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Overview
In 2010, the Prince George’s County Council approved the
Subregion 4 Master Plan and Sectional Map Amendment
(SMA), which establishes the land use and development
policies within the Subregion 4 planning area. The Subregion 4
planning area covers a 29-square-mile area that encompasses the
communities that are located in the center of the county from
the District of Columbia boundary on the west, the Capital
Beltway on the east, US 50 and the Metro Orange Line Corridor
on the north, and Suitland Parkway on the south.
The goals and policies outlined in the Subregion 4 Master Plan
implement the vision and goals recommended by the 2002
Approved Prince George’s County General Plan. The 2002 General
Plan designates Subregion 4 as an area located within the
Developed Tier, which places special emphasis on policies that
will strengthen neighborhoods, support economic development
along corridors, capitalize on transportation investments, and
encourage transit-supporting, mixed-use, pedestrian-oriented
neighborhoods.
The Subregion 4 Master Plan further highlights the General
Plan’s goals by recognizing that the Central Avenue-Metro Blue
Line Corridor presents significant transit-oriented development
(TOD) and economic investment potential for the county.
Transit-oriented development locates a mix of uses (commercial,
retail, institutional, and residential) around transit stations and
creates a variety of economic, social, and environmental benefits
for established communities.
Creating TOD areas provides communities with long-term social,
economic, and environmental benefits, such as revitalizing aging
commercial centers, increasing pedestrian mobility and public
safety, reducing vehicle trips, providing a variety of housing
choices, spurring job growth, and decreasing infrastructure
costs. Through ongoing private and public partnerships, transitoriented development will enable neighborhood lifestyles; a
mixture of shopping, restaurant, recreational, and entertainment
options; and diversified employment opportunities.
The Central Avenue-Metro Blue Line Corridor, a major
transportation corridor within the heart of Prince George’s
County, has played a significant role in the social and economic
growth and physical transformation of the county for over 100
years. Central Avenue opened in the late nineteenth century
as an important roadway for trade between rural Maryland
and the District of Columbia. Its original streetcar rail line
transported workers from their bedroom communities into

downtown D.C. until the mid-twentieth century, and today,
the corridor features four Metro Blue Line rail stations, two of
which opened within the past ten years (see Figure 1). These
investments in transportation facilitated the development that
exists along the corridor today, which consists of traditional
suburban residential neighborhoods, auto-oriented commercial
centers, and industrial development.
At this moment, Prince George’s County is poised to benefit
from the growth and investment potential that can be generated
by TOD around the four Metro rail stations: Capitol Heights,
Addison Road-Seat Pleasant, Morgan Boulevard, and Largo
Town Center. Given their distinct characteristics and the
specific character and needs of the surrounding communities,
each station has a unique opportunity to realize the county’s
TOD goals.
The Central Avenue-Metro Blue Line Corridor presents a
number of distinct opportunities and advantages:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Four Metro Blue Line rail stations.
Commercial development potential due to neighborhoods
underserved by retail establishments.
FedEx Field, which hosts corporate, social, and sporting
events, concerts, and trade shows.
Employment and residential spillover from the District of
Columbia.
Walkable, urban character and street grid in Capitol Heights
and Seat Pleasant.
Traditional architectural design in residential neighborhoods.
Convenient access to transportation connections to reach
national and international destinations.
Approximately 171 acres of vacant/undeveloped land.
Presence of public parks, recreational facilities, and wooded
areas.
The Chesapeake Beach Rail Trail currently in construction.
Eight shopping centers.
Potential for cultural and entertainment venues.
An inventory of approximately 3.7 million square feet of
industrial and commercial office leasable space.
Potential for quality commercial services.
Well-established, stable neighborhoods.
Potential for creating safe pedestrian access to Metro
stations.
Historic resources that connect residents to their cultural
heritage.

Successful and equitable TOD along the Central Avenue-Metro
Blue Line Corridor can occur through the collaboration of

Figure 1: Washington Metropolitan Area Transit Authority (WMATA) Map

community stakeholders, private sector and public sector
partners who are dedicated to the vision for the area and the
future of Prince George’s County.
The Subregion 4 Central Avenue Metro Blue Line Corridor
Transit-Oriented Development Implementation Project will
carry out the goals and vision from the Subregion 4 Master
Plan by facilitating and focusing community and economic
development resources to promote mixed-use development

around the corridor’s Metro stations, strengthen and support
local businesses, improve pedestrian safety and Metro access,
and conserve well-established neighborhoods. Additionally, this
project will pursue the goals defined through Envision Prince
George’s to ensure the long-term success of the county.
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Introduction
Project Area
The Subregion 4 Central Avenue-Metro Blue Line Corridor
TOD Implementation Project area is located in Prince George’s
County, adjacent to the District of Columbia. Central Avenue is
a key gateway and major transportation corridor. The corridor
is approximately four miles long and includes properties on and
near Central Avenue and the four Metro Blue Line stations.
From west to east, the stations are Capitol Heights, Addison
Road-Seat Pleasant, Morgan Boulevard, and Largo Town Center.
Largo Town Center, the final stop on the Blue Line, is the station
east of Morgan Boulevard outside of the Capital Beltway. FedEx
Field, home of the Washington Redskins National Football
League team, is located approximately one mile north of the
Morgan Boulevard Metro Station. The land within the corridor
is under the purview of several jurisdictions, including Prince
George’s County, the City of Seat Pleasant, and the Town of
Capitol Heights. Central Avenue/East Capitol Street Extended
(MD 214) is a state road, maintained by the Maryland State
Highway Administration.
Subregion 4 Central Avenue-Metro Blue Line Corridor TOD
Implementation Project
In recognition of the vital role that the Central Avenue-Metro
Blue Line Corridor will play in the county’s and the region’s
long-term growth, the Subregion 4 Master Plan includes the
goals of “supporting economic vitality” and “providing a unique
identity” for the corridor.
The Subregion 4 Central Avenue-Metro Blue Line Corridor
TOD Implementation Project will adhere to these goals by
defining more detailed recommendations, strategies, programs,
projects, and actions to promote TOD at the corridor’s Metro
station areas. The implementation project will highlight TOD
as a means of enhancing the identity of the communities
surrounding the stations, meeting the needs of the area
residents for greater access to goods and services, and providing
opportunities for new commercial and office development at
the stations, which are significant steps toward implementing
the recommendations outlined in the Subregion 4 Master Plan.
The implementation project consists of five interrelated
components with a focus on supporting TOD along the
corridor. These projects include:
•

2

Community Outreach: a comprehensive outreach program
to actively engage residents, property and business owners,
and elected officials.
|

•

Station Access, Pedestrian Safety, and Streetscape
Improvements: provides analysis of pedestrian safety and
Metro station accessibility for the Central Avenue corridor
and makes specific recommendations for infrastructure
improvements.

•

Marketing and Economic Development: develops and
identifies strategies to retain existing businesses and increase
economic opportunities conducive to TOD.

•

Neighborhood Conservation: defines conservation and
improvement strategies for neighborhoods within one-half
mile of the Metro stations.

•

Corridor Sector Plan and SMA: examines a set of regulatory
tools to identify methods to achieve the desired quality
and density of development and appropriate mix of uses
along the corridor.

Purpose of the Summary and Assessment of TOD Plans and
Design Standards Report
One approved transit district development plan (TDDP) and
two approved sector plans are encompassed within the boundary
for the Subregion 4 Master Plan. They are the 2008 Capitol
Heights Transit District Development Plan and Transit District
Overlay Zoning Map Amendment (Capitol Heights TDDP), the
2000 Approved Sector Plan and Sectional Map Amendment for
the Addison Road Metro Town Center and Vicinity (ARM), and
the 2004 Approved Sector Plan and Sectional Map Amendment
for the Morgan Boulevard and Largo Town Center Metro Areas
(MORLAR). Each of the plans establishes an associated Transit
District Overlay Zone (TDOZ) or Development District
Overlay Zone (DDOZ) that establishes the urban design and
street section standards to help support the vision of each of

these plans. The urban design and street section standards
established in the 2010 Approved Subregion 4 Master Plan and
Sectional Map Amendment do not override the standards found
in the TDOZ and DDOZs of the three underlying plans. In
terms of the urban design and street section standards, the
TDOZ and DDOZs not only have some similarities but also
have some vast differences.

Capitol Heights Metro Station

Morgan Boulevard Metro Station

Addison Road-Seat Pleasant Metro Station

Largo Town Center Metro Station

The purpose of The Central Avenue-Metro Blue Line Corridor
Summary and Assessment of the TOD Plans and Design Standards
Report is to analyze and compare the key urban design and street
section standards of the existing TDOZ and DDOZs along the
Central Avenue corridor, determine any inconsistencies between
the major components of these overlay zones, and, finally,
determine how the key urban design and street components

This project will be carried out during two fiscal years (FY 2011
and FY 2012) and implemented over the course of three phases.
Each phase (Corridor Conditions and Assessment, Corridor
Potential and Priorities, and Implementation Plan) will focus on
the specific goals, activities, and work products associated with
the project’s five, interrelated components (see Figure 2 page 3).
The Subregion 4 Central Avenue-Metro Blue Line Corridor
TOD Implementation Project will culminate in the completion
of a sector plan and SMA for the corridor area.
Phase 1 focuses on preplanning for the corridor and assessment
of its existing conditions. This phase will produce various
reports related to transit-oriented development, neighborhood
conditions, an analysis of design and development standards,
and a pedestrian access and mobility study.
Phase 2 emphasizes the potential and priorities for future
development within the corridor. Activities within this phase
include a TOD public education campaign; the identification
of corridor advantages, assets, and investment opportunities;
and, finally, the development of neighborhood conservation
and improvement strategies.
Phase 3 concentrates on the development of the corridor sector
plan and SMA by drawing on the work produced in the first two
phases. The sector plan and SMA will make recommendations
and outline strategies pertaining to land use, transportation,
economic development, TOD, and zoning.

Summary and Assessment of the Corridor TOD Plans and Design Standards

may be standardized in order to implement the consistent
TOD vision outlined for the Central Avenue Corridor in the
Subregion 4 Master Plan. The initial recommendations of key
standardizations are made in the conclusions section of this
report and will help inform the future SMA phase of the work
program.

Background
In order to gain a better understanding of the existing urban
design and street section standards at the four Metro Blue Line
stations, it is necessary to first examine how these plans relate
to the 2002 General Plan, TDOZs and DDOZs, and TOD.

2002 General Plan
The purpose of the 2002 General Plan is to provide broad
strategies to guide the future growth and development of the
county. The background information on the four SMAs, which
have been completed along the Central Avenue Corridor, refine
the policies set forth in the 2002 General Plan and are described
in greater detail in The Central Avenue-Metro Blue Line Corridor
Resource Report.

Tier. Capitol Heights and Addison Road-Seat Pleasant Metro
stations, specifically, are located in the Developed Tier.

