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Implementation

The Arts District sector plan proposals will be implemented through an 
ongoing county planning and programming process that involves federal, 
state, county (including County Council and Planning Board), and municipal 
governments, citizens and private developers. This ongoing planning and 
programming process includes, but is not limited to, implementation of 
the Approved FY 2003-2008 Capital Improvement Program (CIP), the 
State Highway Administration’s Consolidated Transportation Program, 
and the Water and Sewer Plan, as well as review and recommendations 
concerning mandatory referrals from various government agencies; revisions 
and additions to land development regulations; and daily review of and 
recommendations and/or action on zoning map amendment petitions, special 
exceptions, departures from design standards, proposals for the subdivision 
of land, variances, and applications for building permits. 

The success of the plan depends heavily upon the future decisions and 
actions of both the public and the private sectors. In the private sector, most 
implementation is achieved through responsible developers and citizens. 
Implementation that is motivated by a desire to protect private interests while 
considering the future of the entire community will most effectively achieve 
the potential of the Arts District. 

Implementation of the General Plan and area master plans and/or sector 
plans occurs through a range of actions taken by, or in relation to, different 
levels of government and the related agencies and private groups and 
individuals. Public and private sector investments will reflect the various 
available resources. Successful implementation of plan recommendations 
will require the following ongoing actions:
•	 The commitment of both public and private resources—including county, 

state, and federal agencies, as well as a host of community groups, 
private property owners, and businesses—will be required. It will take 
the continued interest of citizen organizations to monitor the county and 
M-NCPPC budget and CIP, and to cyclically review these strategies at 
civic group meetings, in order to carry out the recommendations.

•	 It is important to set priorities based on what can be realistically 
accomplished given available funding and community support. 
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Although the implementation strategies set timeframes for action, these 
estimates could be modified over time for various reasons. A coalition of 
representatives of the various sectors, including elected officials, should 
be convened to identify timeframes and to review and chart a course of 
action to achieve the vision of the Arts District.

Action Plan

This sector plan includes a land use plan and a sectional map amendment. 
The sectional map amendment contains the approved zoning changes 
needed to implement the land use recommendations. Since land use and 
zoning recommendations alone will not draw developers to the Arts District, 
strategies and actions are proposed to address the range of interrelated 
issues and to establish priorities for both short- and long-term projects. The 
implementation actions listed in Table 9 identify those plan recommendations 
that would not be implemented through the development application process 
or public sector requirements. The table relates the plan’s recommendations 
to suggested action steps, the anticipated parties that would be involved, and 
the timeframe in which the recommendation should be implemented. 

Table 9: Action Plan

Proposed Action Parties Involved
(Lead in Bold Type)

Priority Phasing
(S=Short Term, 1–3 Years;  

L=Long Term, 
  More Than 3 Years)

Area Planning and Economic Development:
Prepare a sector plan to create a mixed- 
use environment that celebrates the 
diversity of arts and entertainment in 
the lower US 1 corridor and an SMA 
to accommodate art and entertainment 
uses.

M-NCPPC, Redevelopment Authority, 
Department of Environmental 
Resources (DER), County Council, 
municipalities, Gateway CDC, 
Hyattsville CDC, residents, business 
and property owners.

(S) In progress.

Develop plans and programs to 
construct the four anchor projects—
Mount Rainier Artists Live/Work 
project, Brentwood Artists Live/Work 
project, The African-American 
Heritage Cultural Center, and 
Hyattsville Artists Live/Work project.

Redevelopment Authority,  
Gateway CDC, Artspace Project, 
Inc., M-NCPPC, Revenue Authority, 
Hyattsville CDC, residents, business 
and property owners.

(S) In progress.

Revive interjurisdictional police 
protection coordination efforts 
and develop compatible police 
communication systems.

County and municipality police 
departments, municipalities, District 
of Columbia Police Department.

(S) Require interjurisdictional 
cooperation.
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Table 9: Action Plan

Proposed Action Parties Involved
(Lead in Bold Type)

Priority Phasing
(S=Short Term, 1–3 Years;  

L=Long Term, 
  More Than 3 Years)

Develop plans and programs to 
integrate the stream valley park as a 
part of the Arts District.

M-NCPPC, Army Corps of 
Engineers, Department of 
Environmental Resources (DER), 
WSSC, residents, business and property 
owners, Anacostia Trails Heritage 
Area, Anacostia Watershed Society, 
Gateway CDC, Hyattsville CDC.

(S) Murals, some planting, 
and gateway features may 
begin initially.

(L) Re-engineering and 
implementation of site 
changes in the floodplain 
area dependent upon joint 
study and funding.

Explore and create funding 
vehicles and grants for business, 
redevelopment and technical 
assistance, especially targeted to arts-
related businesses.

Redevelopment Authority, Gateway 
CDC, Hyattsville CDC, County 
Council, County Executive, business 
associations.

(S) In progress.

Recruit or develop specialty 
commercial and new residential for 
town centers.

Gateway CDC, Hyattsville CDC, 
municipalities, Redevelopment 
Authority, M-NCPPC, residents, 
business and property owners.

(S) In progress.

Develop a parcel assembly 
information and assistance center.

Gateway CDC, Hyattsville CDC, 
Redevelopment Authority, M-NCPPC, 
municipalities, business and property 
owners.

(S) A plan should be 
developed and initialized as 
soon as possible.

Create and operate an arts incubator 
center where artists can meet and 
discuss ideas.

Private sector, Gateway CDC, 
Hyattsville CDC.

(S) Should be private sector 
initiated but supported 
initially with public resources.
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Table 9: Action Plan

Proposed Action Parties Involved
(Lead in Bold Type)

Priority Phasing
(S=Short Term, 1–3 Years;  

L=Long Term, 
  More Than 3 Years)

Area Identity

Develop marketing plans and 
programs for the Arts District.

Gateway CDC, Hyattsville CDC, 
Redevelopment Authority, M-NCPPC, 
municipalities, residents, business 
and property owners.

(S) When a management 
entity has been established.

Prepare an identity campaign in the 
Arts District.

Gateway CDC, Hyattsville CDC, 
Redevelopment Authority, M-NCPPC, 
residents, business and property 
owners

(L)

Organize and promote Arts District 
festivals and other public arts-related 
events and activities.

Gateway CDC, Hyattsville CDC, 
M-NCPPC, Redevelopment Authority, 
the University of Maryland, 
residents, business and property 
owners.

(L) As part of a long-term 
economic development 
strategy for the corridor.

Create a four-town business association 
to market the area and spearhead 
beautification of commercial streets.

Gateway CDC, Hyattsville CDC, 
Redevelopment Authority, business 
and property owners, municipalities, 
M-NCPPC.

(L) When an identity for 
marketing purposes has 
been established.

Improvements to Transportation Infrastructure: 

Improve streetscape along major roads 
to increase the walkability of the 
neighborhoods in the Arts District.

SHA (US 1), municipalities, 
Gateway CDC, Hyattsville CDC, 
DPW&T (East West Highway), 
Department of Environmental 
Resources (DER), M-NCPPC, 
residents, business and property 
owners, the University of Maryland.

(S) In progress along US 1.

Develop a plan and program to create  
a shuttle bus system to link the Arts 
District to the Prince George’s Plaza 
and West Hyattsville Metro Stations, 
and to the University of Maryland, 
College Park.

DPW&T, Redevelopment Authority, 
M-NCPPC, Gateway CDC, WMATA, 
municipalities, the University of 
Maryland Shuttle UM, residents, 
business and property owners.

(L) As town centers 
show an increase of 200 
residential units or 10 
restaurants.

Create a parking district for the Arts 
District along the US 1 corridor.

Revenue Authority, County 
Council, County Executive, 
municipalities, Gateway CDC, 
Hyattsville CDC,  
M-NCPPC, Redevelopment Authority.

(S) Requires the support 
of the County Executive, 
County Council, and 
municipalities.
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Table 9: Action Plan

Proposed Action Parties Involved
(Lead in Bold Type)

Priority Phasing
(S=Short Term, 1–3 Years;  

L=Long Term, 
  More Than 3 Years)

Coordinate and implement design and 
construction of Artways pedestrian 
connections between Metro and US 1 
communities. Promote name change 
of West Hyattsville Metro Station to 
reflect the Arts District.

Municipalities/Citizens, DPW&T, 
M-NCPPC, SHA, WMATA, 
Redevelopment Authority, Gateway 
CDC, Hyattsville CDC.

(L) Requires substantial 
time investment, may 
occur incrementally or with 
funding.

Community Arts Development and Support:

Compile an inventory of public spaces 
and develop a detailed plan for their 
future uses, identify areas for future 
acquisition and development.

Gateway CDC, Hyattsville CDC, 
M-NCPPC, municipalities, residents, 
business and property owners.

(S)

Promote arts education and instruction 
by holding arts and education 
workshops, an arts youth summit, 
and invest in youth-oriented business, 
continue to support the arts magnet 
school status and artists in residence.

Gateway CDC, Hyattsville CDC, 
Redevelopment Authority, the 
University of Maryland, Board of 
Education.

(S) On-going, or in planning 
stages.

Enhance existing libraries by adding 
more space for art display, public 
meeting rooms, and art materials.

County Library System, Board 
of Education, Friends of Mount 
Rainier Library.

(L)

Zoning Code Enforcement:
Inform and provide DER with a list 
of illegal businesses without use 
and occupancy (U and O) permits; 
DER normally conducts zoning 
code enforcement in response to 
complaints.

City of Mount Rainier, Town 
of Brentwood, Town of North 
Brentwood, City of Hyattsville, 
Department of Environmental 
Resources, M-NCPPC.

