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Memo
To: Mayor and City Council 

CC: Tracey Nicholson, City Administrator 

From: Jim Chandler, Assistant City Administrator and Director, Community & Economic Development
Kate Powers, City Planner

Date: October 31, 2019

Re: DSP-19039: 3599 East-West Highway, Hyattsville

Attachments: Revised Detailed Site Plan, DSP-19039
DSP-19039 Statement of Justification
M-NCPPC Design Standards Analysis & Additional Amendments
Relevant TDDP Pages
Planning Committee Minutes 07.16.19
Planning Committee Minutes 04.17.18

The purpose of this memorandum is to provide the City Council with a summary of Detailed Site Plan 
19039, the redevelopment of 3599 East-West Highway, as well as provide Staff recommendations 
related to this development.

DSP Application Summary

 The applicant is proposing the addition of four (4) service bays (eight gas service pumps), for a 
total of eight (8) services bays and sixteen (16) service pumps, and a stand-alone ATM, as well as
the construction of a new convenience store/management office at 3599 East West Highway.

 The property is located within the “Downtown Core” character area of the Prince George’s Plaza 
Transit District Overlay Zone and is zoned M-U-I (Mixed-Use-Infill).

 The applicant is requesting three (3) modifications to the 2016 Prince George’s Plaza Transit 
District Development Plan (TDDP) standards.

 The existing use is permitted; however, the applicant is required to file for Detailed Site Plan (DSP) 
review as the proposed improvements require a variance to the development standards.  In 
addition, the proposed improvements to the site may constitute a ‘new’ use and/or be 
interpreted as non-conforming use and all major improvements to non-conforming properties 
must be approved via a DSP.
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 The applicant presented their Detailed Site Plan to the Planning Committee on Tuesday, July 16, 
2019. The Planning Committee’s recommendations are incorporated into this memorandum and 
the draft minutes of the meeting are included as an attachment.

 The DSP being presented is in direct opposition with the vision of the TDDP, and therefore, Staff 
cannot recommend the City Council support DSP-19039 including the recommended variances 
requested by the applicant, as submitted.

 Staff is recommending the applicant make improvements to the property within the exemption 
regulations specified within the 2016 Prince George’s Plaza Transit District Development Plan 
(TDDP), which read, 

“an addition to a nonresidential structure… that was lawful or could have been certified 
as nonconforming pursuant to Section 27-244 of the Zoning Ordinance on July 19, 2016, 
is exempt from the Transit District Standards and DSP review if the addition (and the 
cumulative sum of all additions since July 19, 2016) does not increase the GFA by more 
than 15 percent or 5,000 square feet, whichever is less” (pg. 199).

 Staff is recommending the City Council not support the majority of the applicant’s requests for 
variation or modification to the Prince George’s Plaza TDDP Standards.  It is Staff’s opinion that 
the TDDP provides sufficient exemptions that permit the applicant to proceed with minor 
aesthetic and operational improvements to ensure the economic viability of the existing business.  
The only variation City Staff deems necessary is the modified Total Frontage Maximum Depth, as 
it is essential to the use and circulation of the site. Beyond frontage depth, it is Staff’s opinion that 
all improvements of the subject property shall remain consistent with the relevant exemption 
outlined within the 2016 Prince George’s Plaza Transit District Development Plan.

 The applicant has consented to specific site modifications to conform with the ‘Exemption’ 
language included in the Prince George’s Plaza TDDP, specifically:

o Limiting the GFA of the retail structure to no greater than 15% of the existing building 
footprint.  The new building footprint would be limited to 3,329 square feet;

o Elimination of freestanding automated teller machine (ATM) and ATM drive aisle.  The 
ATM will be relocated to be affixed to the retail building exterior and/or within the interior 
of the building;

o Inclusion of an additional sidewalk to be located on the southeastern side of the site, 
connecting to the sidewalk along the west side of Belcrest Road. 