The 2002 General Plan designates three policy tiers in the
county with unique characteristics and opportunities. They
are the Developed Tier, the Developing Tier, and the Rural Tier
(see Figure 3 on page 4). All four Central Avenue Metro Blue
Line stations are located in either the Developed or Developing

The Developing Tier encompasses the county’s midsection and
has been the focus of mostly residential suburban expansion.
The plan vision for the Developing Tier is to maintain a pattern
of low- to moderate-density suburban residential communities,
distinct commercial centers, and employment areas that are
increasingly transit serviceable.

July 2010–May 2011
Phase 1

Phase 1: Corridor Conditions and Assessment
• Corridor Conditions and Implementation
Resource Report.
• Neighborhood Conservation Report.
• Corridor Design and Development Standards
Assessment.
• TOD Mobility—Pedestrian Safety and Access.
- Complete Phase 1 (Western corridor and Metro
stations).
- Initiate Phase 2 (Eastern corridor and Metro
stations).

April 2011–December 2011
Phase 2

Phase 2: Corridor Potential and Priorities
• TOD Public Education.
• Corridor Economic and TOD Potential and
Priorities.
• Neighborhood Revitalization Opportunities and
Priorities.
• TOD Mobility—Pedestrian Safety and Access.
- Complete Phase 2 (Eastern corridor and
Metro stations).
- Initiate Phase 3 (Corridorwide).

January 2011–June 2012
Community Engagement

Figure 2: Subregion 4 TOD Implementation Project Work Program (FY 2011 and FY 2012)

The Developed Tier, which is mostly found inside the Beltway,
is the most urbanized and intensely developed of the three
tiers. The plan vision for this tier is a network of sustainable,
transit-supporting, mixed-use, pedestrian-oriented, medium- to
high-density neighborhoods.

October 2011–June 2012
Phase 3

Phase 3: Implementation Strategies (Sector
Plan and Sectional Map Amendment)
• Corridor Economic Development Strategies.
• TOD Strategies.
• Neighborhood Revitalization Strategies.
• Corridor Urban Design Strategies.
• TOD Mobility—Pedestrian Safety and Access.
Improvement Strategies—Complete Phase 3
• Sectional Map Amendment (SMA)
- Supporting Zoning and Design Standards

The Rural Tier includes the eastern and southern portions of the
county. With its still-productive farmlands, extensive woodlands,
and wetlands, the Rural Tier is the most scenic tier. The plan
vision for the Rural Tier is protection of large amounts of land
for woodland, wildlife habitat, recreational and agricultural
pursuits, and preservation of the land’s existing rural character
and vistas.
In addition to the three policy tiers, the 2002 General Plan
designates centers and corridors where more intense development
is encouraged to take advantage of public investments in
transportation facilities. Centers are categorized into three
types: metropolitan, regional, and community centers (see
Figure 4 on page 5), and corridors are categorized into two
types: Developed Tier Corridors or Developing Tier Corridors.
Each center and corridor promotes mixed-use development at
various densities and intensities in context with surrounding
existing neighborhoods and with a strong emphasis on transitoriented design (see Tables 1 and 2 on page 4).
Metropolitan centers have a high concentration of land uses
and economic activities that attract employers, workers, and
customers from other parts of the metropolitan Washington
area, such as large government services or major employment
centers, major educational complexes, or high-intensity
commercial uses. It is envisioned that there should be 100
employees per acre at metropolitan centers, and the residential
and nonresidential uses have the highest minimum residential
densities and nonresidential intensities of the three center
classifications.
Regional centers are locations for regionally marketed
commercial and retail centers, office and employment areas,
some higher educational facilities, and possibly sports and
recreational complexes primarily serving Prince George’s
County. It is envisioned that there should be 50 employees per
acre at regional centers. Additionally, high density residential
and nonresidential uses, slightly less intense than metropolitan
centers, may be located at regional centers, if the needed public
services and facilities are provided (i.e., mass transit systems).
Community centers, which are the least intense center
classification in the 2002 General Plan, are concentrations
of activities, services, and land uses that serve the immediate
community near these centers. Centers should include integrated
commercial, office, and residential development. It is envisioned
that there should be 25 employees per acre at community
centers. The Capitol Heights and Addison Road-Seat Pleasant
Metro stations are designated as community centers by the
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Figure 4: Centers and Corridors along Central Avenue

another (see Appendix on pages 28 and 29). These TDOZs and
DDOZs are located primarily inside the Beltway. They may
also include subareas or character areas with additional unique
standards.
Approved Plans and TOD
Transit-oriented development is predicated on creating walkable
neighborhoods. With many TOD initiatives, it is important that
intense development occur within a 1/4- to 1/2-mile distance

of a transit station entrance, since this is the typical distance a
person will comfortably walk in five to ten minutes. The plan
boundary areas for all four Metro stations along the Blue Line
are mostly located within a ten minute walk of their respective
Metro station entrance. Additionally, the Capitol Heights
and Addison Road-Seat Pleasant Metro Stations are further
interconnected due to their overlapping radii.

The Addison Road-Seat Pleasant plan, which was developed two
years prior to the 2002 General Plan, makes no direct reference
to TOD. On the other hand, the Capitol Heights, Morgan
Boulevard, and Largo Town Center plans were developed after
the 2002 General Plan and make TOD a primary focus. All
four Metro stations, which have been designated as Centers by
the 2002 General Plan, were designed to capitalize on existing
infrastructure by locating homes, jobs, and shopping close to
the Metro and have urban design standards intended to help

realize their particular plan’s vision. A review of each plan’s vision
on the following pages will give a better understanding of how
the vision influences the urban design standards of each plan.

Summary and Assessment of the Corridor TOD Plans and Design Standards
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Capitol Heights Transit District Development
Plan (2008)
Plan Summary
The Capitol Heights TDDP (see Figure 5) envisions the
Town of Capitol Heights with a new, mixed-use center at the
Metro station and a revitalized business district along Old
Central Avenue (MD 332). Specifically, it is foreseen that
the Capitol Heights TDDP will have moderate- to higherdensity development located within an easy walk of the Metro
station, generally with a mix of residential, employment, and
shopping opportunities. While the Capitol Heights TDDP
will accommodate the automobile, the built environment will
incorporate the needs of pedestrians and bicyclists and promote
the use of public transportation. The intensity of development
will be sufficient to provide riders for mass transit. The projected
buildout plan has approximately 1,500 dwelling units in a

Capitol Heights Metro Station Surface Parking Lot
Legend
Existing Buildings
New Buildings
Transit District Overlay Zone (TDOZ)

Existing Residential Adjacent to the Metro Station Area

6
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Figure 5: Capitol Heights TDDP Illustrative Site Plan

Summary and Assessment of the Corridor TOD Plans and Design Standards

diversity of building types; 290,000 square feet of office and
retail space providing potentially 558 jobs; an extensive system of
parks and open space; and a finely balanced street and circulation
network that maximizes accessibility while promoting streets
as places of shared use.
Character Areas
Character areas are essential components of the Capitol Heights
TDDP. The plan envisions five distinct character areas (see
Figures 6-10) in the Capitol Heights TDOZ: Metro station core,
Metro station edge, main street, medium-density residential
edge, and urban neighborhood—single-family detached. A sixth
character area category (suburban neighborhood single-family
detached) identified in the Capitol Heights TDDP Plan was
eliminated by the approved Subregion 4 Master Plan, which
rezoned this sixth character area from RR (rural residential) to
RT (townhouse). The properties formerly designated under
this character area have been redesignated as part of the
medium-density residential edge, where townhouse units will
predominate.

Main Street
The main street character area (see Figure 8) is envisioned
having pedestrian-friendly neighborhoods serving office and
retail businesses that occupy the ground floors of buildings
lining Old Central Avenue and Capitol Heights Boulevard.
The upper floors of these buildings will have a mix of office
and residential uses.
Medium-Density Residential Edge
The medium-density residential edge character area (see
Figure 9) is envisioned as an area of townhouse (single-family
attached) units.
Urban Neighborhood Single-Family Detached
The plan envisions the urban neighborhood single-family
detached character area (see Figure 10) as retaining its smalltown, residential elements. This character area contains the
existing single-family, detached residences that comprise roughly
half of the Capitol Heights TDOZ area. Scattered infill, singlefamily-detached units are recommended for this character area.

N

Overall, the distinctive and attractive physical appearance of
the five character areas is designed to encourage walkability and
reinforce Capitol Heights’ distinctive, small-town sense of place.

Figure 6: Metro Station Core

N
Figure 7: Metro Station Edge

Metro Station Core
The Metro station core character area (see Figure 6) is
envisioned as the most active and intensively developed
character area within the Capitol Heights TDOZ. It is
to contain the most diverse development mix and tallest
buildings, including mid- to high-rise residential units, office
space, public parking, retail, and a new central square.
Metro Station Edge
The Metro station edge character area (see Figure 7), which is
divided into two separate locations, serves as a buffer between
the intensely developed Metro station core and the lower-density
residential and mixed-use areas to the south and east. The area
will contain a balanced mix of residential and office/retail
uses. Residential uses will be mostly townhouses and mid-rise
multifamily units. Nonresidential uses will consist of low-rise
buildings with ground-floor retail space. Ground-floor retail
and office space may also be provided in some multifamily
residential buildings.

N
Figure 8: Main Street

N
Figure 9: Medium-Density Residential Edge

N
Figure 10: Urban Neighborhood Single-Family Detached

Summary and Assessment of the Corridor TOD Plans and Design Standards
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Addison Road Metro Town Center and
Vicinity Plan (2000)
Plan Summary
The 2000 Approved Sector Plan and Sectional Map Amendment
for the Addison Road Metro Town Center and Vicinity covers a
3.6-square-mile area in the immediate vicinity of the Metro
station entrance. The Addison Road Metro (ARM) area is
generally bounded by MD 704 on the north, Hill Road and
the power lines that run parallel to Shady Glen Drive on the
east, Walker Mill Road on the south, and Rollins Avenue and
the Palmer subdivision on the west (see Figure 11). Within the
ARM plan area, there is a 244.3-acre, town center area that is
the focus of potential Metro-related development.
The town center area currently contains scattered residential,
strip-commercial development, and vacant land along MD 214
and Addison Road. The transformation of the town center
area from rural to a suburban community allowed for an
uncoordinated development pattern to emerge over time that
is similar to disjointed commercial development found in many
communities throughout the county and the region. The area
does not have a defined center and is highly auto oriented.
Table 3: Existing and Proposed Land Uses in the Town Center
Existing Land Uses
Land Use

Proposed Land Uses

Total
Acres

Percent
of Total

Total
Acres

Percent
of Total

Residential

27.3

11.2

76.3

31.1

Commercial
& Employment

31.1

12.7

44.3

18.2

Public/QuasiPublic

35.8

14.7

65.3

26.8

Undeveloped
Area

130.1

53.3

N/A

N/A

Internal Subarea
Rights-of-Way

N/A

N/A

38.4

15.8

MD 214/
Addison Road
Rights-of-Way

20.0

8.1

20.0

8.1

Total

244.3

100.0

244.3

100.0

Source: This table is based on the text found in the 2000 Approved Sector Plan and
Sectional Map Amendment for the Addison Road Metro Town Center and Vicinity.
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Based on natural and man-made features, the town center area
is subdivided into eight subareas (see Figure 12). According
to the plan, the three primary focus areas—Metro north,
Addison Plaza Shopping Center, and Metro west—are located
within a ten-minute walk of the Metro station and have good
vehicular access and visibility. The secondary focus areas provide
locations for residential and limited service, commercial uses
supportive of the primary focus of the town center. The ARM
Plan recommends higher intensities of development than what
currently exists, in order to build a more livable, sustainable
community (see Table 3).
Subareas
As previously noted, the town center area is divided into eight
subareas: Addison Plaza west, MD 214/Addison Road, Metro
west, Metro north, Addison south, Metro station, Barber
Village, and Central east. According to the ARM Plan, each of
these areas has a unique vision, several of which are depicted
in Figures 13-16 on page 9.
Addison Plaza West
This subarea (see Figure 13 on page 9) retains the Addison Plaza
Shopping Center, the Addison Road Shell gas station, the Seat
Pleasant City Hall, and four existing single-family, detached
residences on Baltic Street. New low-scaled, single-family
residential is recommended for the remainder of the subarea.
This new residential development would not be oriented toward
Central Avenue.