(S) On-going.
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Revitalization Tools

The following incentives and techniques can be employed to remove 
constraints to development and build on specific opportunities created by the 
Arts District. They range from relatively “soft” incentives and programs to 
“hard” subsidies or direct assistance by the public sector.

Arts & Entertainment District Tax Incentives1

Certified arts and entertainment (A&E) businesses (businesses dedicated to 
the visual and/or performing arts as defined by the State of Maryland) may 
earn tax abatements for improvements made to their properties, if those 
improvements are made for arts-related uses. This incentive does not apply to 
new construction and is for renovations only. 

A property tax credit may be granted for the increased assessment due to 
renovations on a manufacturing, commercial or industrial building that is 
located in an A&E district and is wholly or partially renovated for use by a 
qualified residing artist or an A&E enterprise. Nonprofits that pay property 
taxes may qualify for the property tax credit.

All businesses in the A&E district will be exempt from the state’s 
admissions and amusement tax. 

Artists who live and sell their work in the A&E district are eligible for 
income tax relief on income derived from the sales within the district.

Revitalization Property Tax Credit
The majority of the sector plan area is within census tracts that are eligible 
for the county’s revitalization property tax credit program. This program uses 
a diminishing county property tax credit over several years for assessable 
improvements made to commercial, industrial, and residential projects. 

The tax credits are intended to help enhance the financial feasibility of a 
project by reducing operating costs. Qualifying commercial projects receive 
a graduated 20 percent tax credit over 5 years, beginning with a 100 percent 
credit the first year and dropping to 80 percent in the second year, 60 percent 
in the third year, 40 percent in the fourth year, and 20 percent in the fifth 
year. Residential property taxes are abated 100 percent in the first year, 66 
percent in the second year, and 33 percent in the third year. 

Brownfield Ordinances
Municipalities may adopt local brownfield ordinances that limit the liability 
of property owners and can provide a list of priority brownfield sites to 

1 	 These incentives apply only to the Arts and Entertainment District designated by the 
State of Maryland. See Map 9, Public and Private Investment, for the boundaries.
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the State of Maryland. This will make property owners of brownfield sites 
eligible to apply to the Brownfield Revitalization Program of the Maryland 
Department of Business and Economic Development. This program offers 
financing for clean-up costs. The limited liability will facilitate transfer 
of ownership and redevelopment of potentially contaminated industrial 
properties. This program offers tax credits or financial assistance for the 
cost of Phase I and Phase II assessments to clean-up contaminated sites for 
redevelopment.

High-Technology Growth And Development Incentive Package
The Prince George’s County Economic Development Corporation 
(PGCEDC) provides the high-technology growth and development incentive 
package. This program provides a three-part incentive for high-technology 
companies expanding in or newly locating within the county. Property 
tax credits are available for new construction, substantial renovation, or 
expansion of high-technology businesses for the same amounts and time 
periods as those discussed above. Personal property tax exemptions are also 
available for up to 100 percent for certain property used in research and 
development. The third component of this package includes a fast track site 
development plan process.

Marketing and Promotion
The Gateway Arts and Entertainment District management team has 
been crafting the message of the Arts District and is developing logos, 
slogans, and a campaign to promote the Arts District. Achieving a high-
quality, mixed-use environment will require strengthening the existing 
art and business communities’ ability to thrive, recruiting new artists and 
residents, and developing appropriate areas for specialty retailers, start-up 
small businesses, and expanding companies. The minimal marketing and 
promotion of the Arts District has already attracted interest and growth. 
National and international artistic circles have heard about the area and 
ongoing activities, but a focused promotional campaign will be needed to 
create higher-quality projects and support specialty shops and restaurants. 

Streamlined Development Approval Process 
A development approval process that is streamlined and understandable to the 
development community saves time and limits financial risk exposure. The 
development community has consistently encouraged a development process 
that is predictable but flexible in its application. Flexibility is considered 
attractive; uncertainty is not. 

Publicizing the development review process and assistance to the 
development community in understanding design standards and available 
incentives may induce redevelopment. The Development District Overlay 
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Zone (DDOZ) and its development district standards and guidelines 
specify minimum standards so that developers can ascertain expectations 
and risks before committing to the project and review process. The DDOZ 
development district standards allow reasonable deviations to development 
regulations during an optional detailed site plan review process. The town 
center, arts production and entertainment, neighborhood arts and production, 
and neighborhood commercial character areas encourage mixed-use 
development by removing the requirement to seek rezoning of a commercial 
zone to allow residential use. 

There are many ways that review time for permits may be reduced. 
Developers should meet with both the M-NCPPC Prince George’s County 
Planning Department and the Prince George’s County Department of 
Environmental Resources (DER) before the construction documents are 
drawn and submitted for permits to ensure that the project concept meets 
minimum design standards and applicable sections of the Zoning Ordinance. 
The Planning Department’s area planner and Planning Information Services 
staff, municipal personnel and PGCEDC can assist developers and property 
owners in understanding requirements and can facilitate meetings with 
appropriate personnel. In addition, the Planning Department can assist 
developers by estimating the time that will be involved in the approval 
process and offer information on how to maximize available incentives. 

The Arts District DDOZ allows predictability through urban design 
standards. These set minimums and maximums for the building envelope, 
the streetscape, and the street wall; address concerns regarding safety 
and environment; and set the minimum definitions of a human-scale 
environment. Projects under four acres in size, not located on land considered 
a gateway site (see Map 11, Gateway and View Terminus Sites), and which 
meet the minimum urban design standards are exempt from detailed site 
plan review. These projects are subject only to staff level review for permits 
if minimum design standards are met, a considerable saving in time and 
cost. Urban design standards retain property values by assuring investors 
that subsequent projects will meet the same standards in design quality. 
Designated priority projects may be granted within a shorter timeframe.

DER offers incentives through both design and review flexibility. These 
programs include low-impact development, which allows alternative 
stormwater management methods that save design and construction costs 
and retain buildable area, the commercial inspection program that allows 
qualifying projects to hire certified inspectors at various phases, the 
Expedited Building Plans Review Program, where a peer reviewer may 
complete and certify that submitted drawings are to code, which reduces 
review time and filing fees, and the building only review process. Contact 
DER for information on these programs.
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The county offers a limited number of Washington Suburban Sanitary 
Commission waivers to qualified developments for systems development 
charges (SDCs) as determined by the county. Developers who are razing 
existing buildings to redevelop sites may also have their building audited 
by WSSC for a SDC fixture credit, or a credit of existing fixtures to be 
subtracted on a one-to-one basis from the new building’s total fixtures.

Flexible Parking Regulations
Parking regulations that minimize the provision of on-site parking and 
maximize the opportunities for shared-use parking in mixed-use development 
areas are an incentive that can help attract new development. Accordingly, 
the Arts District sector plan’s parking standards have been designed to 
support, not penalize, mixed-use development and nontraditional uses such 
as artists’ studios, which may have a greater ratio of floor area to parking 
spaces. Parking maximums have been developed along with parking credit 
reductions where shared use and structured parking is provided.

Special Assessment Districts
Special assessment districts are often designated as a means of providing 
a steady revenue source to fund improvements and/or programs intended 
to benefit all properties or businesses within the district. Typically private 
property owners pay an additional assessment fee within a special assessment 
district. Once collected, the revenue is then reinvested back into the area 
for district-directed improvements and/or programs. Special assessment 
districts could be a valuable tool in funding parking development and 
operations, public amenities (parks and art), other pedestrian/bicycle-friendly 
infrastructure, and services (maintenance, marketing, etc.) in the town center 
and main street areas. The Bethesda commercial district uses a special 
assessment district to finance and maintain streetscape improvements and 
parking structures.

Presently the US 1 corridor lacks a means to collectively raise revenue 
from existing businesses that can then be returned to these same businesses 
and/or property owners in terms of area-wide benefits. To institute a special 
assessment district requires that the property owners within the proposed 
district agree to (1) a special assessment and (2) the use of the additional 
special assessment revenue within the assessment district. 

Tax-Increment Financing Districts
Tax-increment financing (TIF) is a flexible economic development tool 
used by many jurisdictions. Under this technique, property tax revenues are 
frozen at the time a TIF district is established. This base level of revenue will 
continue to flow to the taxing entities over the life of the district. However, as 

One or more attractive 
parking garages may at 
some time be needed to 
support the Arts District. 
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development and redevelopment occur in the district, property tax revenues 
increase. This increase in property tax revenue from the base year (or the 
increment) is retained in a special allocation fund (TIF fund). The monies 
in the TIF fund are reinvested back into the TIF district. These funds can be 
used to purchase land and/or fund capital investment through TIF revenue 
bonds. Use of TIF programs can be an important source of financing joint 
development projects.

Overall, TIF revenues ensure that the success in a given district generates 
revenues to support additional investment in the district. Tax-increment 
financing does not increase property taxes. The revenues generated from 
the district could help support land assembly, land write-downs, and 
infrastructure development for target projects in the corridor area as well as 
the provision of amenities. However, it is important to recognize that the use 
of TIF restricts county access, thus making this additional tax revenue not 
available for county general fund purposes. 

Public Parking 
Public parking is appropriate when a range of land uses, rather than a single 
user, benefit from the parking. Ideally, initial shared parking lots could 
become the site of future structured parking when the need arises. 

The Prince George’s County Revenue Authority’s mission is to create 
revenue streams for the county and encourage economic development. The 
Revenue Authority (RA), with direction from the County Executive, may 
construct and operate public parking in the Arts District. As initial costs may 
be high, partnerships with a municipality, the RA, a business association, or 
other entity may be required. RA, with the approval of a municipality and the 
direction of the County Council, may also create a parking district within any 
municipal commercial area. A parking district collects parking fees for all 
public parking spaces in the district from individual users, commercial center 
businesses, or an alternative entity such as a business association. Initial 
financing would come from noncity sources, but over the long run, projected 
parking revenue must be sufficient to pay off the construction, financing and 
maintenance. 