 Other site modifications and/or conditions are as follows:
o The applicant’s inclusion of a conduit along the western side of the site to provide for a 

future utility connection to support an electric charging parking space location, should 
the applicant choose to include an EV charger as part of the project now or in the future.

o Landscaping on the site shall be limited to native species and consistent with the Prince 
George’s County Landscape Manual.

o Staff is supportive of a minor increase in the number of fueling stations on the site, 
however we are recommending that the applicant reduce the number of pumps to six (6)
service bays and twelve (12) service pumps.

o A mural or other equivalent artistic element shall be integrated into the proposed 
convenience store building. 

o All pedestrian and service entrances shall include overhead awnings.
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 The M-NCPPC Planning Board Hearing for this application is scheduled for December 12, 2019.

DSP Application Details

The subject property is a 0.837-acre site located at 3599 East West Highway, at the southwestern 
intersection of East West Highway (MD 410) and Belcrest Road. The site has maintained a gas station since 
1961 and currently operates as a Sunoco gas station. The property is zoned M-U-I (Mixed-Use-Infill) and 
lies within the “Downtown Core” character area of the Prince George’s Plaza Transit District Overlay Zone
(TDOZ). The property owner is proposing to redesign and reconfigure the site, expanding the number of 
gas pumps, demolishing the existing convenience store, and building a new commercial building along the 
southern property line of the site.

The site currently has four (4) gas bays, allowing for eight (8) pumps. The applicant is proposing to double 
the number of bays for a total of eight (8) multi-product dispensers, which will allow for (16) pumps on 
site. The applicant also plans to demolish the existing 2,985 square foot convenience store, which is in the 
center of the site, and rebuild it along the southern edge of the property. The new convenience store 
building is a proposed 4,796 square foot structure. The ATM currently affixed to the exterior of the 
building will be relocated as a stand-alone machine on the east side of the site. 

The application calls for one (1) right-in, right-out curb cut on East-West Highway and one (1) right-in, 
right-out curb cut on Belcrest Road. Currently, the site has two (2) curb cuts on East-West Highway and 
two (2) curb cuts on Belcrest Road.

Variance Requests

The applicant is requesting three (3) variations from the 2016 Prince George’s Plaza Transit District 
Development Plan (TDDP) standards for this project. The applicant has provided a Statement of 
Justification to the City of Hyattsville and Maryland-National Capital Park & Planning Commission (M-
NCPPC) detailing the rationale for these proposed modifications. The applicant’s requested variations 
are outlined below.

1. Requested Modification: The proposed building will be set back 50-feet from the curb line. The 
applicant is proposing an 8-foot sidewalk and 6.3-foot tree and furnishing zone along East-West 
Highway and a 10-foot sidewalk along Belcrest Road.
Corresponding TDDP Standard: Total Frontage Maximum Depth Requirement is 25’ for East-
West Highway (TDDP, pg. 211).

2. Requested Modification: The proposed food and beverage store and office building will be 
setback 43’ from Belcrest Road and 133’ from East-West Highway.
Corresponding TDDP Standard: Maximum Build-To Line on the west side of Belcrest Road is 33’ 
(TDDP, pg. 211).Maximum Build-To Line on East-West Highway is 25’ (TDDP, pg. 211).

3. Requested Modification: Amend the Table of Uses to permit the use of the site as a gas station, 
in accordance with Section 27-548.09.01(b)(1) of the Zoning Ordinance. This section states that 
a property owner may request a change to the list of allowed uses to the approved Transit 
District Overlay Zone.
Corresponding TDDP Standard: Gas Station (in the C-M Zone, subject to detailed site plan review 
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in accordance with Section 27-358(a)(1),(2),(4),(5),(6),(7),(8),(9), and (10) (CB-1-1989; CB -72-
1999) in T-D-O/M-U-I Zone use is permitted and not nonconforming within the Prince George’s 
Plaza Transit District of legally existing on July 19, 2016. New uses of this type are prohibited 
within the Transit District (TDDP, pg. 277 & 291).