N
Figure 11: Boundaries of the ARM Plan

MD 214
Addison
Road

MD 214/Addison Road
This subarea deals with streetscape improvements along Central
Avenue. Specifically, the suggestion for this subarea is the
reduction in the number of driveways along this major corridor,
the widening of the median, and the signalization of critical
intersections (i.e., Central Avenue and Cabin Branch Road).

Metro
North

Metro
West

Metro
Station

Barber
Village

Central
East

Addison
South

Metro West
In this subarea (see Figure 14 on page 9), Old Central Avenue
is recommended to be vacated. A new, large, six-block grid is
recommended throughout the subarea. The major density of
the Metro west subarea is located away from the Metro station
because the homes along Zelma Street are recommended to be
preserved. The primary retail street in the subarea is located on
an L-shaped boulevard that lines up with the Addison Road
Shopping Center entrance and wraps behind the residences
along Zelma Street, ultimately turning at a 90-degree angle,
aligning with the Metro drive entrance. The Lyndon Hill
Elementary School site is to be preserved.

Summary and Assessment of the Corridor TOD Plans and Design Standards

Addison
Plaza
West

N

Figure 12: Town Center Focus Areas and Subareas

Metro North
The gas station, convenience store, and car care center located
at either end of the Metro north subarea are recommended to
remain (see Figure 15). New infill development, with multiple
parking lots and driveways along Central Avenue, will be built
between these buildings.
Addison South
High-quality, single-family, attached and detached residential
uses are planned for the Addison south subarea (see Figure 16).
A small park and playground is recommended to be centrally
located in the subarea. The southernmost portion of the
subarea that contains woodlands and steep slopes is to remain
undeveloped.
Metro Station
The Metro station subarea is envisioned as a place where air-rights
development may occur with the successful implementation of
the town center area across Addison Road.

Addison Plaza Shopping Center

Barber Village
It is envisioned that the Barber Village subarea will consist of
single-family, detached residential land uses. The single-family
residences will not be oriented toward Central Avenue and
Cindy Lane. Optional development may include a federal
facility, medical center, or elderly housing.

N

N

Central East
There were no major redevelopment changes discussed for the
Central east subarea in the ARM Plan.
Figure 14: Metro West

N
Figure 13: Addison Plaza West

Figure 16: Addison South

Addison Road-Seat Pleasant Metro Station Garage and Lot

N
Figure 15: Metro North

Existing Residential Neighborhood Adjacent to the Metro Station Area

Summary and Assessment of the Corridor TOD Plans and Design Standards
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SMA for the Morgan Boulevard and Largo
Town Center Metro Areas (2004)

areas. The plan does not designate subareas for the Central
Avenue Corridor node.

Plan Summary
The MORLAR Plan encompasses approximately five square
miles or 3,178 acres. The areas of focus in the study area are the
Morgan Boulevard Metro core area (184 acres), the Largo Town
Center Metro core area (263 acres), and the Central Avenue
Corridor node area (47 acres).

Morgan Boulevard Subareas
Morgan Boulevard, which is a regional center, is envisioned as
a horizontal and vertical mix of residential and nonresidential
uses that are oriented to the Metro station. Development
should be compatible with the surrounding neighborhood.
There should be attractive and safe, pedestrian linkages to the
core area from the surrounding neighborhoods and commercial
areas, along with opportunities for relaxation and recreation
use. The Morgan Boulevard area is divided into five subareas
(see Figure 18).

The Morgan Boulevard core area (see Figures 17 and 18)
includes properties that are in proximity to the Metro station,
generally within one-third of a mile of the station. The core area
is undeveloped, with the exception of the two residential sites
north of the Metro station, which are the Victory Promenade
townhouse and the Camden Summerfield multifamily
developments.
The Largo Town Center Metro core area (see Figure 19)includes
properties that are generally within one-third of a mile from the
Metro station. The plan for the core area has undeveloped land,
existing residential development (townhouses and multifamily),
limited office development, and two hotels. Both the residential
and nonresidential development has a suburban-type character
(low-rise development). The site formerly developed with
the Capital Centre is located in the core area and has been
redeveloped into The Boulevard at the Capital Centre, a main
street-type shopping area with over 400,000 square feet of retail
and entertainment space.

Subarea 3
Horizontal mixed use is envisioned within the subarea. A retail
component of over 100,000 square feet of space is envisioned
in the eastern half of the subarea. The retail component should
be main street in character, not a typical strip shopping center.
The development should be oriented toward Morgan Boulevard

and the Metro station, rather than Central Avenue. The M-U-I
Zone is also zoned for the eastern portion of the subarea.
The western half of the subarea is proposed for residential land
use. High-quality townhouses and multifamily, residential
development will be promoted through development standards.
The residential development may include senior housing. The
M-U-I Zone is also recommended for the eastern portion of
the subarea.
Subarea 4
A majority of the subarea is designated as a park site in the
Landover and vicinity master plan. The vacant park site
comprises approximately 32 acres (excludes the land utilized

Legend
Mixed-Use (i.e., Office,
Residential, and Retail)
Retail
Office
Single-Family
Detached

Legend

Public/Quasi-Public

Residential/SingleFamily Detached

Parkland

Public/Quasi-Public

Subarea

Parkland/Open Space

Core and Corridor
Node Boundary

Undeveloped/Vacant

Metro Line

Core and Corridor
Node Boundary

M

Metro Line

ROAD

M

Metro Station
HILL

The Central Avenue Corridor node includes undeveloped
land and a former farm site in the northeast and southeast
quadrants of the Central Avenue and Hill Road/Shady Glen
Drive intersection. These properties are located within twothirds mile of the Morgan Boulevard Metro Station.

Subarea 1
According to the SMA, Subarea 1 should develop with
townhouses and low- to mid-rise, multifamily apartments to
maximize the potential for transit-oriented development. The
multifamily, residential development should be located adjacent
to the Metro station.

Subarea 2
Development in this subarea will consist of air-rights
development over the Metro site. The Mixed-Use Infill Zone
(M-U-I) is zoned for this subarea to promote dense, vertical,
mixed-use development. Retail uses should be ancillary to the
primary land uses of residential and office.

Metro Station

•
•
•

In the Morgan Boulevard core area 460 dwelling units and
300,000 square feet of commercial space.
In the Largo Town Center core area 600 dwelling units and
1,475,000 square feet of commercial space.
In the Central Avenue Corridor node are 125,000 square
feet of commercial space.

The Morgan Boulevard and Largo Town Center portions of
the plan are divided into subareas. These subareas have been
created to ensure appropriate future development within the
10
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N
Figure 17: Existing Land Use for the Morgan Boulevard Metro
Core
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SANDY GLEN DRIVE

According to the sector plan, the projected buildout for the
MORLAR Plan is as follows:

Figure 18: Recommended Land Use for the Morgan Boulevard Metro Core

N

by Metro). The portion of the subarea land utilized by Metro
is subject to the recommendations of Subarea 2.
Subarea 5
Mixed-use residential and commercial in townhouse and lowrise development are recommended in the subarea.
Largo Town Center Subareas
Largo Town Center, which is a metropolitan center, is
envisioned with a horizontal mix of uses, including residential
and nonresidential uses at intensities appropriate for a center
intended to draw office workers and shoppers from the
Washington metropolitan area. Pedestrian linkages are to
be provided in attractive and safe environments to enhance
pedestrian movement. Plazas for relaxation and recreation are
to be provided at key locations to foster a sense of place and
maximize use. The Largo Town Center core area is divided into
five subareas (see Figure 20).

developed with a retail shopping center. The development has
a main street theme. Future development at this site, beyond
the retail component, may include residential and other
commercial uses, such as office, hotel, and movie theaters (per
CB-19-2000 and CB-35-2000). The office, hotel, or residential
uses could be developed over the retail component with up to
three floors of development.
Subarea 2
A mixed-use option of office and retail with the emphasis on
high-density office development is appropriate for the site. Retail
use as an ancillary function to tenants of the building and other
nearby offices should be considered in a development plan.

Subarea 3
Development on this site in the form of high-density air-rights
development over Metro should include office and a quality
hotel with a conference center. (The market will dictate if a
hotel and conference center are supportable.) A hotel and
conference center will provide a 24-hour environment at this
metropolitan center. A conference center with the hotel will
further enhance that environment.
Subarea 4
High-density office development adjacent to the Metro station
will provide the opportunity for large numbers of office workers
to use Metro. This transit-oriented development will provide

for over one million square feet of office development at the
town center.
Subarea 5
This subarea is recommended for mixed-use development to
encourage both office and residential uses in an area that would
otherwise develop primarily as low-rise office, indicative of the
former zoning (E-I-A Zone, Employment-Institutional-Area).
A quality residential, multifamily use is the preferred land
use on Parcel F in the subarea. Located on Harry S Truman
Drive at Largo Drive West, it has views of Lake Largo that
will enhance the appeal of a mid-rise, residential development.