Municipalities also finance, provide, and maintain on-street and shared 
parking facilities to be used by area businesses. 

The plan’s DDOZ standards allow a waiver of all on-site parking 
requirements, provided an in-lieu parking fee program is established 
to encourage public parking in the town center and arts production and 
entertainment areas. The in-lieu parking fee is typically reasonable, and 
rarely does it approach the true cost of providing parking. 
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Public Safety
Several crime-prevention and public safety programs are largely in place 
within the Arts District, but according to local officials, require greater 
emphasis. The following are in accordance with the cross-border initiatives 
promoted by the Office of the State’s Attorney for Prince George’s County:

Communications
There is an identified need for increased and improved communications 
between the multiplicity of police departments serving the Arts District and the 
adjacent section of the District of Columbia. Improved communication should 
include regular meetings and consideration of equipment compatibility.

Community-Oriented Policing
The current county police chief recommends increased reliance upon the 
community-oriented policing program. The department developed this 
program to make the policing method less call-oriented and more accessible 
by providing a greater presence and assigning genuine responsibility for 
neighborhoods. A community-oriented policing specialist (COPS) officer is 
assigned to each beat.

Satellite Offices
Satellite field offices are located in each beat to provide easier access for the 
community and to make the police department more a part of the community. 
These offices provide a place where the community can come to obtain 
crime prevention information and also provide a sense of security because 
the officer and a marked cruiser are located within the neighborhood. These 
offices are an integral part of the community-oriented policing program.

Operation Identification
Operation Identification responds to the need to label possessions of value 
in order to reduce the viability of illegally reselling them. This is a long-
standing program that has been universally accepted within this region.

Crime Prevention Through Environmental Design (CPTED) Measures
CPTED is a philosophy of crime prevention that relies upon creative design 
measures to reduce criminal activity. Actions include increasing visibility via 
the lowering of shrub heights, increasing lighting, and using attractive, see-
through fencing. The principles of these techniques are closely adhered to 
and further discussed within the development district standards of this plan.

Operation Beautification
The beautification program endorses the removal of abandoned vehicles and 
trash, which reduces the opportunities for degradation and crime.
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Multi-Jurisdictional Patrols
When geographically appropriate, multijurisdictional patrol areas are often 
deemed needed. They improve coordination and reduce jurisdictional 
challenges.

Crime Witness Assistance Program
This is a program specifically addressed by M-NCPPC Park Police. The 
program induces witnesses to testify when subject to criminal actions. This 
program involves the Maryland Injuries Compensation Board and the local 
victim/witness assistance units.

Information Clearing House
Older commercial and business districts often lack a new market mentor 
community and may have fewer promotional tools or centralized locations 
for developers and local businesses to gain information on financing, 
activities, development processes, and legal requirements. 

Numerous county and state services that offer financing, tax incentives, 
training, and other specialized assistance, such as the Main Street Program, 
have been very successful in the past in jump-starting successful town 
centers through information sharing and training, as well as centralized 
sources of expertise. 

Land Readjustment Programs
Also known as land consolidation or land pooling, this approach involves 
the private sector pooling land for the purpose of creating a larger unified 
development site. It allows property owners to retain the incremental value 
gained from the development of their land to more intensive use rather than 
having the benefit accrue to the developer after the land is sold. 

Properties are consolidated through a private corporation, landowner’s 
association, a public corporation, or a public agency. Each owner is accorded 
a share relating their assessed property value as a percentage of the total 
value of all properties combined. The land is then planned without regard to 
property lines and is resubdivided and returned to individual property owners 
with all development requirements having been satisfied. The project can 
then be built out separately by several developers or by a single developer. 
Some lots may be sold to offset the cost of infrastructure improvements. 
The result is that the original property owners realize greater value for their 
properties by creating a larger developable site.

Revolving Loan Funds
Community revolving loan funds are a means to offer local businesses 
and developers low interest capital, or to target specific properties for 
redevelopment. These funds offer localities and organizations the means to 
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invest in their future and leverage outside investment. These programs extend 
the ability of funds to continue to circulate through the community long after 
the initial grant has been expended.

Public Funding
The Prince George’s County Commercial Area Revitalization Effort 
(CARE)2-funded façade improvements have leveraged both private 
investment and additional funding for streetscape improvements and have 
resulted in a much-improved appearance to downtown Hyattsville.

Incentive programs that reduce capital cost are more valuable than 
property tax abatement, accelerated approvals, or business development 
assistance. Public assistance in subsidizing up-front capital cost reduces risk 
and enhances the financial feasibility of the project. It is a common practice 
in joint developments to maximize or leverage the use of public resources 
available for eligible costs. For example, land costs are often absorbed by the 
public sector in order to make it feasible to finance a higher-quality private 
sector building.

The most common forms of capital reduction employed by the public/
quasi-public sector are as follows:
•	 Assistance with land and building acquisition.
•	 Provision of public parking facilities.
•	 Infrastructure development for roads, sidewalks, and landscaping.
•	 Funding certain soft costs such as technical studies and facade designs.

General Obligation And Industrial Revenue Bonds
The county and/or a municipality using tax-exempt general obligation bonds 
may fund the financing of infrastructure, such as roads and parking. Tax-
exempt bonds supported by the full faith and credit of the jurisdiction will 
carry lower interest rates as compared to other financing instruments. 
The county and/or municipalities can also use industrial revenue bonds, 
which are also tax-exempt, and can be used to support manufacturing and 
501(c)(3) nonprofit organizations. Funds can be used for land and/or new 
or used building acquisition, purchase of new machinery or equipment, and 
some soft costs.

2	 The Commercial Area Revitalization Effort (CARE) program provides direct and 
matching grants for building façade improvements including new signage, lighting, 
landscaping, and security improvements to properties located in the City of Hyattsville 
and Gateway communities of Mount Rainier, Brentwood, and North Brentwood.
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Community Financing Programs
Various financial programs exist at the state, county and city level that 
can be used to help underwrite the costs for financing reinvestment and 
redevelopment. The Maryland Department of Community Development’s 
Community Legacy Program was developed in 2001 with the aim of halting 
decline and disinvestment in older areas of the state. Over two years, the 
communities and organizations within the Arts District were awarded almost 
four million dollars for development projects, land acquisition, infrastructure 
and facilities improvements, staff support, and commercial façade 
improvements. 

Community Development block grants are awarded directly to Prince 
George’s County government and nonprofit entities from the United States 
Department of Housing and Urban Development (HUD). These grants have 
been used to fund projects including the Artspace live/work building’s soft 
costs in Mount Rainier and to fund the CARE façade improvement program.

Programs such as the Maryland Industrial and Commercial 
Redevelopment Fund provide financial assistance to political jurisdictions 
attempting to develop or redevelop commercial or industrial enterprises. The 
jurisdiction may qualify for up to three million dollars, but also must provide 
an 11 percent funding contribution and pledge its full faith and credit. 
Funds can be used for fixed assets (land, buildings, machinery/equipment), 
infrastructure (roads, utilities, telecommunications), and technical assistance 
studies and some other soft costs. The jurisdiction may loan funds to a 
business or use funds to guarantee an outside lender loan.

Also, the state offers the Local Government Infrastructure Financing 
Program to local jurisdictions to finance specific infrastructure projects. 
Examples of eligible projects that could be utilized within the sector plan 
area are bridges, streets and sidewalks, street lighting, landscaping, and other 
amenities, including stormwater control and drainage facilities. The full faith 
and credit of the jurisdiction is required as security. In addition, the state’s 
Department of Business and Economic Development and PGCEDC have 
several other economic development initiatives and programs that may be 
appropriate for use in the sector plan area.

PGCEDC has developed the Commercial Building Loan Fund (CBLF) 
to assist with building renovation, reuse and construction. The Shopping 
Center Rehabilitation Program (SCRP) assists owners of older centers 
to reinvest in rehabilitation of the building, grounds and equipment by 
providing up to 25 percent of the funding needed. The CARE program assists 
older neighborhood commercial areas by providing low-interest loans (up 
to 50 percent of project cost not exceeding $300,000), grants, marketing 
and technical assistance. This program has funded, through outright and 
matching grants, many of the façade improvements that occurred in 2002-03 
along the US 1 corridor. PGCEDC offers the New Building Loan Program 
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(NBLP) to encourage new retail and commercial projects in Inner-Beltway 
communities. This program provides up to 50 percent, but no more than two 
million dollars, of required financing. 

Leveraging In-Kind Contributions: Land
Contributing land is a direct way for the public sector to help initiate 
redevelopment. To the extent that they own land or have assets in the sector 
plan area, the state, county, city or a nonprofit entity could leverage these 
assets to attract desired development. Typically, this is done by creating or 
using an existing entity, such as RA, Gateway CDC, or Hyattsville CDC, 
to market the land. This entity could interest private development on the 
land by either selling the land below market price, donating the land, and/
or leasing the land with attractive lease provisions. Examples of attractive 
lease provisions include below-market lease rates, a nominal fixed-lease 
rate with participation occurring when certain performance thresholds are 
met, nominal fixed-lease rates until the project is sold or refinanced, or a 
combination thereof. The adjacent Town of Riverdale Park has successfully 
used this method to redevelop a prominent corner of its historic town center.