City staff has consulted with M-NCPPC staff regarding the proposed modifications.  M-NCPPC staff opinion 
is that implementing the site plan, as proposed, may require up to thirty-two (32) modifications to the 
Prince George’s Plaza Transit District Development Plan. This is a significant increase from the number of 
modifications being requested by the applicant. City Staff solely analyzed the modifications as requested 
and presented by the applicant, however an outline of the additional amendments identified by M-NCPPC 
can be found attached to this memo.

Prince George’s Plaza TDDP - Table of Uses

The applicant’s final variance request, as briefly outlined in the above section, is related to the permitted 
use of the subject property and whether the redevelopment presented in the proposed application 
constitutes a “new use”. The Table of Uses for the Prince George’s Transit District Development Plan 
provides that in the Transit District Overlay/Mixed-Use Infill (T-D-O/M-U-I) Zone, a gas station use “is
permitted and not nonconforming within the Prince George’s Plaza Transit District if legally existing on 
July 19, 2016. New uses of this type are prohibited within the Transit District” (TDDP, pg. 291). The subject 
property was originally approved for a gas station in 1961 and has remained a gas station for the last 58 
years; It is the only gas station present in the Prince George’s Plaza Transit District Overlay Zone (TDOZ).
As noted, gas station is not a permitted use within the TDOZ, however the gas station use of the subject 
property has been permitted to continue as a conforming use under the TDDP and therefore is permitted.

The applicant is proposing to raze the existing food and beverage store and gas canopy present on the 
site, reconfigure the site, and construct a new convenience store and canopied gas pumps. There is a 
debate as to whether these proposed actions constitute a “new use” of the site as opposed to allow the 
retention of a continued use.

The 2016 Prince George’s Plaza Transit District Development Plan (TDDP) lays out specific language 
pertinent to the subject property site. The TDDP states,

“…[P]roperties… located in the Downtown Core of the Transit District, are considerably 
underdeveloped considering their proximity to a transit station, have auto-oriented uses that are 
incompatible with a walkable downtown environment, and are envisioned for a significantly 
increased intensity of development and mix of uses. …[R]ezoning permits these properties to retain 
the uses that they have on an interim basis while they transition, as that market allows, to the 
walkable urban products the real estate market increasingly demands. The M-U-I Zone, coupled 
with the Transit District Standards, permits a range of uses in a variety of buildings, creating the 
flexibility most conducive to development and redevelopment” (TDDP, pg. 174).

As per the TDDP, M-NCPPC staff’s opinion is that the gas station use of the subject property was intended 
to continue temporarily and allow for the transition to a use more appropriate for a downtown core; the 
intention was not for the site to retain its gas station use long-term.

The legal determination as to whether the application constitutes a “new use” or retains a “continued 
use” will fall to the County Planning Board and District Council. If the DSP is approved, the redevelopment 
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proposed by the applicant will be implemented. If the DSP is denied, it is likely the gas station use will 
remain in its current state, without any additional improvements, until market conditions facilitate the 
redevelopment of the site consistent with the vision of the TDDP. Staff recommends the City Council defer 
to the Planning Board’s decision on appropriate use in relation to this application.

Exemptions from the Transit District Development Plan (TDDP)

Regardless of whether the DSP presents a ‘new use,’ the applicant has the right to improve their site 
within the exemption guidelines provided in the Prince George’s Plaza TDDP.

The TDDP includes language on specific exemptions from part or all of the Transit District Standards and 
DSP review. The exemption language within the TDDP was included to allow this specific subject property 
to proceed with minor aesthetic and operational site improvements without the need for an approved 
detailed site plan.  As relevant to the subject property, the TDDP reads,

An addition to a nonresidential structure, other than an integrated shopping center, that was 
lawful or could have been certified as nonconforming pursuant to Section 27-244 of the Zoning 
Ordinance on July 19, 2016, is exempt from the Transit District Standards and DSP review if the 
addition (and the cumulative sum of all additions since July 19, 2016) does not increase the GFA 
[Gross Floor Area] by more than 15 percent or 5,000 square feet, whichever is less (pg. 199).

