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Introduction 
The 2002 Prince George’s County Approved General 
Plan designates three growth policy tiers, each with its 
own unique characteristics and associated vision, goals, 
policies and strategies. The General Plan places Subregion 
I within two growth policy tiers, the Developing Tier and 
the Rural Tier and designates one possible future regional 
center (Konterra Town Center) and one corridor (US 1) 
within the Subregion I area. 

The Development Pattern Element of this master plan 
applies the General Plan vision for tiers, centers, and 
corridors to Subregion I and refines the General Plan goals 
to reflect the area’s unique characteristics and location. It 
also divides the US 1 Corridor into four focus areas and 
has specific recommendations for the planned Konterra 
Town Center development, and eight living areas. 

Rural Tier 
Vision 

The vision for the Rural Tier in Subregion I is protection 
of large amounts of land for wooded wildlife habitat, 
recreation and agriculture pursuits, and preservation of 
the rural character and vistas that now exist. Residential 
development pressures and equity for landowners are 
balanced with efforts to preserve rural environments and 
character.

Background 

The properties in the Rural Tier within the Subregion 
I area are primarily publicly owned lands including 
the Rocky Gorge Reservoir owned by the Washington 
Suburban Sanitary Commission (WSSC) and large 
federal research facilities such as the Beltsville 
Agricultural Research Center (BARC) and the Patuxent 
Research Refuge. 

The Rocky Gorge Reservoir is located in the northern 
most point of the Subregion I area in West Laurel on the 
banks of the Patuxent River. The reservoir was created 
by the construction of the T. Howard Duckett Dam and 

Development Pattern Elements

is adjacent to several hundred thousand evergreen and 
locust trees planted by WSSC to protect the land against 
soil erosion. WSSC recognizes the recreational value of 
the reservoir and some of the surrounding land is open to 
the public with limited access to a fishing/boating area, 
picnic areas, horse trails, and boat mooring and launching 
areas. The primary use of the reservoir is to store water 
before it is pumped to a filtration plant in Laurel to 
provide safe drinking water for Montgomery and Prince 
George’s Counties. 

BARC is a unit of the United States Department of 
Agriculture’s agricultural research service. It is located 
in the southeastern portion of Subregion I in Beltsville. 
Encompassing approximately 7,000 acres, BARC is 
the largest agricultural research complex in the world, 
responsible for conducting research into large-scale 

Rocky Gorge Reservoir

Entrance: Beltsville Agricultural Center
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farming practices including beef, pig, and poultry raising, 
pesticides, nutrition, and various other programs of 
interest to the agricultural industry.

The Patuxent Research Refuge, located in South Laurel, 
is one of over 540 refuges in the national wildlife refuge 
system administered by the U.S. Fish and Wildlife 
Service. The national wildlife refuge system is the 
world’s largest network of lands and waters dedicated 
to protecting wildlife and their habitat. The Patuxent 
Research Refuge is the nation’s only national refuge 
established to support wildlife research. Today most 
of the research on the refuge is conducted by the US 
Geological Survey (USGS) through the Patuxent Wildlife 
Research Center.

Both BARC and the Patuxent Research Refuge are within 
their own federally reviewed master plans.

Goals

Preservation of environmentally sensitive features.• 

Retention of sustainable agricultural land.• 

Maintenance of rural character.• 

Limited nonagricultural land uses.• 

Policy 1: Retain or enhance environmentally 
sensitive features and agricultural resources.

Strategy 
Adopt rural design guidelines and strategies in areas • 
of prevailing rural character to ensure that public 
and private development projects are designed 
and constructed consistently or in a manner that 

is consistent with the prevailing character. The 
standards and guidelines are to include roadway 
design, setbacks, buffering, tree retention, fencing, 
screening and building bulk standards.

Policy 2: Provide for a transportation system 
within the Rural Tier that helps protect open space, 
rural character, and environmental features and 
resources. 

Strategies

Limit transportation system improvements to those • 
needed to implement the preferred development 
pattern. 

Design and construct transportation facilities within • 
the Rural Tier that will preserve its rural, scenic and 
historically significant characteristics. 

Developing Tier 
Vision 

The Developing Tier in Subregion I is an area of low-  
to moderate-density suburban residential communities, 
distinct commercial centers, and transit-serviceable 
employment areas. Developing Tier growth policies 
emphasize a balance between the pace of development 
and the demand for adequate roads and public facilities, 
encouraging contiguous expansion of development 
where public facilities and services can be provided most 
efficiently.  