Public Land Acquisition and Eminent Domain
Acquiring private land for a public purpose such as redevelopment has long 
been a direct method of implementing redevelopment, provided a fair market 
value is paid for the property. As described earlier, land assembly is difficult 
along the US 1 corridor for three reasons: (1) small parcels; (2) fragmented 
property ownership; and (3) land price speculation. Often the public/private 
sector can mitigate these constraints by using the power of eminent domain 
to acquire and assemble property to support public purposes such as 
desired redevelopment and private reinvestment. Under eminent domain, 
an independent appraiser determines the price of land. If the purchase price 
cannot be agreed upon with the owner, then the courts will decide the fair 
market value. Often just the concept of eminent domain can effectively 
reduce land asking price speculation.

The Redevelopment Authority of Prince George’s County (RA) is 
authorized by the State of Maryland to: acquire, by legal means (including 
the power of eminent domain), land or property for development or 
redevelopment; develop or redevelop land for residential, commercial, or 
industrial purposes; dispose of land for residential, commercial, or industrial 
purposes; issue bonds to finance or refinance the cost of acquisition, 
development, and/or redevelopment; and, accept grants from, make loans 
to, and enter into contracts with federal, state or local agencies, or private 
entities or parties.

RA’s project selection criteria are as follows: (1) quality of life 
enhancement, (2) quality development, (3) economic impact for local 
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community and the county, (4) availability of private sector funds,  
(5) financial feasibility and consistency with redevelopment goals and plans, 
(6) builds on existing or prior efforts, (7) catalysts for other improvements, 
(8) project’s readiness to become self-supporting, (9) potential for success, 
(10) level of community support, (11) enhancement of balanced growth, and 
(12) opportunities to create job training and employment.

This broad criteria enables RA to play a major role in helping implement 
the sector plan, especially where new jobs are created and business/
residential displacements are minimized, for example, small and large infill 
projects. RA can actively enter into joint development projects with the 
private sector and has the ability to use eminent domain, if necessary.

Municipalities may also have the power under urban renewal authority to 
use eminent domain for public purposes. However, the city must meet certain 
criteria demonstrating a level of blight to justify use of eminent domain. 
The municipal eminent domain power is far less flexible than RA’s powers. 
Although less flexible, Mount Rainier, for example, has undertaken to 
acquire these powers in order to proactively acquire properties that inhibit the 
revitalization of its town center. The City of Hyattsville has urban renewal 
authority and the use of eminent domain for the purpose of redevelopment as 
applied under the authority of the Annotated Code of Maryland, Article 23A, 
Section 2.

Public Facilities Cost Analysis and  
Estimates

Council Bill CB 17-1998 requires all approved master or sector plans to 
estimate the cost of all public facilities that must be acquired or constructed 
to carry out the objectives and requirements of the plan, as a way to gauge 
potential fiscal impact of public facilities recommended or required by the 
plans. The estimates are based on current dollars and should be viewed 
strictly as estimates.
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Table 10: Cost Analysis and Estimates

Facility Type Project Name  
and Location Project Description

Cost Estimate 
(Based on

 2002 Dollars)

County Capital 
Improvement 
Program/State 
Consolidated 

Program

Streetscape 
and sidewalk 
improvements

US 1/Rhode 
Island Avenue 
(from DC line 
to East West 
Highway/MD 
410) streetscape 
improvement.

Extend the current SHA’s 
streetscape improvements 
project area to the entire 
corridor of US 1/Rhode 
Island Avenue in the Arts 
District.

$7,000,000 to 
$8,000,000

The state included 
a portion of this 
project in the 
2002-2007 draft 
CTP. The plan 
recommends it 
be extended from 
38th Place to 
Farragut St.

Shuttle bus ARTWAY shuttle 
system

Establish a shuttle bus 
route between the West 
Hyattsville and Prince 
George’s Plaza Metro 
Stations and the Gateway 
Arts and Entertainment 
District/US 1 Corridor.

$354,000

To be determined. 
Funding options 
to be explored, 
including 
contribution from 
the business 
community or 
a special taxing 
district.

Library 
enhancement

Hyattsville 
Branch Library 
enhancement

Add additional floor space 
to the Hyattsville Branch 
Library to accommodate 
the need for arts-related 
materials, exhibits and 
galleries. The approved 
CIP includes funding for 
renovations to the Hyattsville 
Branch. These renovations 
are for refurbishing and 
cosmetic purposes and will 
not increase floor space.

$400,000 To be determined.

Library 
enhancement

Mount Rainier 
Branch Library 
enhancement

Renovate existing facility 
and expand to second story 
to provide for community 
rooms; or relocate to the 
Mount Rainier Artspace 
Anchor Project

$400,000 To be determined.
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Table 10: Cost Analysis and Estimates

Facility Type Project Name  
and Location Project Description

Cost Estimate 
(Based on

 2002 Dollars)

County Capital 
Improvement 
Program/State 
Consolidated 

Program

School
New middle 
school for the Arts 
District

Construct a new urban 
middle school in the 
vicinity of the Brentwood 
town center.

$26,000,000 To be determined.

Watershed 
protection

Army Corps of 
Engineers  
Anacostia 
Watershed 
Restoration

Design and construct 
environmental 
enhancement and flood 
control facilities including 
levee improvements and 
recreational amenities.

$3,602,000 County CIP 
DV541685

Nature center
Mount Rainier 
Nature/Recreation 
Center

Construction of a 
playground, trail 
connection, and 
improvements to existing 
Mount Rainier Nature/ 
Recreation Center.

$930,000 County CIP 
EC020864

Anchor 
projects for the 
Arts District

Gateway Arts 
District anchor 
projects

Purchase, demolition, and 
construction of four anchor 
projects; three projects for 
affordable artist live/work 
housing complexes and the 
African-American Heritage 
and Cultural Center.

$10,300,000 County CIP 
UM900013

Trail and 
pedestrian 
improvements

Trail and 
pedestrian 
improvements in 
the Arts District

Create a trail along the 
southern berm of stream 
valley park to connect 
neighborhood streets in 
North Brentwood and 
Hyattsville with north/ 
south paths and bridges. 
Plan and construct trails, 
additional sidewalks, bike 
lanes, bikeways, directional 
signage, lighting, road 
striping, traffic calming 
measures, etc., within the 
Arts District.

$1,894,000 To be determined.
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Sectional Map Amendment

Introduction
The zoning map amendment process is followed when an individual property 
owner submits an application to change the zoning on his/her property. 
Unlike the zoning map amendment process, comprehensive rezoning is 
not undertaken for individual properties. Instead, all of the zoning within a 
geographic area, such as a sector planning area, is examined. The result of 
the comprehensive rezoning process is a new zoning map for the subject 
area, which is called a sectional map amendment (SMA). This SMA would 
implement the recommendations of the Arts District sector plan. 

The Zoning Ordinance stipulates three options that may be followed in 
preparing sectional map amendments. The procedure being used here is the 
preparation of a SMA concurrent with the preparation of the Arts District 
sector plan. In this instance, a zoning proposal is prepared as one of the 
sector plan elements and is subject to a public hearing along with the sector 
plan. At the conclusion of the process, the District Council approves both the 
sector plan and the SMA, simultaneously.

This sector plan area was placed into the Maryland-Washington Regional 
District on November 29, 1949. The last comprehensive rezoning of this 
sector plan area took place on May 17, 1994, with the approval of the SMA 
for Planning Area 68 by Council Resolution CR-45-1994. 

Comprehensive Rezoning Implementation Policies
The following are comprehensive rezoning implementation policies 
established by the Planning Board and District Council for preparation of the 
rezoning proposal.

A.	 Public Land Policy
The established public land policy states that all public land should be 
placed in the most restrictive and/or dominant adjacent zone, whichever 
bears the closest relationship to the intended character of the area. Therefore, 
the zoning of both public and private land should be compatible with 
surrounding zones to eliminate any islands of inharmonious zoning and still 
provide for appropriate and preferred public uses. It should further assure 
compatibility of any future development or uses if the property returns to 
private ownership.

A distinction is made where large parcels of land are set aside specifically 
as public open space. In these cases the O-S Zone is applied as the most 
appropriate zone.

Although federal and state government property is not subject to the 
requirements of the Zoning Ordinance, the comprehensive rezoning process 
is meant to apply a zoning category to all land, including government 
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property, without regard to its unique ownership. The R-O-S Zone is 
generally applied to federal and state properties, unless specific uses or 
intended character of the property or area should warrant another zoning 
category. 

B.	Z oning in Public Rights-of-Way
Policies governing the zoning of public street and railroad rights-of-way (both 
existing and proposed) are contained in Section 27-111 of the Prince George’s 
County Zoning Ordinance. This SMA has been prepared in accordance with 
this Section of the Ordinance.

C.	L imitations on the Use of Zones
Zoning classifications proposed in a SMA are limited only by the range 
of zones within the Ordinance available at the time of final action by the 
District Council. However, there are certain restrictions on when these may 
be applied to properties (Section 27-223 of the Zoning Ordinance).

Reclassification of an existing zone to a less intense zone is prohibited where:
(g)(1) “The property has been rezoned by Zoning Map Amendment within 

five (5) years prior to the initiation of the Sectional Map Amendment 
or during the period between initiation and transmittal to the District 
Council, and the property owner has not consented in writing to such 
rezoning;” or

(g)(2) “Based on existing physical development at the time of adoption of the 
Sectional Map Amendment, the rezoning would create a nonconforming 
use. This rezoning may be approved, however, if there is a significant 
public benefit to be served by the rezoning based on facts peculiar to the 
subject property and the immediate neighborhood. In recommending the 
rezoning, the Planning Board shall identify these properties and provide 
written justification supporting the rezoning at the time of transmittal. 
The failure of either the Planning Board or property owner to identify 
these properties, or a failure of the Planning Board to provide the written 
justification, shall not invalidate any Council action in the approval of the 
Sectional Map Amendment.”

