
 

MAYOR AND CITY COUNCIL OF LAUREL 

DEPARTMENT OF ECONOMIC AND COMMUNITY DEVELOPMENT 
 
8103 Sandy Spring Road • Laurel, Maryland 20707 • (301) 725-5300 

Internet Address: http://www.cityoflaurel.org • E-mail: ecd@laurel.md.us 

 
 

November 30, 2022 

 

AGENDA ITEM NO. 4 

 

TECHNICAL STAFF REPORT 

 

 

TO:               City of Laurel Planning Commission 

 

FROM: Joshua Mitchum, Planner II           

 

CASE: Amended Site and Landscape Plan with Special Exception Application No. 936  

 

 

GENERAL INFORMATION 

 

APPLICANT:       Laurel Lakes LLC 

    2800 Quarry Lake Drive, Suite 340 

    Baltimore, MD 21209 

     

OWNER:   Same as Applicant 

     

 

LOCATION:   14398 Baltimore Avenue 

    Laurel, MD 20707  

 

ZONE:      PUD-E Overlay (Planned Unite Development Existing) 

    C-G Underlying Zoning (Commercial General)     

 

REQUESTED ACTION:  Amended Site and Landscape Plan with Special Exception approval to convert the 

existing restaurant pad site into a two-tenant commercial space which includes a 

drive-thru pickup window. 

 

 

  

 

 

 

 

 

http://www.cityoflaurel.org/
mailto:ecd@laurel.md.us
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BACKGROUND INFORMATION: 

 

The Applicant is seeking an Amended Site and Landscape Plan with Special Exception approval to 

convert the existing Potbelly restaurant pad site into a two-tenant commercial space that includes a drive-thru 

pick up window with drive lanes to the site. The site is located at 14398 Baltimore Avenue, zoned PUD-E 

(Planned Unit Development Existing). It has an underlying zoning of C-G (Commercial General). 

 

The abutting properties are zoned as follows: 

 

• North:  Office Building (O-B) 

• South:  Commercial General (C-G) 

• East:   Outside City Boundaries 

• West:  Medium Density Multi-Family (R-18) 

 

The following Departments and Agencies were notified of the application and comments were requested.  See 

below for responses:  

 

 

Department or Agency Comments Received 

 

City of Laurel Department 

of Public Works 

 

 

See comment excerpt below. 

 

City of Laurel Police Chief 

 

 

No comments or issues with the 

application. 

 

 

City of Laurel Department 

of Parks and Recreation 

 

 

No comments or issues with the 

application. 

 

City of Laurel Building 

Official and Fire Marshal 

 

 

No comments or issues with the 

application.  

 

Washington Suburban 

Sanitary Commission 

(WSSC) 

 

 

See attached comments. 

 

Prince George’s County 

Health Department 

 

 

See Attachment. 

Maryland State Highway 

Administration (SHA) 

 

No comments received.  
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Maryland Department of 

Planning  

No comments received. 

 

Maryland-National Capital 

Park and Planning 

Commission (M-NCPPC)  

 

No comments or issues with the 

application. 

 

Prince George’s County 

Department of Permitting, 

Inspections & Enforcement 

(DPIE) 

 

 

 

No comments received. 

 

Prince George’s County 

Public Schools Department 

of Capital Programs 

 

 

 

No comments received.  

 

Baltimore Gas and Electric 

(BGE) 

 

 

No comments received. 

 

Verizon 

  

 

No comments received. 

 

 

 

Department of Public Works memorandum comments, dated 11/28/2022 

 

• No improvements are proposed in the City’s public right-of-way at this time.  If any roadway closures or 

public sidewalk closures are needed for this work, the Applicant must contact our Department (DPW) 

for approval prior to the start of work.  

 

• The Applicant is responsible for repairing any damage that may occur within the public right-of-way.  If 

any utility cuts are to be performed on a City Street, the restoration work must follow the City’s 

standards that require the permanent patches in the cut area with a 2" mill and overlay from curb-to-

curb and a minimum of 25-feet in each direction of the cut.  The scope of the restoration work will be 

determined by DPW.  

 

• It is our understanding that a private contractor will be used for refuse and recycle collection.  If there 

are any changes for the collection in the future, please let us know as soon as possible.  For the medical 

office, please note that DPW does not handle medical waste disposal.  Any medical waste disposal must 

be handled correctly and according to the codes.   

 

• A total of 3 handicapped parking spaces are provided for these 2 units.  With the proposed medical 

office, more handclapped parking spaces could benefit the 2 new development units.  Please make sure 

the striping is provided adequately and safely for this project, especially the crosswalk near the 

handicapped parking spaces.  
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• It is also recommended installing DO NOT ENTER sign, STOP sign, and STOP bars for the 2 drive-

through lanes. 

