primary reasons. The standards protect the patrons of the subject property from the problems 
caused by not having adequate and available parking at hand. The parking standards also protect 
neighboring residential properties from the problems caused by persons visiting a property and 
using parking spaces on adjacent land or streets during their visits. 

Based on the above determLnations, the Transportatjon Planning Section believes that sufficient evidence 
is provided to show that the 22 spaces provided on site is sufficient to serve the demand posed by the 
existing office building use. It is not believed that there will be off-site impacts from allowing this 
number of spaces for this use. 

Section 27-546(d)(l 0) requires that proposed development shown "on the DetaHed Site Plan, if more 
than six (6) years have elapsed since a finding of adequacy was made at the time of rezoning through a 
Zoning Map Amendment, Conceptual Site Plan approval, or prelim.inary plat approval, whichever 
occurred last, the development will be adequately served w ithin a reasonable period of time" by adequate 
transportation facilities. There is no development proposed by this plan, and the appropriate finding in 
Section 27-546( d)(9) is being made with the accompanying Conceptual Site Plan CSP-1800 l. As a result, 
it is determined that the requirements of this section are met. 

Conclusion 
From the standpoint of transportation, it js determined that thls plan is acceptable and meets the findings 
required for a Detailed Site Plan as described in the Zoning Ordinance. 
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MEMORANDUM 

TO: 

VIA: 

FROM: 

SUBJECT: 

Andrew Bishop, Urban Design Section 

Sherri Conner, Subdivision and Zoning Section ~ ~ 
Amber Tumquest, Subdivision and Zoning Section ,;:o­
CSP-18001 and DSP, Marlow Heights Center 

January 18, 2019 

The subject property is located on Tax Map 88 in Grids B3 and C3, is 0.25 acres, and is w ned Mixed Use 
Transportation Oriented (M-X-T). The site includes Lot 1, Block S of Marlow Heights, recorded in Plat 
Book WWW 24-73 wbich was approved in 1954. 

The site is subject to the 2008 Approved Branch Avenue Corridor Sector Plan. The applicant has 
submitted this CSP for the approval of the number of off-site parking spaces required for an existing 
office/mixed use building on the property. 

In accordance with Section 24-107( c) of the Subdivision Regulations, a pre I iminary plan of subdivision 
(PPS) is not required, as the development proposed is less than 5,000 square feet of gross floor area 
therefore, the site meets the standards for an exemption. 

The off-site parking used to support the DSP use is located on abutting Parcel 484 to the west, a legal 
acreage parcel, created by deed dated May 25, 1966 and recorded in liber 3419 and folio 476. 

Recommended Conditions 

J. Prior to certification of the CSP, the following revision shall be made to the plans: 

a . The recording reference to the Liber/folio sbaJI be removed. 

b. Revise General Note 10 to include and grid numbers C3. 

c. Add a general note indicating the above statement regarding off site Parcel 484. 

This referraJ is provided for the purposes of determining conformance with Subtitle 24. All bearings and 
distances must be clearly shown on the CSP and DSP and must be consistent with the legal descript ion of 
the property. There are no other subdivision issues at this time. 
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January 2, 2019 

MEMORANDUM 

TO: Andrew Bishop, Urban Design 

FROM: Debbie Gallagher, Information and Permit Review Supervisor tJ;/J 
SUBJECT: CSP-18001 & DSP-18016 (Marlow Heights Center) 3710 Riviera Street Property. 

1. Sec. 27-583. - Number of spaces required in M -X-T Zone. 

(a) The number of off-street loading spaces required in the M-X-T Zone are to be calculated by the 
applicant and submitted to the Planning Board for approval at the time of Detailed Site Plan 
approval. Prior to approval, the applicant shall submit the methodology, assumptions, and data 
used in performing the calculations. 

(b) The number of off-street loading spaces required shall be calculated using the fol lowing 

procedures: 

(1) 

(2) 

(3) 

Determine the number of loading spaces normally required under Section 27-58?. 

Determine the number of loading spaces that may be readily shared by two (2) or more 
uses, taking into account the locat ion of the spaces, the uses they will serve, and the 
number of hours and when during the day the spaces will be occupied. 

The number of loading spaces normally required (paragraph (1)) may be reduced by the 
number of spaces determined to be unnecessary through the use of shared loading 
spaces (paragraph (2)). 

2. The site plan demonstrates an eight-foot high fence on the residential property. An eight-foot high 
fence would have required a variance for construction. The Special Exception record with 
comments generated by Department oflnspection and Permits required a 5-foot high sight tight 
fence to be constructed and maintained in the parking area adjacent to the side and/or rear lot line 
pursuance to Section 24.75 of the 1967 Code. 

3. The Department of inspection and permits also required shrubbery or other screen planting on the 
residential side of the wall or fence pursuant to 24.75 of the 1967 Code. 
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4. !flight ing was to be provided, the lights shall be arranged so as not to reflect or cause glare into 
abutting residential lots (Section 24. 76). 

5. An agreement for continued use of the parking compound was required to be submitted to 
Maryland-National Capital Park and Planning Commission (Section 24.8). 

6. The review of this referral does not include the review of any signage, the standards for signs are 
also set by the P lanning Board in the M-X-T zone. 

7. Parking space sizes for pre 1970 parking lots shall be 10 by 20 or 200 square feet 9 by 22.1/4. Not 
10.1 by l 9.9, or the applicant has the option to use today standards by must meet the requirements 
for drive aisle etc. 
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