Finally, in order to clarify the extent to which a given parcel of land is 
protected from less intensive rezoning by virtue of physical development, the 
Zoning Ordinance states in Section 27-223(h) that:
	 “The area of the “property,” as the word is used in Subsection (g)(2), 

above, is the minimum required by the Zoning Ordinance which 
makes the use legally existing when the Sectional Map Amendment is 
approved.” 
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D.	 Guidelines for Commercial Zoning
The Comprehensive Rezoning proposal will recommend the most 
appropriate of the “use oriented” commercial zones listed in the Prince 
George’s County Zoning Ordinance. The choice of zone will be determined 
by the commercial needs of the area, the plan recommendations, and the type 
of use and status of the development on the property in the surrounding area.

Existing C-1, C-C, C-G, C-H and C-2 Zones in the sector plan area 
will be converted to “use oriented” commercial zones in accordance with 
the commercial rezoning policies endorsed by the Planning Board and the 
County Council in previously adopted SMAs. Exceptions will be made 
where: (1) the old commercial zone has conditions attached to it that should 
be brought forward in the SMA; or (2) because of previous zoning decisions, 
development or the existing character of the area, commercial zoning 
in the new “use oriented” zones is not considered appropriate. In these 
circumstances, the existing commercial zone (with the zoning application 
number) will be placed on the new zoning map as a specific reference for 
future development or subsequent rezoning actions on the site.

E.	C onditional Zoning
The inclusion of safeguards, requirements, and conditions beyond the 
normal provisions of the Zoning Ordinance that can be attached to individual 
zoning map amendments via “Conditional Zoning” cannot be utilized in 
SMAs. In the piecemeal rezoning process, conditions are used to: (1) protect 
surrounding properties from potential adverse effects that might accrue 
from a specific zoning map amendment; and/or (2) to enhance coordinated, 
harmonious, and systematic development of the Regional District. When 
approved by the District Council, and accepted by the zoning applicant, 
“conditions” become part of the County Zoning Map requirements applicable 
to a specific property and are as binding as any provision of the County 
Zoning Ordinance [see Conditional Zoning Procedures, Section 27-157(b)].

In theory, zoning actions taken as part of the comprehensive rezoning 
(SMA) process should be compatible with other land uses without the 
use of conditions. However, it is not the intent of an SMA to repeal the 
additional requirements determined via conditional zoning cases that have 
been approved prior to the initiation of a sectional map amendment. As 
such, it is appropriate that, when special conditions to development of 
specific properties have been publicly agreed upon and have become part of 
the existing zoning map applicable to the site, those same conditions shall 
be brought forward in the SMA. This is accomplished by continuing the 
approved zoning with conditions and showing the zoning application number 
on the newly adopted zoning map. This would take place only when it is 
found that the existing zoning is compatible with the intended zoning pattern 
or when Ordinance limitations preclude a rezoning.
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Similarly, findings contained in previously approved SMAs shall be 
brought forward in the SMA where the previous zoning category has been 
maintained.

F.	C omprehensive Design Zones
Comprehensive Design Zones may be included in a sectional map 
amendment. However, the flexible nature of these zones requires a basic 
plan of development to be submitted through the zoning application process 
(zoning map amendment) in order to evaluate the comprehensive design 
proposal. It is only through approval of a basic plan, which identifies land 
use types, quantities, and relationships, that a Comprehensive Design 
Zone can be recognized. Therefore, an application must be filed, including 
a basic plan; and the Planning Board must have considered and made a 
recommendation on the zoning application in order for the Comprehensive 
Design Zone to be included within the SMA.

During the comprehensive rezoning, prior to the submission of such 
proposals, property must be classified in a conventional zone that provides 
an appropriate base density for development. In theory, the base density zone 
allows for an acceptable level of alternative development should the owner 
choose not to pursue the full development potential indicated by the sector 
plan. (See Section 27-223(b); Section 27-225(b)(1); Section 27-226(a)(2); 
and Section 27-226(f)(4).)

Existing Zoning 
The sector plan area consists of 19 different zoning categories. The M‑U‑TC 
and U-L-I Zones were created in 1994 and the M-U-I Zone in 2001 to 
guide and promote local revitalization efforts. A summary of these zoning 
categories is in the Guide to Zoning Categories (see Appendix B). An 
inventory of existing and approved zoning is shown in Table 11.
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Map 13: Approved Zoning
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Table 11: Existing and Approved Zoning Inventory
Gateway Arts District (in acres)

Zone Existing Zone Net Change Approved Zoning

R-O-S 149.31 0.00 149.31

O-S 54.29 +2.89 57.18

R-80 47.99 0.00 47.99

R-55 966.72 -8.09 958.63

R-35 23.90 0.00 23.90

R-20 20.77 0.00 20.77

R-T 0.66 -0.66 0.00

R-30 0.28 0.00 0.28

R18 137.77 0.00 137.77

R-10 77.37 -2.89 74.48

C-A 0.94 0.00 0.94

C-O 19.55 +0.14 19.69

C-S-C 33.56 0.00 33.56

C-2 0.48 0.00 0.48

C-M 46.15 -35.11 11.04

M-U-TC 22.25 1.11 23.36

M-U-I 0 +44.71 44.71

U-L-I 46.33 -1.42 44.91

I-1 8.13 -0.68 7.45

I-2 9.36 0.00 9.36

Subtotal 1,665.81 0.00 1,665.81

Right-of-Way 255.34 0.00 255.34

Total 1,921.15 0.00 1,921.15

Source: M-NCPPC, December 2003.
Note: All acreage is approximate.
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Comprehensive Rezoning Changes
The approved zoning for the sector plan area is shown on Map 13. The SMA 
recommends that a Development District Overlay Zone (DDOZ) be applied 
to the entire sector plan area to achieve the plan’s goal to create a focal point 
for arts activities of all types and to attract new artists to live and work in the 
area (see Map 14). The DDOZ is a mapped zone that is superimposed by a 
SMA over other zones in a designated development district and may modify 
development requirements and/or standards within the underlying zones.

To implement the plan’s concept, the SMA recommends seven characters: 
town center, arts production and entertainment, neighborhood arts and 
production, multifamily residential community, traditional residential 
neighborhood, neighborhood commercial, and stream valley park. Each 
character offers its unique functions and opportunities as described in 
Chapter II, Concept Plan.

In the Arts District DDOZ, new development plans and/or redevelopment 
plans are reviewed for compliance with development standards approved in 
the sector plan and the SMA. In most cases, the review will take place in the 
permit review process, with a few exceptions for large tract developments, 
gateway sites, and view terminus sites (see Map 11, Gateway and View 
Terminus Sites), where detailed site plans are reviewed and approved 
by the Planning Board. For those properties within the M-U-TC Zone, 
new development, redevelopment and/or exterior renovations must be in 
conformance with the design guidelines contained in the respective town 
center development plans. These are the Mount Rainier Town Center 
Development Plan, the Brentwood Town Center Development Plan, and the 
Hyattsville Town Center Development Plan (upon approval). All building 
permits must be reviewed by the designated review committee, if one exists, 
prior to submittal for permits or concurrent with the special permit review 
process. The DDOZ only modifies the M-U-TC Zone permitted use tables to 
allow additional arts and arts-related uses. The DDOZ does not modify the 
standards and guidelines contained in M-U-TC development plans. 

General SMA Applicability
Within the multifamily residential community character of the Arts District 
DDOZ, notwithstanding any other provision of the Zoning Ordinance, any 
existing multifamily use on land zoned for multifamily development (R-18, 
R-10, R-30 Zones) with valid apartment licenses issued by Prince George’s 
County or the applicable municipality prior to the adoption of this plan shall 
be deemed permitted and not nonconforming (certified or noncertified). 
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Map 14: DDOZ Boundary
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Table 12B: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

MRTC-1 
Mount 
Rainier 
Town 
Center  

(M-U-TC)

R-55 to M-U-TC .20 acre SMA 5/17/94 — 205NE03

Use and Location: Single-family detached residence, located at the eastern corner of the intersection of 
Eastern Avenue and Otis Street, 3623 Eastern Avenue, also known as Block 11, Lot 26.
Discussion: This property, located at the gateway to Mount Rainier, is currently not part of the M-U-TC. 
Rezoning to the M-U-TC will create an opportunity for redevelopment of this property to a town center 
gateway consistent with the sector plan’s recommendation.

Table 12: Zoning Changes
Gateway Arts District Sector Plan Area

Change  
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

Date Pending 
ZAP

200’ Scale 
Index 
Maps

GAD-1
Gateway Arts 
District

Superimposes DDOZ on R-O-S, 
O-S, R-80, R-55, R-35, R-20,  
R-T, R-30, R-18, R-10, C-A,  
C-O, C-S-C, C-2, C-M, 
M‑U‑TC, M-U-I, U-L-I, I-1, 
I-2 Zones

1,921.15+ SMA 5/17/94 —

204NE03
205NE02
205NE03
206NE02
206NE03
206NE04
207NE03
207NE04
208NE03
209NE03

Use and Location: All properties within the Arts District sector plan/SMA area.
Discussion: The DDOZ is recommended in accordance with the sector plan’s recommendation for promoting 
arts activities of all types and engaging in the revitalization of the four municipalities of  
Mount Rainier, Brentwood, North Brentwood, and Hyattsville.
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Table 12D: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

Date Pending 
ZAP

200’ Scale 
Index 
Maps

MTR-1 
NAP area U-L-I to I-1 .51 acre SMA 5/17/94 — 206NE03

Use and Location: I-1-zoned area is located east of Wells Avenue, TM50, Grid A-4, Lot 28.

Discussion: This is an administrative correction to the zoning map and is not a rezoning. 