Legend
Mixed-Use (i.e. Office,
Residential and Retail)
Public/Quasi-Public

Subarea 1
The Boulevard at the Capital Centre development is the main
focus of the Largo Town Center area. This property is now

Parkland
Subarea
Core and Corridor
Node Boundary
Metro Line

M

Metro Station

Morgan Boulevard Metro Station Area

Lake

Lake

N
Legend
Retail/Commercial

Parkland/Open Space

Office/Employment

Undeveloped/Vacant

Service/Commercial

Core Area Boundary

Residential/Multifamily

Metro Line

Public/Quasi-Public

M

N

Metro Station

Figure 19: Existing Land Use for the Largo Town Center Metro Core

Figure 20: Recommended Land Use for the Largo Town Center Metro Core

Model of the Boulevard Central Space at the Largo Town Center
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URBAN DESIGN STANDARDS AND ZONING
COMPARISON
Introduction
Memorable spaces are typically places where people wish to live,
work, play, and visit. In the region, some memorable places are
older and have evolved over time, such as Old Town Alexandria;
are newer and have evolved over a shorter period of time, such as
National Harbor; or are revitalized and have changed with time,
such as Columbia Heights. They are typically spaces within the
public realm that have been shaped through the coordination
of streetscape, open space, site, and architectural design. Urban
design and street section standards can focus on all of these
elements of design in order to create a cohesive environment.
Purpose
A review has been completed of the existing urban design and
zoning standards approved for the four Metro stations along the
Central Avenue Corridor. Urban design standards apply to all
of the character areas or subareas defined in the Capitol Heights
TDDP, ARM, and Morgan Boulevard Plans and the Central
Avenue Corridor node portion of the MORLAR Plan. However,
with the Largo Town Center portion of the MORLAR Plan,
the urban design standards apply only to Subareas 2, 3, and 5.
The tables in this section were created to highlight the primary
consistencies and differences between the key urban design and
zoning standards in each of the plans. The key standards being
compared are:
•
•
•
•
•
•
•
•
•
•

Building Height in Stories
The height, scale, and massing of buildings in a community
establishe its physical character. Building heights should be
scaled appropriately to the size of the street and/or open space
they front to ensure that an interesting pedestrian environment
is created.
Building heights (see Table 4) in the Capitol Heights TDDP
are established for each character area. Those character areas
located closest to the Metro station entrance enable greater
building heights (between 4 and 14 stories). Character areas
located farther from the Metro station permit lower building
heights (between one and eight stories).
In the case of the ARM Plan, building heights are not determined
by character area but rather by use. Structures in the ARM Plan
range from one to four stories. Additionally, retail/commercial
buildings within an attached row or block shall have similar
heights and shall not vary more than 15 percent from the average
height in the row or block.
The MORLAR Plan establishes that the subareas closest to the
Morgan Boulevard and Largo Town Center Metro Stations have
the highest minimum building heights. Within the Morgan
Boulevard Core, Subarea 2, which includes the station entrance,
has a minimum building height of five stories. All other subareas

Building Height in Stories
Build-to Line (BTL)
Side and Rear Yard Requirements
Building Lot Coverage by Percentage
Street Frontage Occupancy of a Building by Percentage
Ground Floor Frontage Use Requirements
Signage
Buffers and Screening
Streetscape and Open Space
Parking

Build-to Line (BTL)
One of the important elements in defining the public realm
and streets is the street wall. This street wall is made up of
building façades that are built on a build-to line. Consistent
siting of buildings close to the street-edge right-of-way line
create a comforting sense of enclosure that contributes to a
pedestrian-friendly environment.
As with the building heights, the way the BTL (see Table 4
on page 13) is determined differs in both plans. In the Capitol
Heights TDDP and MORLAR Plan, each character area or
subarea has defined BTLs. The BTLs in both the Capitol
Heights TDDP and MORLAR Plan are measured from the
edge of the curb.
With the ARM Plan, only the Metro west subarea has defined
BTLs. Otherwise, the BTL is defined by the street a building
is located on or by use. BTLs in the ARM Plan are measured
from the right-of-way (ROW) rather than the edge of curb.
For purposes of consistency, the BTL distances for the ARM
Plan have been converted to the edge of curb in Table 4 on
page 13, and the distance between the edge of curb and the
ROW are estimates for MD 214 and Addison Road.

BTL

Seven-Story, Mixed-Use Development along a Major Corridor

|

For the Largo Town Center core, the minimum building height
for Subarea 3, which includes the station entrance, is eight
stories. All other subareas within the Largo Town Center core
have a minimum building height of four stories.

Side and Rear Yard Requirements
The side yard is the yard between the side lot line or side street
line and the nearest part of a main building on a lot (or its

It is necessary to compile this information in order to determine
the effectiveness and efficiency of the standards in support of
TOD, determine the potential uniformity of core urban design
and zoning features, and determine the need for distinct features
to distinguish the center types. Ultimately, this information will
be used to inform the development of the future sector plan.

12

within the Morgan Boulevard core have a minimum building
height of two stories.
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Consistent Siting of Buildings along the BTL

Side Yard Between Single-Family Residences

enclosed or covered projection), extending from the front yard
to the rear yard or, in the absence of either of these yards, to
the front street line and rear lot line. In the case of a corner
lot, any yard that is not a front yard is considered a side yard.
A rear yard extends across the width of a lot, between the rear
lot line and the nearest part of a main building on a lot (or its
enclosed or covered projection).
Side and rear yard requirements (see Table 4 on page 13) are
only modified in the Capitol Heights TDDP and MORLAR
Plan. The ARM Plan does not specify side and rear yard setback
dimensions, but relies on the underlying zoning to determine
setbacks from property lines.
The Capitol Heights TDDP defines side yard dimensions for two
character areas and rear yard dimensions for three character areas.
The character areas that have defined dimensional requirements
are considered the least intense for dense development. Side and
rear yards are not required in the other character areas in order
to allow for more dense types of urban development with zero
setbacks off of property lines. In a similar vain, the MORLAR
Plan does not specify precise dimensional requirements for side
and rear yards but states that the minimum requirements for
side and rear yards are waived in order to achieve a continuous
building edge.

Table 4: Urban Design Standards

Central East

Baber Village

Metro Station

2/2.5*

Metro North

4/6

Addison South

Urban
Neighborhood
SF Detached

3/5

Metro West

Medium-Density
Residential Edge

3/8

MD 214/
Addison Road

Main Street

4/14

Addison Plaza
West

Metro Station
Edge

Urban Design Standards

Central Avenue
Corridor Node

Addison Road Metro Town Center Subareas

Metro Station
Core

Capitol Heights Character Areas

Morgan Boulevard Core Subareas

Largo Town Center
Core Subareas

1

2

3

4

5

2

3

5

2/6

5 min.

2/7

2/6

2/4

4/8

8 min.

4/8

Building Height in Stories
Building Height (min./max.) by Character Area/Subarea
within 500 feet of Metro entrance (min.)

1/4

2/4

8

Unique to side or rear of commercial or multifamily within 30 feet of SF
Capitol (max.)
Heights
along Maryland Park Dr. (east of E. Capitol St.) and Capitol
Heights Blvd. (max.)

3
5

Build-to Line (BTL) as measured from the edge of curb
BTL (min./max.) by Character Area/Subarea
along E. Capitol St. Extended (MD 214)
Unique to along collector streets
Capitol
Heights along local streets (min./max.)
along Old Central Avenue (MD 332)

12'

10'/15'

10’/16’

15’/25’

10’/
16’

15’/25’

20'
12'
10'/15'
12'

for all office, retail/commercial, and institutional uses
fronting MD 214

25’/55’

for all office, retail/commercial, and institutional uses
fronting Addison Road

15’/40’

Unique to along all internal streets with office, retail/commercial,
Addison and institutional uses in the Metro West Subarea (excludes
Road
MD 214 and Addison Road)

12’

for single-family, attached residential uses

22’/27’

for single-family, detached residential uses

27’/37’

Unique to
for all new residential fronting Morgan Boulevard
MORLAR

20’/
35’

Side and Rear Yard Requirements
Side Yard (combined min. width/min. width one side)
Rear Yard (min.)

17'/4'
10'

25'

To facilitate the intent to increase development intensity near Metro stations, the side
and rear yard requirements specified in sections 27-442, 27-462, and 27-546.18 of the
Zoning Ordinance, and the minimum building setbacks specified in section 4.7 of the
Landscape Manual are waived. Side yards should be minimized to the greatest extent
possible to achieve a continuous building edge.

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment, 2000 Approved Sector Plan and Sectional Map for the Addison Road Metro Station and Vicinity, and 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.
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Building Lot Coverage by Percentage
Building lot coverage is defined as the percentage of a lot
that is covered by buildings, including covered porches.
Although all three plans define minimum and/or maximum
percentage of lot coverage requirements for buildings (see
Table 5 on page 15), they are defined in different ways in
each plan. Building lot coverage is defined in the Capitol
Heights TDDP by character area. Character areas, which have
an anticipated higher intensity of development, also have a
higher percentage building lot coverage. With the ARM and
MORLAR Plans, building lot coverage is defined by use and
only for residential types of use. Building lot coverage for
other uses are not defined.

Ground Floor Frontage Use Requirements
Ground floor retail uses in multistory buildings can help
to make an area a vibrant, pedestrian-friendly community.
Ground floor frontage use requirements are only specified
in the Capitol Heights TDDP. The two other plans envision
ground floor retail in multistory buildings, but they do not
give a percentage requirement (see Table 5 on page 15).

Window Signage
A window sign is a sign that can be attached to or painted on
a window and read from the outside. Window signs should
not obscure views into a business or retail establishment. The
Capitol Heights TDDP and MORLAR Plan define the maximum
percentage of signage that is allowed within a window (see Table 5
on page 15). The ARM Plan does not define window signage in
terms of percentage.

Multistory Building with Ground Floor Retail

Discrete Window Signage Allows View into Shop

Signage
Monumental/Freestanding Signage
A monument or freestanding sign is not attached to a building
and is ground mounted. It is different from a pole sign because
the structure of the sign is concealed in some manner. Both the
ARM and MORLAR Plans (see Table 5 on page 15) have design
standards for monumental/freestanding signs. The Capitol
Heights TDDP does not consider these types of signs in its
development plan.

Building Signage
Building signs contribute to a positive image for a
development by complimenting the architecture and design of
both the building itself and of the surrounding environment.
Attractive, well-maintained signs built of durable materials
attract potential customers, provide directional orientation,
and contribute to the look and feel of a community (see
Table 5 on page 15).

Monumental Signage in an Urban Neighborhood

Band Signage that Compliments Building Architecture

Each plan to some extent states that building signage should
have an appropriate location, display only the essential
information, and should be designed of durable material.
Also, each plan states the types of signage that are prohibited,
such as temporary, backlit, or flashing signs. For dimensional
requirements and other specifics, the ARM and MORLAR
Plans refer back to the Zoning Ordinance.

Street Frontage Occupancy of a Building by Percentage
Street frontage occupancy (see Table 5 on page 15) works in
conjunction with build-to line. Buildings built at the buildto line help to define the streets and the public realm. In
more urban settings, a greater amount of building is built
at the build-to line. Street frontage occupancy defines the
minimum amount of building façade that must be located
along the build-to line.
With the exception of one subarea in the MORLAR Plan,
both the Capitol Heights TDDP and MORLAR Plan
define the street frontage occupancy for a building in a
given character area or subarea. The ARM Plan does not
consider street frontage occupancy in its development district
standards.