Background 

Residential

In recent years, the residential development market in 
the Baltimore-Washington, D.C., metropolitan region 
and Subregion I has been growing steadily. This growth 
will persist, as Fort Meade adds new personnel and 
construction of the Intercounty Connector (ICC) is 
completed. The current residential market demands 
large, luxury single-family homes and specialized 
residential communities that promote active and healthy 
living for older adults. These communities typically 
consist of smaller, attached ownership units such as 
luxury townhouses or condominiums. However, there 
also is a growing need for more affordable rental and 
homeownership units or workforce housing units to 

Patuxent Wildlife Research Center 
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accommodate the region’s services and retail employees 
and young one- to two-person households. Within 
Subregion I, the best opportunities for high-density 
condominium development are offered by the Konterra 
Town Center project and the future development of the 
Brickyard project. Both propose to offer pedestrian and 
vehicular access to retail and restaurant centers. The 
future Brickyard development located at the Muirkirk 
MARC station will offer an opportunity for transit-
oriented development, particularly upon the completion 
of the ICC. Workforce housing is best accommodated 
within new mixed-income developments with transit 
access. 

Retail 

Major retail land uses in Subregion I are by large 
shopping centers primarily along the US 1 Corridor and 
small-scale strip-mall developments located throughout 
the subregion. The larger-scale retail developments are 
IKEA, the Circuit City Shopping Center and Sunrise 
Plaza in Beltsville; the Marlo Home Shopping Center 
at US 1 and Contee Road; and the Calverton Shopping 
Center, off Powder Mill Road in the Calverton area. 
From convenience goods to bargain shopping outlets 
to national brand retailers, the Subregion I commercial 
corridors offer a myriad of goods and services for the 
local population. Accessibility to three major highways 
(I-95 to the west, I-495 to the south and MD 295 to the 
east), an existing and growing residential community and 
healthy competition add to the area’s appeal as a business 
location.

Regional retail competition comes primarily from 
Columbia Mall and big box retailers along Snowden 
River Parkway in Columbia to the north and from the 
Arundel Mills Mall to the northeast. Although not 
located in Subregion I, the planned Greenbelt Station 

Shopping Mall will also compete with Subregion I 
retail. It is located inside the Capital Beltway just south 
of Subregion I and is planned to include more than one 
million square feet of retail, combined with one million 
square feet of office and residential uses with direct 
access to Metro and MARC rail stations. The Konterra 
Town Center will serve Prince George’s, Montgomery 
and Howard Counties with high-end national and 
regional retailers.  

Retailers tend to favor highly accessible locations, 
typically focusing on intersections of major roads. For 
US 1, the key commercial intersections are Cherry Lane 
and Contee Road. New US 1 retail opportunities will 
occur in the Brickyard mixed-use development as well as 
the revitalization and redevelopment of the US 1 Corridor 
as a pedestrian-friendly commercial destination with a 
complementary residential component.

The area has one main north-south commercial corridor, 
US 1/Baltimore Avenue, with several smaller commercial 
districts on cross streets.  

Office, Flex, and Industrial

Major employment industrial land uses within Subregion 
I include both light and heavy industry as well as small 
and large business/office parks. Light industrial land use 
includes industrial parks that consist of multiple buildings 
on large lots, usually one-story in height concentrated 
in the Beltsville Industrial Park and Beltsville Industrial 
Center, along and adjacent to US 1; the Avondale 
Industrial Area, along Cherry Lane; and the Virginia 
Manor Industrial Park, along Virginia Manor Road. 
Heavier industrial land uses in the Subregion I area are 

Sunrise Plaza

Ammendale Business Campus
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typically mining sites. Heavy industry comprises older 
operations such as the Muirkirk Furnace, along US 1, in 
the North Beltsville living area.

Primarily located in the southern portion of the US 1 
Corridor, many of the industrial businesses are stable, 
long-time companies that have not changed in size 
significantly in recent years. The industrial market 
demand is constrained somewhat by the aging stock of 
available buildings, by the image and congestion of US 1, 
and by extensive competition from Howard County and 
Anne Arundel County developments with better access to 
regional road networks. There will be a continued need 
for replacement industrial space over the next few years, 
as many of these existing buildings are obsolete and need 
to be replaced. The US 1 Corridor could support up to 
an additional 200,000 square feet of industrial building 
space over the next 10 to 15 years.

Major office and flex land use includes business campuses 
and employment parks. This is a prominent land use 
throughout the subregion that includes the Konterra 
Business Campus, Ammendale Business Campus, and 
Ammendale South Business Campus along US 1; and the 
Laurel Employment Park, Maryland 95 Corporate Park 
and Konterra at Sweitzer Business Park along I-95.