Table 12C: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index Maps

MRTC-2 
Mount 
Rainier 
Town 
Center 

R-55 to M-U-TC .28 acre SMA 5/17/94 — 205NE03

Use and Location: A boarded-up house, located at 3210 Perry Street and its adjoining lot (Block 8, Lot 1 and 
part of Lot 2 under two ownerships) are partially used for off-site parking for the pawn shop and are partially 
vacant.
Discussion: These two lots immediately adjoin the existing Mount Rainier M-U-TC but are zoned R-55. The 
existing boarded-up house is dilapidated and would require substantial investment. Rezoning to the M-U-TC 
will create flexible development opportunities for a mixed-use development consistent with the sector plan’s 
recommendation.
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The following specific changes are approved as secondary amendments to 
the Mount Rainier Mixed-Use-Town Center Development Plan and Design 
Guidelines. Ref. Section 27-546.14 (b) (1), (2), (7), (A), (B), (C).

Page 16, overview: All new development and exterior renovations will be 
reviewed to ensure that they meet the design guidelines contained in this 
development plan. As part of this review process, all building proposals must 
be reviewed by the Mount Rainier Town Center Design Review Committee. 
This committee consists of two residents; two persons who (1) own either 
a business or business property within Mount Rainier; or (2) who hold a 
management position at a business within Mount Rainier’s Mixed-Use Town 
Center; two municipal representatives, i.e., individuals who have served or 
currently serve on a recognized municipal body in the city; and a staff liaison 
from The Maryland-National Capital Park and Planning Commission.

Page 39, addition of a fourth guideline regarding color: Two color palettes 
(one artistic, one historic) have been developed and endorsed by the Town 
Center Design Review Committee as suggested color palette options to be 
implemented in the Mount Rainier Mixed-Use Town Center. These color 
palette options were developed to assist businesses and property owners in 
their selection of compatible options that create a harmonious blend of colors 
throughout the Mixed-Use Town Center. Each palette contains five separate 
color options for a base, trim and awning color.

Page 43, addition of guidelines 11 and 12 for signage:

11) A number of sign options have been developed and endorsed by the 
Town Center Design Review Committee as preferred sign options to be 
implemented in the Mount Rainier Mixed-Use Town Center. 

12) All nonconforming signs lacking a legally approved sign permit need to 
be replaced with conforming signs per the Mount Rainier Mixed-Use Town 
Center Development Plan and Design Guidelines.
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Table 12E: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

BAPE-1 
Brentwood Arts 
Production & 
Entertainment 

C-M to M-U-I 1.34 acres SMA 5/17/94 — 205NE03

Use and Location: A church with day care service, a car repair shop, a deli restaurant, vacant parcels, and a 
contractor supplies shop and a warehouse located on the west side of Rhode Island Avenue (US 1) between 
Volta Avenue and Utah Avenue (Holladay Co. Addition to Brentwood Subdivision, Block 23, Lots 43 to 56 
and Parcel 228.
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create flexible redevelopment 
opportunities for mixed-use or residential development along US 1 consistent with the sector plan’s 
recommendation.

Table 12F: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

BAPE-2 
Brentwood Arts 
Production & 
Entertainment 

R-55, C-M to M-U-I 2.69 acres SMA 5/17/94 — 205NE03

Use and Location: Former used car dealership to be developed for artist live/work dwelling units and three 
existing single-family detached houses located on the west side of Rhode Island Avenue (US 1) between 
Utah Avenue and Shepherd Street (Holladay Co. Addition to Brentwood Subdivision, Block 27,  
Lots 1 to 9).
Discussion: Rezoning from the R-55 and C-M Zones to the M-U-I Zone will create flexible redevelopment 
opportunities for mixed-use or residential development along US 1 consistent with the sector plan’s 
recommendation.
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Table 12G: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

NBNAP1 
North 

Brentwood 
Neighborhood 

Arts & 
Production 

R-55, R-T, C-M, U-L-I  
to M-U-I 4.35 acres SMA 5/17/94 — 205NE03

206NE03

Use and Location: A roof repair shop, a contractor supplies store, a refrigeration shop, three single-family 
detached houses, a car repair shop, and vacant parcels located on the west side of Rhode Island Avenue 
(US 1) between the Anacostia River stream valley park and Volta Avenue (Vaden Subdivision, Parcel A; 
Holladay Co. Addition to Brentwood Subdivision, Block A, Lots 16 to 18, Lots 23 to 40, Lots D, E, and 
F, Lots 45A and 46A, Parcel 295, Block 20, Lots 2 to 13; Block 22, Lots 3 to 5, part of Lot 17 and part of 
abandoned 41st Street.
Discussion: Rezoning from the R-55, R-T, C-M and U-L-I Zones to the M-U-I Zone will create flexible 
redevelopment opportunities for mixed-use or residential development along US 1 consistent with the sector 
plan’s recommendation.

Table 12H: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change

Approved 
SMA/ZAP/
SE Number

Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

HTC-1
Hyattsville 

Town Center
C-M and R-55 to M-U-I 1.93 acres A-9715C 5/17/94 — 206NE04

Use and Location: Auto service and repair shops and a used-car sales office and parking lot located on the 
west side of US 1 between Braxton Place and approximately 60 feet north of the intersection of US 1 and 
41st Place (Melrose Park Subdivision, Lots 14-21. 
Discussion: Rezoning from the C-M and R-55 Zones to the M-U-I Zone will create an opportunity 
for redevelopment of these properties for mixed-use development to implement the sector plan’s 
recommendation.
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Table 12I: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

HTC-2
Hyattsville 

Town Center
C-M to M-U-I 1.08 acres SMA 5/17/94 — 206NE04

Use and Location: An awning shop, auto sales and repair shops, an appliance shop, a bail bonds office, an 
antique shop, a barber shop, a beauty salon, and a vacant store located on the west side of US 1 between 
43rd Avenue and 42nd Place (Furmans Addition to Hyattsville and Perkins Addition to Hyattsville, Lots 28, 
29, and part of 30 and Lots 44-56).
Discussion: Rezoning from the C-M to the M-U-I Zone will create an opportunity for redevelopment of 
these properties for mixed-use development to implement the sector plan’s recommendation.

Table 12J: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-3
Hyattsville 

Town Center
C-M to C-O .14 acre SMA — 206NE04

Use and Location: The Hyattsville Justice Center, located on the west side of US 1 between Farragut Street 
and 43rd Avenue (Prince George’s County Justice Center Subdivision, part of Parcel A).
Discussion: Rezoning from the C-M to the C-O Zone will bring this property into conformance with its 
surrounding C-O Zone and is consistent with the sector plan’s recommendation for removing the C-M Zone 
from the Hyattsville town center character.

Table 12K: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-5
Hyattsville 

Town Center
C-M to I-I and M-U-I 9.10 acres SMA — 206NE04

207NE04

Use and Location: Lustine Collision Center, auto service and repair shops, GEICO Direct claim center, 
a welding shop, a sports cards store, an insurance office, and a vacant store located on the east side of 
US 1 between Kennedy Street and Hamilton Street (Registers Addition to Hyattsville, Lots 8-15, Lots 1-5; 
Registers Addition to Hyattsville—Resubdivision of Lot 15; Walkers Resubdivision of Lots C and B  
of Lot 15).
Discussion: Rezoning from the C-M to the M-U-I Zone will create an opportunity for redevelopment of 
these properties for mixed-use development to implement the sector plan’s recommendation.
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Table 12L: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

HTC-6
Hyattsville 

Town Center
C-M and C-S-C to M-U-I 5.20 acres SMA 5/17/94 — 207NE04

Use and Location: A used car dealership located on the east side of US 1 between Kennedy Street and 
Longfellow Street (Registers Addition of Hyattsville Subdivision, Lots D-I, D1 and D2, K-P).
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create an opportunity for redevelopment of 
these properties for mixed-use development to implement the sector plan’s recommendation.

Table 12M: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-7
Hyattsville 

Town Center
C-M to M-U-I 4.46 acres SMA 5/17/94 — 207NE04

Use and Location: Darcars car dealership and Lustine GM parts warehouses located on the east side of US 1 
and north of Longfellow Street (Registers Addition to Hyattsville Subdivision, Lots 16-22).
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create an opportunity for redevelopment of 
these properties for mixed-use development to implement the sector plan’s recommendation.

Table 12N: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-8
Hyattsville 

Town Center
C-M to M-U-I 0.75 acre SMA 5/17/94 — 207NE04

Use and Location: A vacant car dealership building now owned by DeMatha High School and a parking 
lot located at northwest quadrant of the intersection of US 1 and Madison Street (Shepherds 2nd Addition to 
Hyattsville Subdivision, Lots 23-27).
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create an opportunity for redevelopment of 
these properties for a state-of-the-art athletic facility addition to DeMatha High School.
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Table 12-O: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

HTC-9
Hyattsville 

Town Center
C-M to M-U-I 0.81 acre SMA 5/17/94 — 207NE04

Use and Location: A parking lot located in the northwest quadrant of the intersection of Madison Street 
and 44th Street (Shepherds 1st Addition to Hyattsville Subdivision, Lots 10-14).
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create an opportunity for redevelopment 
of these properties for mixed-use development to implement the sector plan’s recommendations.

Table 12P: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ 
Scale 
Index 
Maps

HTC-10
Hyattsville 

Town Center
C-M and C-S-C to 

M‑U-I 7.96 acre SMA 5/17/94 — 207NE04

Use and Location: Lustine car dealership, parking lots, a car wash shop, and a tire service shop located 
on the west side of US 1 between Madison Street and Jefferson Street (Shepherd’s 1st Addition to 
Hyattsville Subdivision, Lots 1-10, Pettits Addition to Hyattsville Subdivision, Lots 1-8 and 17, Parcels 
54-59, 89, 93, and 95).
Discussion: Rezoning from the C-M Zone to the M-U-I Zone will create an opportunity for redevelopment 
of these properties for mixed-use development to implement the sector plan’s recommendations.