Build-to Line
Curb
Urban Street Wall with High Percentage of Street Frontage Occupancy
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Blade Sign that Compliments Building Architecture

Table 5: Urban Design Standards
Central Avenue
Corridor Node
Central East

Baber Village

Metro Station

Metro North

Addison South

Metro West

MD 214/
Addison Road

Urban
Neighborhood
SF Detached
35 min./
70 max.

Addison Plaza
West

Medium-Density
Residential Edge

Addison Road Metro Town Center Subareas

60 min./80 max.

Main Street

Metro Station
Edge

Urban Design Standards

Metro Station
Core

Capitol Heights Character Areas

Morgan Boulevard Core Subareas

1

2

3

4

5

Largo Town Center
Core Subareas

2

3

5

Building Lot Coverage by Percentage
Unique to
Capitol lot coverage by character area
Heights

60 min.

Unique to maximum lot coverage for single-family, detached
Addison
Road
maximum building coverage for single-family, attached

60
50

maximum lot coverage for single-family, attached
Unique to
MORLAR maximum lot coverage for multifamily (four stories or less)
maximum lot coverage for multifamily (more than four stories)

70

70

70

70

70

70

70

70

80

80

80

80

Street Frontage Occupancy of a Building by Percentage
Minimum

75

70

65

35

50

80

70

70’

80

Ground Floor Frontage Use Requirement
Minimum Percentage of Ground Floor Frontage Dedicated for Retail Use
in Mixed-Use or Nonresidential Building

50

25

Percentage of Fenestration on Ground Floor Retail Storefronts
Minimum/Maximum

70 min.

40/80

40/80

40/80

40/80

100 square feet

100 square feet

100 square feet

8’

8’

8’

Not Permitted

Not Permitted

Not Permitted

25

25

25

Sec. 27-613 of
the Zoning
Ordinance

Sec. 27-613 of the Zoning Ordinance

Sec. 27-613 of the
Zoning Ordinance

Monument/Freestanding Signage
Maximum Area

100 square feet

Maximum Height

13’

Pole Mounted

8’

13’
Not Permitted

Window Signage by Percentage
Maximum Signage Area within an Individual Window

25

Building Signage
Dimensions for Building Signs

Sec. 27-613 of the Zoning Ordinance

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment, 2000 Approved Sector Plan and Sectional Map for the Addison Road Metro Station and Vicinity, and 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.
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Buffers and Screening
Buffers and screening (see Table 6 on page 17) are used to
conceal unattractive uses and buffer incompatible uses from
one another and from public space. All three plans refer to
the Landscape Manual for requirements and reduces any
requirement in the manual by 50 percent.

only the Capitol Heights TDDP and the ARM Plan give
dimensional requirements for street right-of-way elements
(see Street Section Standards on page 20 for specifics).
Open spaces (see Table 6 on page 17) can range from plazas
and squares, which are formal and have greater amounts of
hardscape, to greens and parks, which may be less formal
and have greater amounts of permeable surfaces. The Capitol
Heights TDDP is more detailed and is the only one of the
three plans that distinguishes between the different types of
open space and gives percentages and dimensions for these
spaces.

Wall and Landscaping Used to Screen Parking

Public Green Adjacent to Medium-Density, Residential

Public Plaza along the National Harbor Waterfront

Public Plaza with a Combination of Landscaping and Hardscaping

Passive Recreational Park Adjacent to Residential

Trellis Used to Screen Parking

Streetscape and Open Space
The streetscape, which consists of the public space from
building face to building face, contains sidewalks, planting
strips, and street right-of-way. Each plan gives dimensional
requirements for sidewalks and planting strips. However,
16
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Table 6: Urban Design Standards
Central Avenue
Corridor Node
Central East

Baber Village

Metro Station

Metro North

Addison South

Metro West

MD 214/
Addison Road

Addison Road Metro Town Center Subareas
Addison Plaza
West

Urban
Neighborhood
SF Detached

Medium-Density
Residential Edge

Main Street

Metro Station
Edge

Urban Design Standards

Metro Station
Core

Capitol Heights Character Areas

Morgan Boulevard Core Subareas

1

2

3

4

5

Largo Town Center
Core Subareas

2

3

5

Buffers and Screening

Minimum Buffer Requirements

The minimum bufferyard requirements (landscape
yard) for incompatible uses in the Landscape Manual
(Section 4.7) shall be reduced by 50 percent. The
plant units required per 100 percent of the property
line or right-of-way shall also be reduced by 50
percent. Alternative compliance shall not be required
for these reductions.

The minimum bufferyard requirements for incompatible uses in the
Landscape Manual shall be reduced by 50 percent within the town center.
The plant units required per 100 percent of the property line or right-of-way
shall also be reduced by 50 percent. Alternative compliance shall not be
required for these reductions. The plant units required per 100 linear feet of
property line or right-of-way may also be reduced by 50 percent.

The bufferyard requirements within the development district may be reduced to
facilitate a compact form of development compatible with the recommendations of
the Urban Design chapter. The minimum bufferyard requirements (landscape yard) for
incompatible uses in the Landscape Manual (Section 4.7) may be reduced by 50 percent.
The plant units required per 100 linear feet of property line or right-of-way may also be
reduced by 50 percent.

Screening of Residential Areas from Nonresidential Areas

A six-foot-high, opaque masonry wall or other
opaque screening treatment shall be provided
in conjunction with the reduced width of the
bufferyard between office/retail/commercial uses
and residential uses.

A six-foot-high, opaque masonry wall or other opaque screening treatment
shall be provided in conjunction with the reduced width of the bufferyard
between residential and commercial uses.

A four-foot-high, opaque masonry wall or other opaque screening treatment shall be
provided in conjunction with the reduced width of the bufferyard between office/retail/
commercial uses and residential uses.

Exemptions of Mixed-Use Development from Bufferyard Requirements

Bufferyards shall not be required between any
uses with a property of mixed-use development in
the Metro core, Metro edge, or main street character
areas.

Bufferyards between any uses contained within a property of a mixed-use development
shall not be required.

Streetscape and Open Space
Street Trees Spacing
Minimum Street Tree Planting Dimension

30’ on center

30’ to 40’ on center

4’ x 6’ (in tree grates)

5’x 8’

Sidewalk Width (min.)

5’ to 8’ (see Street Section Standards for specifics)

5’ to 12’ (see Street Section Standards for specifics)

Planting Strip (min.)

2’ to 4’ (see Street Section Standards for specifics)

6’ (see Street Section Standards for specifics)

Crosswalk Widths (min.)

14’

Curb Radii at Intersections

15’

Minimum/Maximum Plaza Size

35’ to 40’ on center

5’

8’ to 18’

5’

5’

8’ to 18’

5’

40’/300’

Minimum Design Requirements for Squares

Permeable surface materials shall compose a
minimum 30 percent of the area of a square.

Minimum Design Requirements for Greens

Permeable surface materials shall compose a
minimum 60 percent of the area of a green.

Minimum Design Requirements for Parks

Parks shall preserve natural areas as primary
environmental features. Paved surfaces shall be kept
to the minimum required to provide access, required
parking, service areas, and team sports that require
a paved surface, e.g., basketball and tennis.

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment, 2000 Approved Sector Plan and Sectional Map for the Addison Road Metro Station and Vicinity, and 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.
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Parking
Off-Street Parking and Loading Ratios
All three plans specify parking ratios. The ARM Plan states
that the amount of commercial parking spaces in Metro West
and Metro North shall be calculated utilizing integrated
shopping center requirements (Sec. 27-568 of the Zoning
Ordinance). The number of required parking spaces may
be reduced below the maximum quantity established in the
Zoning Ordinance (but by no less than one-half ).

specify the dimensional requirements for landscaping in
greater detail.

The Capitol Heights TDDP and MORLAR Plans provide
tables with the parking ratios by land uses (see Tables 7
and 8). With multiple uses, shared parking may be applied.
Shared parking is determined by computing the required
number of parking spaces by each use found in Tables 7 or 8
and multiplying those numbers by the appropriate percentage
by each use for a particular time period found in Table 9.

Structured Parking Design
All three plans state that structured parking garages should
incorporate high-quality materials and architectural design
elements from the surrounding buildings. Additionally,
the Capitol Heights TDDP and MORLAR Plans state
that structured parking located along street frontages must
incorporate ground level retail or office, as in the MORLAR
Plan, along the street side of the garage.

For both the Capitol Heights TDDP and MORLAR Plans,
the number of parking spaces required for a development is
determined by adding the results from each column in Table
9. The column totaling the highest number of parking spaces
becomes the maximum off-street parking requirement, in the
case of the Capitol Heights TDDP, and the minimum offstreet parking requirement in the case of the MORLAR Plan.
Surface Parking Location
The location of surface parking lots should provide convenient
access to adjoining uses without compromising pedestrian/
motorist safety or the quality of the surrounding built
environment. All three plans discuss the location of surface
parking (see Table 10 on page 19).

Structured Parking Location
As with surface parking, the location of structured parking
should provide convenient access to adjoining uses without
compromising pedestrian/motorist safety or the quality of
the surrounding built environment. All three plans allow
structured parking along street frontages.

Nonmultifamily Residential Parking
All three plans handle parking for single-family attached and
detached residential in somewhat different manners. The Capitol
Heights TDDP Plan, for instance, states that parking garages,
carports, and pads shall sit no closer to the street than the front
façade of the residence that they serve. At a minimum, parking
structures should sit no closer than the front façade of the main
structure on a lot. The MORLAR Plan, at the other end of the
spectrum, states that garages for single-family, attached dwellings
should be located to the rear of the site and accessed by alleys or
lanes. The ARM Plan is in the middle and suggests both ways
of handling nonmultifamily, residential parking.

Table 7: Maximum Parking Ratios for Land Uses within the Capitol Heights TDOZ
Within 1/4 Mile of Capitol Heights Metro
Station

More than 1/4 Mile of Capitol Heights
Metro Station

Retail/Commercial

2.0 spaces/1,000 sq. ft.

2.75 spaces/1,000 sq. ft.

Mixed-Use/Ground Floor RetailOffice Above

1.6 spaces/1,000 sq. ft.

2.25 spaces/1,000 sq. ft.