 

ANALYSIS: 

 

The Applicant is seeking an Amended Site and Landscape Plan with Special Exception approval to 

convert the existing Potbelly restaurant pad site into a two-tenant commercial space that includes a drive-thru 

pick up window with drive lanes to the site. The proposed tenant uses for the site are a medical office and a fast-

food restaurant with the drive-thru pickup window.   

 

Parcel Size: 11,014.06 square feet or 0.253 acres 

Zoning: PUD-E (Overlay) C-G (Underlying) 

Existing Land 

Use: 

Commercial Retail  

Proposed Land 

Use: 

Commercial Retail and Restaurant, drive-thru 

 

 

The below photograph illustrates the site. The blue arrow indicates the proposed location of the proposed 

building alterations. The yellow arrow indicates the location of the proposed drive-thru pick up window. 
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Parking 

 

USE/ADA PARKING SPACES 

REQUIRED 

PARKING PROPOSED 

Restaurant, drive-thru 34 34 

Medical or dental office 38 38 

ADA  3 3 (including 2 van spaces) 

 

 

According to the ULDC Sec. Sec. 20-16.5. - Schedule of parking requirements., a medical office use is required to 

provide one (1) parking space for every 100 square feet of GFA. The Applicant is proposing approximately 3,776 

square feet of GFA for the medical office use, therefore, 38 parking spaces are required.  

 

A restaurant with a drive-thru is required to provide two (2) parking spaces for every three (3) seats in the 

establishment. The Applicant is proposing approximately 50 seats, therefore, 34 parking spaces are required. 

 

In total, the site will be required to have 72 parking spaces to satisfy parking requirements for both uses.  

 

The Applicant is proposing to provide 77 parking spaces, which will satisfy the parking requirements as stated in 

ULDC Sec. 20-16.5. 

 

The Board of Appeals may grant special exceptions for such periods and for the use numerated, and subject 

to the conditions set forth in this division. 

 

Sec. 20-21.01 of the Unified Land Development Code (UDLC) lists five (5) criteria for special exceptions 

generally, which include:   

 

(1) The proposed use is in harmony with the purpose and intent of the comprehensive master 

plan, as embodied in this chapter and in any master plan or portion thereof adopted or 

proposed as part of such comprehensive master plan. 

 

The subject application does not appear to violate or adversely affect the Master Plan 

or portion thereof adopted or proposed as part of such Master Plan. 

 

(2)  The proposed use will not adversely affect the health, safety, or welfare of residents or 

workers in the area; 

 

The subject property is located in a shopping center that is zoned Commercial General (C-G). 

There are no residential properties located in the immediate vicinity. Therefore, the proposed 

use will not adversely affect the health, safety, or welfare of residents or workers in the area. 

The surrounding area already has adequate lighting as a part of the existing shopping center’s 

ongoing compliance with its master site plan. 

 

(3) Will not be detrimental to the use, peaceful enjoyment, economic value, or development of 

surrounding properties or the general neighborhood; and will cause no objectionable noise, 

vibrations, fumes, odors, dust, glare or physical activity; 

 

The proposed use will not be detrimental to the use, peaceful enjoyment, 
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economic value, or development of surrounding properties of the general 

neighborhood. As opposed to a more traditional drive-thru window (where 

orders are placed at an order board or loudspeaker and cars are stacked 

while waiting for their meal) the proposed pick-up window will only be 

available for pre-ordered items online and would not have an order board 

or intercom. 

 

(4) Will not, in conjunction with existing development in the area and development permitted 

under existing zoning, overburden existing public services and facilities, including schools, 

police and fire protection, water, sanitary sewer, public roads, storm drainage and other 

public improvements; and 

 

The proposed use will be established on an existing property therefore the use will not 

overburden existing public services and facilities, including schools, police and fire protection. 

 

(5) The proposed use meets the definition and specific standards set forth elsewhere in this 

article for such particular use. 

 

The proposed drive-thru use appears to meet the definition and specific standards set forth 

elsewhere in this article.  

 

Sec. 20-22.31. - Drive-in, carryout, or fast-food restaurant. 

 

In a C-G or C-SH zone, a drive-in, carry-out, or fast-food restaurant may be allowed, upon a finding, in 

addition to the requirements of Sections 20-21.1 and 20-22.1 that:  

 

(a) The use will not constitute a nuisance because of noise, illumination, fumes, odors, or physical 

activity in the location proposed.  

 

The proposed pick-up window will be located outside of the primary routes of pedestrian circulation. 