Table 12Q: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index Maps

HTC-11
Hyattsville 

Town Center
C-O to R-55 1.12 acres SMA 5/17/94 — 207NE03

Use and Location: Five single-family detached houses on the south side of Gallatin Steet (4303, 
4307, 4309, 4313, 4315). The former single-family detached dwelling known as 4307 is used as a real 
estate management office. (Lots 15-22; 2nd Addition to Hyattsville, Wines and Johnson, Plat A-0917, 
Subdivision 9550, Tax Map 50, Grid C-1).
Discussion: The historic houses along this block are currently used as residences, with the exception of 4307, 
which is a real estate management office. The trend on this block has been converted back to the original 
residential use. The Arts District sector plan will permit the types of low-impact commercial uses in residential 
areas that would be appropriate for this block, while still retaining the primary use and character of the block.
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Table 12R: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

Date Pending 
ZAP

200’ Scale 
Index Maps

HTC-12
Hyattsville 

Town Center
C-O to M-U-I 2.67 acres SMA 4/6/82 — 206NE03

Use and Location: Former City of Hyattsville town offices, also known as Jefferson Commerce Center 
at 4307 Jefferson Street, located on the south side of Jefferson Street approximately 200 feet west of 
US 1. TM 42, Grid C-4, Parcels A and B.
Discussion: Rezoning of these properties to M-U-I will create an opportunity for redevelopment of this 
property that will implement the vision for the mixed-use in the Hyattsville town center character area.

Table 12T: Zoning Changes
Gateway Arts District Sector Plan Area

Change Num-
ber Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-14
Hyattsville 

NRP
R-10 to O-S 2.89 acres SMA 5/23/94 — 206NE04

Use and Location: The City of Hyattsville public works garage and storage yard at 4633 Arundel Place. 
TM 50, Grid C-2, Parcel 49.
Discussion: Rezoning to O-S is in accordance with policy that states public land should be zoned in the 
least intensive or dominant zone of the land wherein it exists.

Table 12S: Zoning Changes
Gateway Arts District Sector Plan Area

Change 
Number Zone Change Area of 

Change
Approved 

SMA/ZAP/
SE Number

 Date Pending 
ZAP

200’ Scale 
Index 
Maps

HTC-13
Hyattsville 

TRN
R-55 to O-S 3.98 acres SMA 4/6/82 — 206NE03

Use and Location: Twenty-one lots located south of Gallatin Street, west of 40th Place, east of 
40th Avenue, constituting the accessory parking lot for the WSSC building. TM 50, Grid B-1, Holladay 
Addition to Hyattsville, Block 1, Lots 23-33, and Lots 52-61.
Discussion: Rezoning to O-S creates the opportunity to expand parkland and reinforce the vision of the 
traditional residential neighborhood character area.
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Map 15
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Map 16
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Map 17
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Map 18
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Map 19
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Map 20
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Map 21
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Map 22
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Map 23
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Map 24
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This illustration shows how the Lustine property on the west side of US 1 in Hyattsville 
could be redeveloped to enhance pedestrianism in the city by following the development 
standards for town center character areas.

Photo of existing condition of Lustine 
property on the east side of US 1 
between Kennedy and Madison 
Streets.
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Development District Standards 

Introduction
The Development District Overlay Zone (DDOZ) is superimposed over the 
Arts District to ensure that the development of land meets the sector plan goals 
and objectives. The Arts District development standards replace the underlying 
zoning regulations except the Mixed-Use-Town Center (M-U-TC) Zone.3

The development district for the Arts District is subdivided into seven 
character areas. (Refer to Map 2, Character Areas.) Each character area 
has its own set of development district standards with the exception of the 
stream valley park character area. These standards implement the concepts 
and recommendations for the six character areas. The standards for each 
character area are organized into site design, building design, and public 
space. Property owners and citizens consulting the standards should review 
the sector plan discussions of goals and recommendations.

Character Area Summary
The sector plan envisions an Arts District that is a focal point for arts 
activities of all types and a place for entertainment and socializing, dining, 
shopping and living. The sector plan sets goals, objectives, and concepts 
based on this vision. The sector plan identifies seven character areas: 
(1) town center, (2) arts production and entertainment, (3) neighborhood 
arts and production, (4) multifamily residential community, (5) traditional 
residential neighborhood, (6) neighborhood commercial, and (7) stream 
valley park. The summary of goals and land use characteristics for the six 
character areas where the standards apply is provided below.

Town Center

Goal
To enhance the walkability of the town centers by creating a framework for 
high-quality, mixed-use, pedestrian-oriented development incorporating 
human-scale buildings, an attractive streetscape, landscaping, and small parks.

3	 The guidelines in the town center development plans for Mount Rainier and 
Brentwood govern development of a property within the M-U-TC Zone. The City of 
Hyattsville has indicated its intention to develop an M-U-TC Zone. Upon adoption 
of the M-U-TC Zone in Hyattsville, the requisite guidelines and standards in the 
adopted town center development plan will supercede the DDOZ standards contained 
herein for those properties zoned M-U-TC. The Arts District development district 
standards may still add and/or eliminate certain uses permitted within the M-U-TC 
Zone regardless of location.
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Land Use Characteristics
The town center character areas overlay historic commercial centers along 
US 1 and adjacent redevelopment areas in the municipalities of Hyattsville, 
Brentwood, and Mount Rainier. Development district standards emphasize 
the creation of a pedestrian-oriented streetscape that will welcome residents 
and visitors, establish a build-to line to ensure a common street wall that 
creates a comfortable sense of enclosure, and minimize total parking 
requirements while encouraging shared parking. The town center character 
area standards do not apply in the M-U-TC Zones where the adopted 
development plan design guidelines prevail. 

The development character supports both a horizontal and vertical mix 
of uses (commercial, residential, civic, arts and entertainment). In particular, 
residential uses above first-floor retail or commercial uses are desired in 
the town centers to infuse the areas with new residents who can enliven 
the streets and support commercial retail. Middle- to high-end housing 
with structured parking is encouraged. Since these areas are envisioned as 
active community and arts centers, arts-related commercial, artist live-work 
space, art studios, craft studios, restaurants, cafés, municipal, civic, and 
entertainment uses are supported in the town centers. 

Arts Production and Entertainment

Goal
To promote the development of a mix of arts-related studio and workshop 
production uses or mixed-use residential loft-style buildings with scattered 
small-scale commercial development. The feel of the area should be functional/
industrial with climatic improvements provided through the addition of trees 
and moderate landscaping. Enhance the safety of the area through design that 
increases natural surveillance and reduces the potential of crime. 

Land Use Characteristics
The arts production and entertainment character areas overlay existing heavy 
and light industrially zoned land. Two of the three locations identified as arts 
production and entertainment character areas are on the east side of US 1. 
The first is between Bunker Hill Road and the Northwest Branch stream 
valley (Wilen Heights industrial area); the second is on the west side of 
Alternate US 1 and the east side of the railroad tracks, north of Armentrout 
Drive (Melrose industrial area). The third area is located in the vicinity of 
Varnum Street and Eastern Avenue.

This development character supports a mix of arts, entertainment, artist 
live/work space, artist heavy production space, small-scale retail and 
commercial businesses and entertainment uses. These areas will primarily 
provide the production facilities for large-scale artistic endeavors within 
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the Arts District and a location for noisier entertainment venues. Attractive 
residential loft space with small-scale retail on the first floor, especially on 
US 1 and Alternate US 1, can provide an enhanced first impression.

Neighborhood Arts and Production

Goal
To develop small-scale, low-traffic generating, production-oriented and 
office/lab-type buildings that support small-scale arts production, live/work 
and start-up businesses. To retain the functional-industrial architectural style 
of the area, while minimizing the visual impact on the adjacent traditional 
residential neighborhoods. 

Land Use Characteristics
The neighborhood arts and production character areas overlay land zoned 
light industrial located in the middle or on the edge of single-family 
residential neighborhoods within the municipalities of Mount Rainier and 
Brentwood. The areas are largely occupied by artist studio space and limited 
industrial uses. 

This development character supports arts production space, artist live/
work space, and small-scale technical research and development flex-
space in underutilized aging industrial buildings that suffer from functional 
obsolescence. This character area discourages industrial and quasi-industrial 
uses that are incompatible to the abutting traditional residential neighborhood 
character areas.

Multifamily Residential Community

Goal
To promote development of high-quality multifamily residential housing 
with auxiliary buildings that will include artist studios for the residents. To 
promote renovation and/or redevelopment and to increase the variety of 
multifamily housing options, especially for artists and their families. To 
enhance safety through the implementation of development district standards 
that increase natural surveillance. To encourage multimodal transportation 
options.

Land Use Characteristics
The multifamily residential community character areas overlay existing 
R-30, R-18, and R-10-zoned land in the municipalities of Hyattsville, 
Brentwood, and Mount Rainier that is developed as multifamily apartment 
buildings, generally within three-quarters of a mile or less of Metro stations 
or a commercial center. This character area may also include underutilized 
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land adjacent to a town center. This development character supports mixed-
income, multifamily residential spaces. It allows accessory buildings to 
be used as studio space for artists, which creates a market niche for artist 
apartment homes with separate studios. 

Traditional Residential Neighborhood

Goal
To promote development of both family- and artist-oriented residential 
development in the R-55, R-35, R-20, and R-T Zones. To preserve the single-
family residential neighborhood character as the anchor of the Arts District, 
while supporting artists who produce and teach from their homes. To enhance 
the “built-in” natural surveillance of public areas by active neighbors on 
porches, in yards, and on the sidewalk.