Mixed-Use/Ground Floor RetailResidential Above

1.6 spaces/1,000 sq. ft. (Ground Floor Retail)
1.6 spaces/Per Residential Unit

2.25 spaces/1,000 sq. ft. (Ground Floor Retail)
1.6 spaces/Per Residential Unit

Mixed-Use/Ground Floor Retail Office or Residential Above

1.6 spaces/1,000 sq. ft. (Ground Floor Retail)
1.6 spaces/Per Residential Unit

2.25 spaces/1,000 sq. ft. (Ground Floor Retail)
1.6 spaces/Per Residential Unit

1.5 spaces/Per Residential Unit

2.0 spaces/Per Residential Unit

Residential Townhomes

2.0 spaces/Per Unit

2.0 spaces/Per Unit

Live/Work Residential

2.0 spaces/Per Unit

2.0 spaces/Per Unit

0.5 space/Per Acre
40 spaces/Per Ball Field

1.0 space/Per Acre
40 spaces/Per Ball Field

Land Use

Condominium/Apartment Residential

Greenway: Park and Open Space

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment.

Table 8: Parking Ratios for Land Uses within the MORLAR SMA
Land Use

Required Number of Spaces

Other Requirements

1.75 space/Residential Unit (max.)

Additional .33 spaces per each bedroom in excess
of one per residential unit

Shopping Center

1 spaces/200 sq. ft. (max.)

Required minimum number of parking spaces is a
20% reduction of the maximum number

Other Land Uses

Minimum number of spaces reduced 20% from
the minimum required by Sec. 27-568(a) of the
Zoning Ordinance

Multifamily

Source: 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.

Table 9: Shared Parking Percentage Requirement by Time Period (Capitol Heights TDOZ and MORLAR SMA)
Weekday

The Capitol Heights TDDP and the Molar Plans state
that surface parking should be located at the rear and/or
side of the building on a lot. Parking between the building
and right-of-way is prohibited in either one of these plans.
However, although it is not preferred, surface parking is
allowed between the building and the right-of-way in the
ARM Plan but should be kept to a minimum.

Evening
6:00 p.m. to
Midnight

Daytime
6:00 a.m. to
6:00 p.m.

Evening
6:00 p.m. to
Midnight

Midnight to
6:00 a.m.

Office/Retail

100

10

10

5

5

Restaurant

50

100

100

100

10

Recreational/Entertainment/
Social/Cultural

40

100

80

100

10

Residential

60

90

80

90

100

Other Use

100

100

100

100

100

Industrial/Manufacturing/
Storage

100

10

10

5

5

Commercial Trade

60

90

100

70

5

Lodging

70

100

70

100

70

Unique to
MORLAR

Surface Parking with Landscaped Parking Island for Stormwater

Nighttime

Daytime
6:00 a.m. to
6:00 p.m.

Type of Use

Surface Parking Landscaping
Landscaping in surface parking lots can help to enhance
their appearance and serve as a potential area for on-site
stormwater management. All three plans discuss surface
parking landscaping to various levels (see Table 10 on page 19).
However, the Capitol Heights TDDP and MORLAR Plans

Weekend

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment. and 2004 Approved Sector Plan and Sectional
Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.
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Table 10: Urban Design Standards
Central Avenue
Corridor Node
Central East

Baber Village

Metro Station

Metro North

Addison South

Metro West

MD 214/
Addison Road

Addison Road Metro Town Center Subareas
Addison Plaza
West

Urban
Neighborhood
SF Detached

Medium Density
Residential Edge

Main Street

Metro Station
Edge

Urban Design Standards

Metro Station
Core

Capitol Heights Character Areas

Morgan Boulevard Core Subareas

1

2

3

4

5

Largo Town Center
Core Subareas

2

3

5

Surface Parking Location
Allowed between Building and Street Frontage

No

Yes

No

No

No

Allowed along the Side or Rear of a Building

Yes

Yes

Yes

Yes

Yes

30

30

30

Unique to Maximum percentage of surface parking occupying street
MORLAR frontage
Surface Parking Landscaping
Screening of Perimeter Surface Parking along Street Frontage

Three-foot-high masonry wall with three evergreen
shrubs per 10 linear feet in front of the wall.

Four-foot-wide landscape strip; 36- to 42-inch-high masonry wall; and one
shade tree per 35 linear feet of frontage.

Minimum four-foot-wide landscape strip; 36- to 48-inch-high masonry wall; and one
shade tree per 35 linear feet of frontage.

Within Parking Lot

Landscaped parking island every 20 parking space
with a minimum dimension of 10 feet in width by 20
feet in length.

Parking lots should include islands with street trees.

Interior planting is required for any parking lot that is 6,000 square feet or larger. A
minimum nine percent of the lot must be interior planting area. Planting islands must be
between six to eight feet depending on the location within the parking lot.

Structured Parking Location
Allowed along Street Frontage

Yes

Yes

Yes

Structured Parking Design
Height in Stories (min./max.)

2/5

Ground Floor along Street Frontages

Retail uses must be provided on the ground floor of
sides with street frontage.

Architecture

Parking structures shall mimic the architecture of the
adjacent buildings. Openings shall be a minimum 75
percent transparent.

Parking structures shall utilize the design vocabulary of the adjacent
buildings.

Parking garages shall utilize architectural design elements that incorporate a similar
quality of building materials and colors present in adjacent buildings.

Parking garages, carports, and pads shall sit no closer
to the street than the front façade of the residence
that they serve.

Alternatives should be pursued that locate the garage toward the side or
rear of a lot or at a minimum recess, the garage should be at least six feet
from the front building façade.

Garages for single-family, attached dwellings should be located to the rear of the site and
accessed by alleys or lanes.

Retail or office uses should be provided on the ground floor of sides with street frontage.

Nonmultifamily Residential Parking
Location

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment, 2000 Approved Sector Plan and Sectional Map for the Addison Road Metro Station and Vicinity, and 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center Metro Areas.
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STREET SECTION STANDARDS
Introduction
For the last half century or more, many streets in our
communities have been designed with the sole purpose of
moving traffic. However, in recent years, there has been a
movement to design complete streets. Complete streets are safe
and attractive thoroughfares designed with all users of all ages
and ability in mind, including pedestrians, bicyclist, motorist,
and users of public transportation.
Purpose
The Capitol Heights TDDP and ARM Plans have defined street
sections as part of their plans. The MORLAR Plan does not
define street section dimensions beyond stating dimensions for
sidewalks and planting strips in a given subarea.
The street sections shown in the Capitol Heights TDDP and
ARM Plans are not legally binding. They are illustrations
showing recommended street sections for given streets. The
different street sections help to give variety to the public space
within a community and give indications of the types of uses
and activities that occur along a particular street. Streets, having
wider sidewalks, allow for greater pedestrian activity and are
typically places for commercial or mixed-use land uses. Streets,
having smaller sidewalks, are typically reserved for lower-scaled
land uses.
Mobility and multiple modes of transportation are an important
feature of TOD. The review of the street section in the two plans
will help to serve as a basis for determining the appropriate

street types and standards that support the creation of complete
streets at the various centers along the Central Avenue Corridor.
Capitol Heights Transit District Development Plan
The intent of the streetscape sections and associated standards
(see Table 11) in the Capitol Heights TDDP area is to
create consistent and inviting streetscapes along residential,
commercial, and mixed-use streets and a distinctive visual
character throughout the Capitol Heights TDDP area. Street
trees are to be located in tree grates along urban streets and
planting beds along residential streets. Streetscape elements,
such as paving and street furniture, are to be consistent within
a development project and are to be located in a consistent
place along the street wall. Streetlights are to be installed along
both sides of the street and align with the street trees in the
planting strip.

on page 21) has a curb-to-curb width of 27 feet and consists of
two parking, two travel, and two bike lanes. Additionally, a
six-foot-wide sidewalk is designated on one side of the street.
Existing East Capitol Street within the study area has a curbto-curb width of approximately 80 feet and consists of three
travel lanes in each direction and a center median. The proposed
East Capitol Street section (see Figure 23 on page 21) has a curbto-curb width of 76 feet and consists of one off-peak parking
lane and two travel lanes in each direction, along with a center

median. Sidewalk widths of ten feet and six feet are provided
on either side of the proposed street.
Existing Central Avenue within the study area has a curb-to-curb
width of approximately 28 feet and consists of two travel lanes.
The proposed Central Avenue section (see Figure 24 on page 21)
has a curb-to-curb width of 48 feet and consists of two parking,
two travel, and two bike lanes. Eight-foot-wide sidewalks are
provided on either side of the proposed street.

Table 11: Capitol Heights TDDP Street Section Standards
Street Section Standards

Capitol Heights TDDP

Central Avenue (MD 214)
Curb-to-Curb Width

48'

For comparison purposes, the existing curb-to-curb width
of Capitol Heights Boulevard north of Chambers Avenue, is
approximately 36 feet. This stretch of Capitol Heights Boulevard
consists of two parking and two travel lanes. The proposed
Capitol Heights Boulevard section (see Figure 21 on page 21) has
a curb-to-curb width of 48 feet and consists of two parking,
two travel, and two bike lanes. The sidewalk widths are not
determined in the street section.

Right-of-Way Width

72'

Existing Capitol Heights Boulevard between Chambers Avenue
and Central Avenue has a curb-to-curb width of approximately
22 feet. This portion of the street consists of two parking and two
travel lanes. The proposed Capitol Heights Boulevard section
between Chambers Avenue and Central Avenue (see Figure 22

Curb-to-Curb Width

Two Parking Lanes

8' (each)

Two Bike Lanes

5' (each)

Two Travel Lanes

11' (each)

Two Planting Strips

4' (each)

Two Sidewalks

8' (each)

Capitol Heights Boulevard (North of Chamber Avenue)
48’

Two Parking Lanes

8' (each)

Two Bike Lanes

5' (each)

Two Travel Lanes

11' (each)

Capitol Heights Boulevard (from Chambers Avenue to Central Avenue)
Curb-to-Curb Width
Two Parking Lanes
Two Bike Lanes

27’
8' (each)
4'/5' (different widths)

Two Travel Lanes

10' (each)

One Planting Strip

2'

One Sidewalk

6'

East Capitol Street
Curb-to-Curb Width

76'

Right-of-Way Width

100'

Two Off-Peak Parking Lanes

11' (each)

Four Travel Lanes

11' (each)

Median
Two Planting Strips
Two Sidewalks

Commercial/Mixed-Use Street with Multiple Modes of Transportation
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Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment.

10'
4' (each)
10’/6’ (different widths)

Figure 21: Proposed Capitol Heights Blvd. Section
(North of Chambers Ave.)

Figure 22: Proposed Capitol Heights Blvd. Section
(Chambers to Central Ave.)

Figure 23: Proposed East Capitol Street Section

Figure 24: Proposed Central Avenue Street Section

Source: 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map Amendment.

36’
©2011 Google
Image from Google Map

Existing Capitol Heights Blvd. Section (North of Chambers Ave.)

76’

22’
©2011 Google

Existing Capitol Heights Blvd. Section (Chambers to Central Ave.)