Under this exemption, the applicant can increase the square footage of their existing convenience store 
by 447.75 sq. ft., for a total square footage of 3,432.75 sq. ft. See calculation below.

(15% ? 2,985 ?? . ? ?) + 2,985 ?? . ? ?. = 3,432.75 ?? . ? ?.
(447.75 ?? . ? ?) + 2,985 ?? . ? ?. = 3,432.75 ?? . ? ?.

This would provide for an additional 21 ft. by 21 ft. to the existing structure. However, due to the location 
of the existing retail structure, the applicant is not requesting an addition, but rather a new structure with 
an increased footprint to enable the expansion of gas pumps and improved site circulation.

Site improvements made under the relevant TDDP ‘exemption’ will not require the applicant submit, or 
receive approval of, a detailed site plan.  The benefit of utilizing the exemption provisions through a 
detailed site plan application is that it requires the applicant to make improvements that would otherwise 
not be required, specifically regulatory compliance with landscape manual and storm water management 
requirements.  It is Staff’s opinion that it is appropriate for the applicant to proceed with improvements 
through the ‘exemption’ provisions specified within the TDDP.

Planning Committee Review

The applicant met with the Planning Committee on July 16, 2019 to present and discuss the development 
application.

Since the Planning Committee has already reviewed a version of this site plan, they recommended that 
the relevant comments from the April 17, 2018 meeting be put into record, as they are pertinent to the 
discussion of the updated DSP submitted by the applicant.

At the April 17, 2018 Planning Committee meeting, recommendations unanimously approved by the 
Planning Committee included:
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 The applicant should consider the inclusion of “some form of artistic or attractive feature” along 
the south facing rear wall of the convenience store building;

 The applicant should consider reducing the number of curb cuts and enhancing pedestrian access 
and safety on the site.

In the revised DSP, the applicant addressed the number of curb cuts by reducing the number from a total 
of four (4) curb cuts to (2) curb cuts, with one (1) curb cut along East-West Highway and one (1) curb cut 
along Belcrest Road. However, the applicant did not address the Planning Committee’s recommendation 
to include some form of artistic or attractive feature to the proposed building. The Planning Committee 
reiterated this recommendation during the July 16, 2019 meeting.

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

Regarding the Table of Uses variance request, the Planning Committee discussed whether this issue was 
within their scope, as it will ultimately be a legal determination. A vote specific to supporting this variance
and the applicant’s interpretation of the zoning ordinance failed due to most Planning Committee 
members abstaining from the vote. Abstentions were based on the belief that this variance will need to 
be legally determined and this decision is outside the purview of the Planning Committee.

The Planning Committee voted to support the current use of the site as a gas station with the renovations 
and reconstruction proposed by the applicant; this vote was premised on the value members believe this 
use brings to the community, and not on any legal basis.

Meeting minutes from the April 17, 2018 meeting and July 16, 2019 meeting are attached to this 
document.

Staff Analysis and Recommendations

It is Staff’s opinion that it is appropriate for the applicant to proceed with improvements through the 
‘exemption’ provisions specified within the TDDP. It is our opinion that improvements through the 
exemption provisions are the only feasible option moving forward, as it is the only course of action that 
satisfies both the applicant’s desire to improve their property and the standards outlined in the TDDP.

In our analysis, Staff has determined three requirements for development on this site: 

(1.) Improvements must not significantly hinder the future, intended transition of the site to 
higher-density development;

(2.) The applicant should have the opportunity to further invest in and improve their business;
and

(3.) Any action taken shall be compatible with the vision and goals of the Transit District 
Development Plan.
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Further explanation of these three requirements, and how they relate to Staff’s recommendation, can be 
found below.