Land Use Characteristics
Traditional residential neighborhood character areas overlay land zoned 
for attached and detached single-family housing development. The historic 
houses and streetcar suburban pattern of interconnecting narrow streets with 
shaded sidewalks and easy access to town centers and Metro are assets to be 
protected from encroachment or significant loss of integrity. 

This development character reinforces the existing single-family detached 
residential neighborhoods as calm, low-traffic, and child-safe. Although 
the area is zoned residential, fine art and handcraft home occupations are 
permitted. Development district standards retain the block face and scale of 
residential streets, as well as prohibit the paving over of front yards and the 
construction of overly wide driveway aprons. 

Neighborhood Commercial

Goal
To facilitate the development, redevelopment, and renovation of small 
businesses and institutions compatible with the surrounding neighborhoods. 
To encourage convenience services and retail within easy walking distance of 
neighborhoods. To offer opportunities for residential and artist studio spaces 
above ground-story retail. To provide design, landscaping, and screening 
methods to mitigate the impact of neighborhood commercial uses on the 
traditional residential neighborhoods. 
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Land Use Characteristics
The neighborhood commercial character areas overlay a large concentration 
of commercially zoned land on Hamilton Street and scattered properties 
already developed with commercial uses located throughout Hyattsville, 
Brentwood, and Mount Rainier.

This development character provides limited retail services, such as 
specialty or convenience grocery stores, dry cleaners, and similar services 
within walking distance of neighborhoods. It requires compatibility with 
adjacent residential neighborhoods for new development. This character area 
also allows for second-story retail, office, art studio, or residential spaces 
above first-floor commercial uses. New developments place parking behind 
the building.

Applicability of Standards and the Permit and  
Site Plan Review Processes
Development in the Arts District DDOZ is subject to the development district 
standards of the character area within which it is located. To determine the 
character area of a site, refer to Map 2, Character Areas.

All new development, redevelopment, rehabilitation, and renovation of 
existing structures within the DDOZ shall comply with the general intent and 
goals of the development district standards. All applications for subdivision, 
permits for the construction of façade or building additions, renovations 
beyond routine maintenance and repair, signage, parking and loading, and 
fencing on these sites shall comply with the standards. A change from a 
lower intensity to a higher intensity use for new development, as indicated in 
Table II in Section 4.7 of the Landscape Manual, shall also comply with the 
development district standards of this plan. 

Development must show compliance with the standards in the permit 
review process or the detailed site plan review process depending upon the 
following criteria:

	 Subject to Permit Review 
	 Development subject to permit review is required to meet the standards 

labeled with an “X” in the “permit review” column of the development 
district standards table and will be reviewed in a staff-level permit review 
process.  

	 Applicants with sites that are unable to meet all of the permit review 
development district standards may opt to go through a detailed site plan 
review process. The detailed site plan process requires a public hearing 
and offers more flexibility in meeting the standards to bring developments 
into conformance with applicable goals, objectives, and recommendations 
within the plan. The Planning Board may approve modifications of the 
standards per Part 10A, Division 3 due to unique circumstances.
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	 Subject to Detailed Site Plan Review 
	 Development subject to detailed site plan review will be evaluated for 

compliance with all the development district standards. Detailed site plan 
review shall be required for the following:
1.	 Sites over four acres in size.
2.	 Gateway and view terminus sites (refer to Map 11, Proposed 

Gateway and View Terminus Sites.)
3.	 Special permit uses per the use tables.
4.	 Unless otherwise modified by this DDOZ, special exception uses shall 

be considered permitted uses and are subject to a detailed site plan 
review process. The Planning Board shall find in its approval of the site 
plan that the use complies with all applicable development standards, 
meets the general special exception standards in Section 27-317(a) 
1,4,5,6 and conforms to the recommendations in the sector plan. The 
Planning Board may approve a detailed site plan with a condition that 
would regulate business hours of operation for certain businesses.

The following are exemptions from the development district standards:

1.	 Properties Zoned Mixed-Use-Town Center (M-U-TC). Properties 
zoned M-U-TC shall be developed in conformance with the M-U-TC 
development plan and the processes stated therein. However, the Arts 
District development district standards may add and/or eliminate certain 
uses permitted within the M-U-TC Zone. Refer to the Table of Uses 
permitted for the Prince George’s County Gateway Arts District.

2.	 Stream Valley Park Character Area. Properties within the stream valley 
park character area are exempt from the development district standards 
but are required to meet the O-S and R-O-S Zone standards enumerated 
in the Zoning Ordinance. However, the Table of Uses Permitted for the 
Prince George’s County Gateway Arts District does not apply to this area.

3.	 Legally Existing Development. Until a site plan is submitted, all 
buildings, structures and uses that were lawful or could be certified as a 
legal nonconforming use on the date of SMA approval are exempt from 
the development district standards and from site plan review and are not 
nonconforming. If expansion of the use on the existing site is proposed, a 
site plan would be required and all expansion would need to conform in 
order to meet the development standards.

4.	 Legally Existing Parking and Loading. Until a development proposal 
is submitted, all legally existing parking and loading spaces in the 
development district that were lawful and not nonconforming on the date 
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of SMA approval are exempt from the development district standards and 
are not nonconforming and need not be reduced. 

5.	 Multifamily Development. An addition to a multifamily residential 
structure that was lawful and not nonconforming on the date of the SMA 
approval is exempt from the development district standards and detailed 
site plan review if the addition does not increase the gross floor area 
(GFA) by more than 10 percent or 1,000 square feet, whichever is less.

6.	 Nonresidential Development. An addition to a nonresidential structure 
that was lawful and not nonconforming on the date of the SMA approval 
is exempt from the development district standards and DSP review if the 
addition does not increase the gross floor area (GFA) by 10 percent.

7.	 Parking Facilities. Resurfacing, restriping, or adding landscaping to 
parking facilities not required by the standards are exempt from the 
standards and detailed site plan review, if the facilities were lawful 
and not nonconforming on the date of SMA approval and remain in 
conformance with all previously applicable regulations.

8.	 Nonconforming Buildings, Structures, and Uses. 
a.	 Restoration or reconstruction of a nonconforming building or 

structure, or a certified nonconforming use, is exempt from the 
standards and site plan review, if it meets the requirements of Section 
27-243(a)(1) of the Zoning Ordinance.

b.	 Except for improvements listed in the following paragraph, 
“Miscellaneous,” a property owner may not expand a certified 
nonconforming use, or a use or structure that was lawful on the  
date of the SMA approval but does not conform to the standards, 
unless a detailed site plan is approved with findings that the 
expansion is compatible with adjacent uses and meets the goals of 
the sector plan.

9. 	 Miscellaneous. The following are exempt from the development district 
standards and DSP review, if the existing or proposed use is permitted:   
a.	 Permits for alteration or rehabilitation, with no increase of the 

existing gross floor area, including existing porches or decks.
b.	 Canopies.
c.	 Fences for rear and side yards six feet or under and made of wood or 

masonry (not concrete block) are exempt.  Fences and walls in the 
front yard that are four feet or under and made of wood or masonry 
(not concrete block) are exempt.

d.	 Decks and/or porches.
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e.	 Ordinary maintenance and repair, including that on existing porches 
or decks.

f.	 Changes in occupancy.
g.	 Changes in ownership.

10.	Signs.
a.	 Signs for development that do not otherwise require a detailed site 

plan will be reviewed in the permit review process for compliance 
with the development district standards.

b.	 New and replacement signs are subject to the development district 
standards.

c.	 Refacing of an existing sign is subject to the development district 
standards.

The development district standards replace all those contained in the Zoning 
Ordinance and Landscape Manual except (1) where noted for parking 
provision, (2) properties zoned R-80 except with respect to accessory 
buildings containing an artist studio, (3) where noted for home occupation 
signage, and (4) where noted for signage size. If an aspect of the physical 
development of a project is not included in the development district 
standards, the character area goals and the intent statement of these standards 
most closely relating to that aspect shall apply.

Submittal Requirements
Applicants are encouraged to meet with Planning Department staff while 
developing the project concept (well in advance of final plans) to review 
applicable standards, obtain a preliminary evaluation of foreseeable 
conformance issues, and to identify review documentation required. All 
submittals will be reviewed for conformance with the development district 
standards. The recommendations of the Urban Design Section will be 
considered in reviewing plans submitted for detailed site plan. 
Applicants shall submit, as relevant, the following:

1.	 An aerial photograph of the site and a general location map.
2.	 A narrative and graphic description of the proposed development 

including a site plan that clearly identifies: 
a.	 Location of all improvements.
b.	 Build-to lines.
c.	 Overall site dimensions.
d.	 Location of utilities.
e.	 Existing trees (caliper and type).
f.	 Landscaping.
g.	 Paved surfaces and type of paving material.
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h.	 Zoning, existing improvements, streets, alleys, sidewalks, and curb 
lines within 150 feet of the site.

i.	 Existing and proposed rights-of-way and existing street centerline.
3.	 Detailed architectural plans for all elevations, a detailed landscape and 

circulation plan, and a detailed lighting plan.
4.	 Building sections and floor plans that show bathrooms, closets, floor-to-

ceiling heights, and GFA (with the exception of traditional residential 
neighborhood character area locations).

5.	 If adjacent to a single-family residential neighborhood, submit 
photographs and locations of properties within 150 feet that show 
massing, scale, materials, and roof pitches of single-family homes.

6.	 Sign permit applications shall submit both sign details and a graphic 
representation of the location of the proposed sign on the building. 

7.	 A parking schedule and plan.
8.	 Supporting documentation where requested in the development district 

standards (e.g., streetscape or parking provisions).
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