©2011 Google

Existing East Capitol Street Section

28’
©2011 Google

Existing Central Avenue Street Section

Summary and Assessment of the Corridor TOD Plans and Design Standards

|

21

Addison Road Metro (ARM) Town Center Plan
The ARM Plan establishes a hierarchy of the street types (see
Table 12). All of the internal streets in the plan are proposed. A
planted median is used to delineate the L-shaped Main Street
in the Metro west subarea, the redesigned Rollins Avenue, and
the major residential street immediately south of the crescentshaped, residential block in the Addison South subarea. The

remaining streets will have five-foot sidewalks with a protected
planting strip. The street sections for Central Avenue and
Addison Road are not modified in the plan. Additionally, all
of the new streets provide bike lanes. The illustrations show
the locations and dimensions of each proposed street type (see
Figures 26 and 26 on page 23).

Table 12: Addison Road Metro Town Center and Vicinity Section Standards
Street Section Standards

Addison Road Metro Town Center Plan

Central Avenue (MD 214) and Addison Road
Right-of-Way

Uses existing R.O.W.

Type I - Main Street (with Median)
Right-of-Way
Two Parking Lanes
One Bike Lanes
Two Travel Lanes
Median
Two Sidewalks

80'
12'/8' (different widths)
Included in parking lane dimension
12' (each)
12'
12' (each)

Type II - Residential Street (no Median)
Right-of-Way
One Parking Lane
One Bike Lane
One Travel Lane

60'
8'
8', may be park lane instead of bike lane
20'

Two Planting Strips

6' (each)

Two Sidewalks

5' (each)

R.O.W. Behind Sidewalk

1' (each)

Type III - Residential Street (with Median)
Right-of-Way
One Parking Lane

8'

One Bike Lane

8'

Two Travel Lanes

Lower-Scaled Commercial Street with a Planted Median

74'

Median

12' (each)
10'

Two Planting Strips

6' (each)

Two Sidewalks

5' (each)

R.O.W. Behind Sidewalk

1' (each)

Type IV - Rollins Avenue Extension (with Median)
Right-of-Way
One Parking Lane
One Bike Lane
One Travel Lane

Residential Streetscape
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60'
8'
8', may be park lane instead of bike lane
20'

Two Planting Strips

6' (each)

Two Sidewalks

5' (each)

R.O.W. Behind Sidewalk

1' (each)

Source: 2000 Approved Sector Plan and Sectional Map Amendment for the Addison Road Metro Town Center and Vicinity.

N

Figure 25: Diagram of the Street Types in the Addison Road Metro (ARM) Town Center Plan

Figure 26: Street Sections of the Addison Road Metro (ARM) Town Center Plan
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Conclusions

building proposed at the southeast corner of the intersection
of Addison Road and Central Avenue that will contain 171
condominium units, 32,820 square feet for a public library,
37,170 square feet of commercial office space, 15,890 square
feet of commercial retail space, and an enclosed pool building.
Underground, structured, and surface parking will be provided
as part of the development.

As previously mentioned, the three 2002 General Plan center
types, which vary in terms of density and intensity, are found
along the Central Avenue Corridor. Centers are designated in
the 2002 General Plan in order to promote development and
redevelopment that capitalizes on existing infrastructure by
locating an appropriate mix of uses adjacent to mass transit.

The eastern portion of the Central Avenue Corridor has
had slightly more development activity, since the approval
of the MORLAR Plan. In the Morgan Boulevard area, a
significant portion of the 413 townhouse units and all of the
478 multifamliy units have been constructed as part of the
Summerfield At Morgan Station Townhomes development. In
the Largo Town Center area, the 240 multifamily unit apartment
building, Mosaic at Largo Station, has been constructed. The
Summary and Assessments of the Corridor TOD Plans and Design
Standards provides a comparison of the urban design, zoning,
and street section components of the 2008 Capitol Heights Transit
District Development Plan and Transit District Overlay Zoning
Map Amendment, 2000 Approved Sector Plan and Sectional Map

Since the approval of the Capitol Heights TDDP and ARM
Plans, little development has been done in the western portion
of the Central Avenue Corridor at either the Capitol Heights or
Addison Road-Seat Pleasant Metro Station areas (see aerials of
the Addison Road Metro Town Center area, 2000 and 2009).
The only projects proposed or underway in the two Metro
station areas are: Brighton Place, Glenwood Hills, Villages at
Pepper Mill, The Park At Addison Metro, and The Commons at
Addison Road Metro. All of these developments are located in
the ARM Plan area and, with the exception of The Commons
at Addison Road Metro, are single-family/townhouse projects.
The Commons at Addison Road Metro is a mixed-use, high-rise

Amendment for the Addison Road Metro Town Center and Vicinity,
and 2004 Approved Sector Plan and Sectional Map Amendment
for the Morgan Boulevard and Largo Town Center Metro Areas.
There are many components to the urban design, zoning, and
street section standards of each plan. This conclusion section
offers solutions to the key elements that will be most prominent
in shaping and distinguishing the physical environment of each
of the centers along Central Avenue. They are as follows:
•
•
•
•
•
•
•
•

Relationship of community centers along Central Avenue
Relationship of the overlay districts to the underlying zones
Character areas/subareas
Build-to lines
Building heights and intensity
Off-street parking
Landscaping
Street sections

These conclusions will support Phases II and III of the
Subregion 4 Central Avenue-Metro Blue Line Corridor

Cindy Lane

Cindy Lane

venue
Central A

Twelve community centers are designated in the 2002 General
Plan—eight existing and four proposed. The Capitol Heights
and Addison Road-Seat Pleasant Metro Stations are the only
two existing community centers within Prince George’s County
that are within walking distance of each other and are located
along a major corridor. The interrelationship between the two
areas should be strengthened. Specifically, the two areas should
be considered as one entity when considering future projects at
these stations to ensure that the desired development patterns
are achieved, are compatible with one another, and are well
integrated with the surrounding neighborhood context.
Relationship of the Overlay Districts to the Underlying
Zones
The District Council created TDOZ legislation in 1984 to
address the problems of sprawl, traffic congestion, depletion
of environmental resources, and the growing demand for
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Relationship of Community Centers along Central Avenue
Although the ARM Plan was approved two years prior to the
2002 General Plan, both the Capitol Heights and Addison RoadSeat Pleasant Metro Station areas are designated as community
centers by the 2002 General Plan. As stated previously,
community centers are concentrations of activities, services,
and land uses that serve the immediate nearby communities.

venue
Central A

Addiso

Zelma

Yolanda

Avenue
Rollins

Wilburn

TOD Implementation Project work program and the future
development of the sector plan for the corridor.
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Addison Road Metro Town Center Area, 2009

Community Center Scaled Development

housing opportunities. The TDOZ is superimposed over the
zoning map for a subject area and thereby modifies specific
requirements of those underlying zones. The TDDP for a
TDOZ can change the underlying zoning of the property
within the transit district by following the procedures set forth
in the Prince George’s County Zoning Ordinance, Part 10A,
Section 27-548.02 to 27-548.09.
The DDOZ is a mapped zone that is superimposed by a SMA
over other zones in a designated development district. An
SMA is a comprehensive rezoning of an area that is initiated
by the county government, which may modify development
requirements within the underlying zones. In a DDOZ,
new development is generally subject to the approval of a
detailed site plan by the Planning Board. Detailed site plans
are reviewed for compliance with development standards
approved by the District Council, in an SMA or in a later
amendment of adopted standards.
TDOZs and DDOZs are generally similar with regards to
their intent and expected outcomes. The purpose of these
overlays is to promote a more urban form of development
with integrated vertical, mixed-use buildings in a pedestrianfriendly environment. Both overlay zones may be used to
achieve transit-oriented, mixed-use development at moderate
to high intensities. They are very similar in terms of the urban
design elements that are discussed. However, certain mandated
elements of each overlay zone and the time frame for the
creation of it are the primary differences between the two types.
With the exception of the transportation network, the TDDP
of a TDOZ is not required to emphasize the functional
elements of planning and does not have the same weight within
the county as a master plan when it comes to recommendations
for environmental infrastructure, public facility improvements,
economic development, and other functional elements. The
TDDP focuses on land use, zoning, transportation systems
(including a strong emphasis, with corresponding influence,
on rights-of-way, parking, and street improvements), and
development standards. The time frame for the preparation
of the TDDP, prior to public release of the plan, is unspecified.
Once a plan has been released to the public, it must be
approved within 300 days of that release date.
In contrast, the associated master plan or sector plan linked
to a DDOZ addresses (by law) functional elements and is
used as a guide for local, county, state, and regional policy
implementation. This additional focus ensures all aspects of
comprehensive planning, zoning, and implementation are

addressed, if only by association to the plan, by the DDOZ.
Most TDOZs, particularly the recent ones put in place since
2002, do address functional elements to some degree but do
not have the same legal or policy standing as a master plan.
There is an 18-month preparation time/review time for the
plan approval.
In general, DDOZ and TDOZ are very similar in terms urban
design/architectural elements that need to be discussed in
order to create regulations that achieve mixed-use, pedestrianfriendly neighborhoods. TDOZ may only be used in proximity
to Metro stations (the Zoning Ordinance does not specify a
maximum distance a TDOZ may be located from a Metro
station entrance). Otherwise, it is very hard to distinguish any
significant differences between these two overlay types, beyond
the time frame and certain mandated elements of each plan. In
fact, it seems difficult to determine which overlay is appropriate
for a given situation. Consequently, for clarity purposes, it is
suggested that the two overlay processes should be combined.
For areas within a predetermined maximum distance of a
Metro station entrance, additional bonuses or design criteria
may be applied to development. Also, only those functional
elements that are unique to a particular area should be deemed
as a necessary component of a particular plan.
Character Areas/Subareas
The Capitol Heights TDDP and MORLAR Plans create character
areas or subareas in order to provide the vision for a given area and
establish urban design standards for each area, such as building
height, lot coverage, and build-to lines, that will promote the
vision for that area. Those character areas/subareas closest to the
Metro station entrance have a different character from those
character areas that are located farther away from the Metro

station entrance. The subareas of the ARM Plan, on the other
hand, establishes a vision for a given area by noting the types of
recommended uses for that subarea. Uses determine the urban
design standards, and in general, these urban design standards are
not as detailed as in the Capitol Heights TDDP or MORLAR
Plan. In great part, this may be due to the ARM Plan being the
first plan in the county to use the DDOZ designation. Over
time, the components of the DDOZ standards have been refined.
For consistency, it would be appropriate to establish the vision and
urban design standards for a character area/subarea by its proximity
to the Metro station.
Build-to Line (BTL)
One of the most important elements of a successful and vibrant
urban streetscape is a consistent street wall that helps define the
public realm. In order to create this street wall, the right-of-way
must be clearly defined so BTLs can be established. The Capitol
Heights TDDP, ARM, and MORLAR Plans measure the buildto lines in two different ways. With the Capitol Heights TDDP
and MORLAR Plans, BTLs are measured from the edge of
curb, and with the ARM Plan, BTLs are measured from the
right-of-way along most streets and from the edge curb along
the remaining streets.
A consistent measurement of BTLs is necessary to avoid
confusion over the location of these lines. It would be easy
to say that BTLs should be measured from the edge of curb
because that is a known entity in many cases. However, this
is not always the case. For instance, if turn lanes are involved,
the BTL might be jagged along a given streetscape if they are
measured from the edge of curb. Additionally, the edge of curb
might change over time with a street narrowing or widening. A
better solution would be to measure the BTL based on rightsof-way. The edge of curb may change within a right-of-way, but
typically the right-of-way is sized appropriately to accommodate
a change in the edge of curb over time.