1. Ease of phasing development

During the development of the 2016 Prince George’s Plaza Transit District Development Plan, Park and 
Planning took into considered that the TDOZ was comprised of sites with multiple different owners and 
that the timing of development would likely be driven by market conditions and the willingness of 
property owners to redevelop. Park and Planning envisioned redevelopment of parcels within the TDOZ 
over time, culminating at the intersection of Belcrest Road and East West Highway. The TDDP states,

Greater land values (due to the proximity to the Metro station) and the need for underground 
parking will likely position this area for the highest-intensity of development only after the Transit 
District has reached a certain level of maturation (TDDP, pg. 72).

In order to make this future “highest-intensity of development” possible means non-compatible uses must 
be phased out and current uses must allow for this eventual transition. If the redevelopment laid out in 
DSP-19039 comes to fruition, a non-conforming use gas station may reside on the anchor site of the 
Hyattsville Downtown Core for more than 30 years. Exemptions were created specifically for this site to 
avoid this possibility, while also allowing for improvements to the site. Requiring the applicant work within 
the exemptions will facilitate the continued use of the site as a gas station, without thwarting the 
property’s potential to become a dense, walkable anchor site in Hyattsville’s Downtown Core within a 
reasonable timeframe.

2. Site improvements to benefit the property owner

By working within the exemptions, the property owner has the opportunity to improve the site and invest 
in their business, without the hassle of submitting a DSP for review. The exemption laid out in the TDDP 
allows the property owner to create an addition on the existing building as long as it does not increase 
the GFA by more than 15 percent. This exemption is broad and allows some freedom in what 
enhancements can be done to the existing convenience store. 

3. Alignment with the vision of the TDDP

The redevelopment proposed in DSP-19039 is in direct opposition with the adopted vision of the 2019 
Prince George’s Plaza Transit District Development Plan. Within the Downtown Core, the TDDP requires:

 Concentrated density (TDDP, pg. 76)
 Street-framing, mixed-use buildings (TDDP, pg. 76)
 Active ground uses (TDDP, pg. 76)
 Largest buildings at key intersections and near the Metro Station (TDDP, pg. 76)
 Significant urban design features at signature sites (TDDP, pg. 106)
 Special buildings around key intersections (TDDP, pg. 106)

The 2016 Prince George’s Plaza Transit District Development Plan was created to “shape the character of 
the built environment” and “create a walkable, mixed-use downtown” for the City of Hyattsville (TDDP, 
pg. 201). Though not immediately apparent, requiring the subject property work within the exemptions 
does align with the vision and goals of the TDDP. These exemptions were created specifically for 3599 East 
West Highway, as it is the only property to which this exemption applies. It was the intent of the 
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stakeholders that participated in the crafting of the plan for the property owner to work within this 
exemption.

City Staff met with the applicant on Monday, October 14, 2019 to discuss the exemption language relevant 
to the subject property. City Staff is in support of a newly constructed, 1-story building on the site. Ideally, 
City Staff would like improvements to go through the DSP process, as this would require the applicant 
adhere to stormwater and landscaping requirements, as well as traffic mitigation along Belcrest Road, 
which City Staff fully endorses. As a note, traffic mitigation measures along East-West Highway will be 
adhered to based on the approval of the site’s preliminary plan of subdivision.

On October 29, 2019, the applicant submitted a revised DSP which reverted the site plan back to the 
applicant’s original submission, with the exception of eliminating the 2-story building for a 1-story 
building. However, the proposed structure is 4,796 square feet. This is an increase of 1,811 square feet to 
the existing structure on site, making it 60% larger than the existing building. This is four times larger than 
what is allowed under the exemption language outlined in the TDDP.