The Applicant states that the proposed pick-up window will only be available for pre-ordered items 

online and would not have an order board or intercom, thus, greatly reducing the need for car stacking.  

(b) The use at the proposed location will not create a traffic hazard or traffic nuisance because of its 

location in relation to similar uses, necessity of turning movements in relation to its access to 

public roads and intersections, or its location in relation to other buildings or proposed buildings 

on or near the site and the traffic patterns from such buildings or cause frequent turning 

movements across sidewalks and pedestrian ways, thereby disrupting pedestrian circulation 

within a concentration of retail activity. 

  

The proposed location for the pick-up window will not create a traffic hazard or traffic nuisance 

because of its location in relation to similar uses, necessity of turning movements in relation to its 

access to public roads and intersections, or its location in relation to other buildings or proposed 

buildings on or near the site and the traffic patterns from such buildings or cause frequent turning 

movements across sidewalk and pedestrian ways, thereby disrupting pedestrian circulation with a 

concentration of retail activity. 
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(c) Pre-empt frontage on any highway or public road in such manner so as to substantially reduce 

the visibility and accessibility of an interior commercial area zoned or proposed for commercial 

use which is oriented to the same highway or public road.  

 

The proposed pick-up window, on the rear of the building, and location of the existing building has no 

bearing on the visibility or accessibility of any adjacent businesses or (future) proposed commercial 

uses. 

 

(d) When such use abuts a residential zone or institutional premises not recommended for 

reclassification to commercial or industrial zone on an adopted Master Plan and is not effectively 

screened by a natural terrain feature, the use shall be screened by a solid wall or a substantial, 

sightly, solid fence, not less than five (5) feet in height, together with a planting strip on the 

outside of such wall or fence, planted in shrubs and evergreens three (3) feet high at the time of 

original planting and which shall be maintained in good condition. Location, maintenance, 

vehicle sight distance provisions, advertising, and parking areas pertaining to screening shall be 

as provided for in other sections of these regulations.  

 

Not applicable. 

 

(e) Signs, if erected, shall be in conformance with Division 7 of this article, and such signs, product 

displays, parked vehicles and other obstructions which adversely affect visibility at intersections 

or at entrances and exits to and from such use shall be prohibited.  

 

The Applicant states that there are no signs, product displays, parked vehicles, or other obstructions that 

would adversely affect visibility at intersections or entrances and exits. 

 

(f) Lighting, including permitted illuminated signs shall be arranged so as not to reflect or cause 

glare into any residential zone.  

 

The property is not in close proximity to any residential zone. The Applicant states that all proposed 

lighting and permitted illuminated signs shall be arranged as not to reflect or cause glare into any 

residential zone. 

 

(g) When such use occupies a corner lot, the ingress or egress driveways shall be located at least 

twenty (20) feet from the intersection of the front and side street lines of the lot, as defined in 

Section 20-1.7.  

 

The Applicant states that all ingress or egress driveways shall be located at least twenty (20) feet from 

the intersection of the front and side street lines of the lot. 
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(h) A preponderance of evidence of record indicates that:  

(1)  A need exists for the proposed fast-food, drive-in, or carryout restaurant for service to the 

population in the community considering the present availability of such use to the 

community.  

 The restaurant pad site is existing. The Applicant states that the proposed renovations will allow 

the site to modernize and provide efficient service to the community.   

 

(2)  A need exists for the proposed restaurant due to an insufficient number of similar uses 

presently available to serve existing population concentrations in the City.  

 The restaurant pad site is existing.  The Applicant states that the proposed renovations are 

functional in nature and will allow the restaurant to modernize and continue to provide sufficient 

service to its patrons. 

(3)  The use at the proposed location will not result in a multiplicity or saturation of similar 

uses in the same general neighborhood of the proposed use.  

 The proposed medical office and restaurant with drive-thru use at the location will not result in a 

multiplicity or saturation of similar uses.   

 

 

RECOMMENDATION: 

 

 It is recommended that the Planning Commission RECOMMEND APPROVAL of Amended Site and 

Landscape Plan with Special Exception Application No. 936, to the City of Laurel Board of Appeals, with the 

following conditions: 

 

1. The Applicant shall obtain all required City of Laurel building and sign permits. 

 

2. The Applicant shall comply with all federal, state, and local laws and regulations for protection of the use 

of the property. 

 

 

ATTACHMENTS: 

 

1. Site Plan (Existing and Proposed) 

2. Statement of Justification  

3. Traffic Study 

4. Prince George’s County Health Department comments 

5. WSSC comments 

 

REVIEWED 

 

 

_________________________ 

Robert Love, Director 