Building Heights and Intensity
The three development district standards treat building heights
and intensity in very different manners. As stated previously,
the Capitol Heights and Addison Road-Seat Pleasant Metro
Station areas are designated as community centers; the Morgan
Boulevard Metro Station is designated as a regional center;
and the Largo Town Center Metro Station is designated as
a metropolitan center. Height limits are not specified in the
2002 General Plan for centers. However, the 2002 General
Plan does specify development intensity targets in centers (see
Table 2 on page 4). Specifically, those areas within a 1/4 mile
to 1/3 mile are designated as the core area for a center and
should have higher densities for residential, nonresidential,
and employment uses. Even in the edge areas of centers, the
intensity in development may be greater than what is typically
found in surrounding neighborhoods.
With the Capitol Heights TDDP, there is a step down
effect in terms of building heights and intensity. The tallest
buildings and the greatest density are anticipated to be located
immediately adjacent to the Metro station entrance. Buildings
are to range from four- to 14-stories in this area. Farther away
from the Metro station, development is less intense and may
be a minimal one-story in height.
The ARM Plan, on the other hand, has a one- to four-story range
for all building heights. The proximity of a building to the Metro
station entrance does not guarantee intensity of development.
The highest intensity of development in the ARM Plan is located
along Yolanda Street, at least 1/3 mile away from the Addison
Road-Seat Pleasant Metro Station entrance.

In order to determine the correct measuring point for rights-ofway, street center lines within the county need to be accurately
digitized. If street center lines are accurately digitized, rights-ofway for all street types (i.e., major collector, collector, primary,
arterial, and local) can be easily created in a digitized format
based on the information found in the Approved Countywide
Master Plan of Transportation and other documents. Once
accurate street center lines and rights-of-way information is
created, the BTLs can be mapped to ensure that there no issues
with interpretation.
Low-Density, Mixed-Use Development

Moderate-Density, Mixed-Use Development

Summary and Assessment of the Corridor TOD Plans and Design Standards
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Uses
The intent of the 2008 Capitol Heights TDDP is to promote
transit-oriented development. The Capitol Heights TDDP on
page 42 lists uses that are prohibited in the TDOZ. Otherwise,
all uses that are permitted by the underlying zones, according to
the Prince George’s County Zoning Ordinance, are permitted
in the TDOZ. The ARM Plan does not establish its own table
of uses but utilizes the table of the underlying zones. Uses are
listed as either being allowed, allowed with conditions, or
prohibited. The MORLAR Plan slightly modifies the table of
uses of the underlying zones and lists uses as being permitted,
permitted with conditions, or prohibited.
In order to clarify what uses are allowed or prohibited in
any of the centers, the table of uses needs to be revised. It is
suggested that only those uses that are prohibited be listed, and
uses not listed in the table are allowed because it is sometimes
difficult to determine all the future uses that fulfill the vision
of a plan. By only listing prohibited uses, this may alleviate
many interpretation issues.
High-Density, Mixed-Use Development

Like the Capitol Heights TDDP, the MORLAR Plan focuses
the highest building heights and intensity of development
around the Metro stations.
Building heights and intensity need to be treated in a
consistent manner. The highest building heights and most
intense development should occur closest to the Metro
stations. Additionally, there should be a hierarchy of building
heights relative to the type of center. Metropolitan centers
should have the greatest building heights and most intense
development; regional centers should be somewhere in the
middle; and community centers should have lower building
heights and less intense development.

Off-Street Parking
The Capitol Heights TDDP and MORLAR Plan use shared
parking ratios to determine parking requirements for a use.
Structured parking is used to a great extent to meet proposed
parking requirement demands. The ARM Plan states that
parking requirements may be reduced below the maximum
quantity established in the Zoning Ordinance (but no less
than one-half ). Because the ARM Plan proposes less intense

development than the Capitol Heights TDDP and MORLAR
Plans, off-street parking is proposed to be located in surface
parking lots.
Centers are supposed to be mixed-use areas adjacent to Metro
stations. They are to be places where people live, work, and
play. In these types of areas, vehicular transportation is relied
upon on a less constant basis. Consequently, shared parking
strategies, like those discussed in the Capitol Heights TDDP
and MORLAR Plans, need to be employed. Shared parking
allows parking facilities to be used more efficiently and ensures
that areas are not overparked. Additionally, public parking
facilities may be more appropriate than private parking
facilities at individual buildings in centers, as this will enable
spaces to be used by multiple groups.
Landscaping
The Capitol Heights TDDP was developed with TOD in mind.
Landscaping standards are created to promote the proposed urban
fabric of the area. The plan gives guidance on how plazas, greens,
squares, and parks should be incorporated into and enhance the
public streetscapes of the Capitol Heights Metro Station area.

Centers should be designed in a manner that promotes a mix
of uses. A walkable, pedestrian-friendly neighborhood, with
defined plazas, squares, greens and parks, is an important
component of the urban fabric. Development design standards
need to specify some dimensional requirements for these types
of open spaces.
Street Sections
Actual street sections were only developed for the Capitol
Heights TDDP and ARM Plans. Although the street
sections were not legally binding, they give an indication of
how existing and new streetscapes would look in the future
around the Capitol Heights and Addison Road-Seat Pleasant
Metro Stations. The proposed street sections in both of these
plans need to be reexamined for their practicality, and street
sections need to be developed for the streets around the
Morgan Boulevard and Largo Town Center Metro Station
areas. A reexamination of the street sections should lead to the
development of a hierarchy of street types that may employed
across the board along the entire Central Avenue Corridor to
help with the implementation of the vision of the future SMA.

The ARM and MORLAR Plans also identify streetscape
improvements. All streets will have sidewalks and tree planting
strips. However, the design of open space areas, such as parks
and plazas are not specifically mentioned in the ARM Plan and
are less detailed in the MORLAR Plan.

A number of factors, including economic, need to be evaluated
when trying to establish a consistent standard for building
heights and the intensity of development at centers. As an
example, if building heights are too tall, it is possible that a
consistent street wall cannot be created within a neighborhood,
because too much square footage in an area is located in one
building rather than multiple buildings. On the other hand,
if building heights are too low, the highest and best use for
a center might not be achieved. Consequently, a “happy
medium” needs to be determined for the four Metro station
areas.
Shared Parking with Ground Floor Retail Liner Space
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Civic Plaza with Cafe Dining

Active Pedestrian-Friendly Streetscape
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A. Existing TDOZ & DDOZ Locations by Approved General Plan Centers & Corridors
Metropolitan Center

Character Areas / Districts / Subareas

Transit District
Development Plan

Regional Center
Transit District
Development
Plan

Sector Plan

Community Center
Transit District
Development Plan

Sector Plan

Corridor Designation Only

No Designation

Sector Plan

Master Plan

Sector Plan

College ParkRiverdale TDDP,
1997

New Carrollton
TDDP and TDOZ,
2010

Greenbelt Metro
Area Sector Plan
and SMA, 2001

Morgan
Boulevard (and
Largo Town
Center) Metro
Areas Sector Plan
and SMA, 2004

North (Parcel: 1,
2, 10D, 12, 12C,
12D, 13, 15, 15D,
15E)

Metro Core

North College
Park

1

Subarea 1

Town Center

Bladensburg
Road Gateway/
Main Street

1

North Park

Metro Station
Core

Subarea A

MD 214/Addison
Road

Natural Area

Glenridge Transit
Village

Urban Residential
Character Area

Living Area A

Village Street

South (Parcel:
3, 4, 5, 6, 7, 8, 9,
10, 11, 14)

Annapolis Road
Corridor

Core Area

2

Subarea 2

Arts
Production and
Entertainment

Annapolis Road
Gateway

2

Hamilton Square

Metro Station
Edge

Subarea B

Metro North

Existing
Residential

Existing
Residential
Neighborhood

Commercial
Mixed-Use
Character Area

Living Area B

Industrial Street

Garden City

Beltway Plaza
& Greenbelt
Rd. Commercial
Corridor

3

Subarea 3

Neighborhood
Arts and
Production

Edmonston Road
Main Street

3

Queenstown

Main Street

Subarea C

Metro West
(Town Commons)

Corridor Infill

Mixed-Use
Transition

Living Area C

North Hillside
Residential

Springhill Lake
Transit Village

4

Subarea 4

Multifamily
Residential
Community

Bladensburg
Town Center

4

Medium-Density
Residential Edge

Subarea D

Addison South
(Town Commons)

Walkable Node

Retail Town
Center

Living Area D

West Lanham
Hills/Hanson Oak
Neighborhood

Capital Office
Park & Federal
Courthouse

Subarea 5

Traditional
Residential
Neighborhood

Port Towns
Waterfront

5

Urban
Neighborhood
Single-Family,
Detached

Subarea 6

Neighborhood
Commercial

Edmonston North
Workshop

6

Subarea 7

Stream Valley
Park

USDA/BARC
Metro Service &
Inspection Yard

5

Prince George's
Plaza Transit
District
Development and
TDOZ, 1998

Gateway Arts
District Sector
Plan and SMA,
2004

Port Towns
Sector Plan and
Endorsed SMA,
2009

(Morgan
Boulevard and)
Largo Town
Center Metro
Areas Sector Plan
and SMA, 2004

West Hyattsville
TDDP and TDOZ,
2006

Capitol Heights
TDDP and TDOZ,
2008

Tuxedo Road
Arbor Street
Cheverly Metro
Area Sector Plan
and SMA, 2005

Addison Road
Metro (ARM)
Town Center and
Vicinity SMA,
2000

Central US 1
Corridor Sector
Plan and SMA,
2010

Central Annapolis
Road Sector Plan
and SMA, 2010

Marlboro Pike
Sector Plan and
SMA, 2009

Subregion 4
Master Plan and
SMA*, 2010

Bowie and
Vicinity Master
Plan and SMA
(Old Town Bowie
DDOZ), 2006

Subarea 8

Addison Plaza
West

Living Area E

Baber Village

Living Area F

Central East
Metro Station

Subarea 9
Subarea 10A
Subarea 10B
Subarea 11
Subarea 12
Subarea 13A
Subarea 13B

Note: Light blue shaded areas have TDOZ or DDOZ design standards.
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*No relationship
with DDOZ
with character
areas. All MUI
properties
became DDOZ.
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