In addition, this “revised” DSP includes a freestanding ATM on the corner of East-West Highway and 
Belcrest Road, as well as a proposed monument sign along Belcrest Road. City Staff is not in support of 
the freestanding ATM nor the monument sign, as the freestanding ATM poses safety and circulation issues 
and City Staff was not given adequate materials to review the proposed monument sign. Also, the 
“revised” DSP omits any artistic elements, overhead awnings on all entrances and exits, and a sidewalk 
from the proposed convenience store to Belcrest Road, all of which City Staff recommends be included 
within the project on this site.

The proposed site calls for 8 service bays, with a total of 16 gas pumps. City staff would ask the applicant 
to consider a reduction in the number of pumps to not exceed 6 service bays, for a total of 12 gas pumps. 
In addition, City Staff would like for the applicant to consider installing utilities adjacent to the 
northwestern-most parking spot to allow for an eventually EV charging station.
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Below is a visual representation of the reduced building footprint, additional sidewalk, and removal of 
both the stand-alone ATM and monument sign as suggested by City Staff. The building footprint is 
intended to depict scale and is not intended to dictate the configuration of the building.

It is Staff’s opinion that it is reasonable to require the applicant be limited to the specific enhancements 
to a ‘gas station’ use and that improvements made to the site are generally consistent with the
exemptions permitted within the TDDP, which were specifically created for this site, and is likely the only 
feasible option moving forward. 

City Council Action

The M-NCPPC Planning Board is scheduled to conduct a hearing to consider DSP-19039 on Thursday, 
December 12, 2019. Any recommendations adopted by the City Council at the November 4, 2019 meeting 
will be conveyed to the Planning Board before the M-NCPPC hearing.

Staff is recommending the City Council adopt the following motion:

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

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

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

It is therefore the City’s opinion that the Planning Board require all improvements of the subject property 
shall abide by the relevant exemption outlined within the 2016 Prince George’s Plaza Transit District 
Development Plan and shall include modifications and/or conditions to the site plan, subject to Planning 
Board approval:

1. The retail building structure on site shall not exceed 3,432.75 square feet, a 15% addition to the 
square footage of the existing structure as allowed under the exemptions within the TDDP.

2. A sidewalk shall extend from the convenience store structure to the sidewalk along Belcrest Road, 
mirroring the sidewalk from East-West Highway to the convenience store structure. This is 
necessary to fully accommodate pedestrian traffic through the site.

3. The proposed monument signs shall not be approved but shall be affixed to the structure.  The 
City was not provided with sufficient elevations by the applicant.

4. The proposed stand-alone ATM and associated drive-aisle shall be removed from the exhibit. Any 
proposed ATM shall either be affixed to the building exterior or be located within the building 
interior.

5. A mural or other equivalent artistic element shall be integrated into the proposed convenience 
store building. 

6. All pedestrian and service entrances shall have overhead awnings.
7. All sidewalks and frontage depths shall be designed and constructed to the development 

standards of the 2016 Prince George’s Plaza Transit District Development Plan.
8. The proposed modifications to the development standards shall be limited to the proposed ‘Total 

Frontage Maximum Depth Requirement’ and, as necessary, a departure from the ‘Maximum
Build-to Line’ to provide for a building setback along the southern perimeter of the property.

9. All pedestrian and service entrances shall include overhead awnings.
10. In additions to those listed above, the City is requesting the applicant consider the following 

enhancements to the site:
a. The applicant’s inclusion of a conduit along the western side of the site to provide for a 

future utility connection to support an electric charging parking space location, should 
the applicant choose to include an EV charger as part of the project now or in the future.

b. Landscaping on the site shall be limited to native species and consistent with the Prince 
George’s County Landscape Manual.

c. The City is supportive of a minor increase in the number of fueling stations on the site, 
however we are recommending that the applicant reduce the number of pumps to six (6) 
service bays and twelve (12) service pumps. 
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d. A mural or other equivalent artistic element shall be integrated into the proposed 
convenience store building. 