The office, flex and industrial markets in Subregion I 
(and suburban Maryland as a whole) experienced 
negative rates of absorption in recent years due to 
oversupply in the market and competition from more 
modern spaces in nearby locations that supported today’s 
modern necessities. However, leasing activity in the 
second quarter of 2005 indicated a slow recovery in 

Pacific Institute for Research and Evaluation (PIRE)

all markets. For Subregion I, additional office demand 
has been generated by the spillover from Washington 
D.C.’s central business district, where rents continue to 
increase at a high rate. With higher rents in the District 
of Columbia, some office tenants have chosen to move to 
suburban Maryland where rents are more affordable. 

The potential for further office development depends 
on the subregion’s ability to compete with other areas 
in the region. In order to be competitive for Class A 
office space, an office location must have good access, 
proximity to executive housing, access to a skilled labor 
force and supportive retail. In addition, office locations 
with amenities such as ancillary retail are popular. The 
bulk of the Subregion I area’s future office development, 
particularly that located in close proximity to retail, 
is likely to be concentrated within the Konterra Town 
Center development closer to I-95 and to a lesser extent, 
on the ICC at US 1 at Muirkirk Road. Future demand for 
office and flex space is projected to support construction 
of 150,000 to 250,000 square feet along US 1 in the 
next 10 years and then increase during the 2015 to 2025 
period with completion of the ICC.

Goals 

Preservation and maintenance of residential areas. • 

Preservation and enhancement of natural • 
environments.

Maintained roads and improved pedestrian access.• 

Improved and maintained public facilities.• 

Increased public safety.• 

Sustainable economic development.• 

Increased utilization of transit.• 

Policy 1: Preserve and enhance the suburban 
neighborhood character. 

Strategies 

Enforce codes regarding (1) truck and other excessive • 
vehicle parking on residential streets, (2) multiple 
families living in single-family homes, (3) property 
maintenance, and (4) home businesses in areas not 
zoned for such uses.

Encourage high-quality design that seeks to improve • 
existing shopping centers and promotes and enhances 
the character of neighborhoods.
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Policy 2: Encourage low- to moderate density, 
transit- and pedestrian-oriented development. 

Strategies
Discourage new isolated commercial activities and • 
promote new mixed-use development in Konterra 
Town Center and at designated nodes along the US 1 
Corridor.  

Encourage the revitalization and redevelopment of • 
existing, underutilized commercial areas, such as the 
Marlo Home Shopping Center in North Beltsville 
and the former gas station on MD 197 adjacent to the 
Baltimore-Washington Parkway in Pheasant Run.

Develop compact planned employment areas near transit.• 

Promote development of mixed residential and • 
nonresidential uses at moderate to high densities and 
intensities in context with surrounding neighborhoods 
and with a strong emphasis on transit-oriented 
design, particularly in proposed mixed-use areas 
along US 1 in Beltsville and South Laurel.

Policy 3: Plan and provide public facilities to 
support the planned development. 

Strategies 
Balance the pace of development with the ability of • 
the private sector to provide adequate transportation 
and public facilities.

Encourage contiguous expansion of development • 
where public facilities and services can be more 
efficiently provided.

Ensure a balance between school facilities and • 
recreational facility capacity and new development in 
order to prevent school overcrowding.

Proactively plan for construction of new school and • 
recreational facilities

Policy 4: Improve vehicular and pedestrian 
circulation and safety. 

Strategies
Upgrade intersections to alleviate congestion and • 
provide a safe, steady flow of traffic.

Install streetscape improvements including paved • 
pedestrian paths and safety features, clearly marked 
crosswalks at major intersections, tree, landscaping, 
curbs, and lighting, where needed.

Policy 5: Promote and enhance commercial uses 
and encourage a safe shopping, working, and 
living environment. 

Strategies 

Provide incentives to upgrade area shopping and • 
retail centers in the form of public loans and tax 
breaks.

Define design guidelines for new and redeveloped • 
shopping centers within residential areas that 
complement the character of those areas.

Institute measures to increase safety and reduce • 
crime through implementation of Crime Prevention 
Through Environmental Design (CPTED) principles.

Centers and Corridors  
(Konterra Town Center and US 1/
Baltimore Avenue Corridor) 
Vision 

Centers and corridors in Subregion I are a mix of uses at 
moderate to high densities and intensities, with a strong 
emphasis on transit-oriented development. Development 
occurs at local centers and other appropriate nodes within 
one-quarter mile of major intersections or transit stops 
along the corridor.

General Plan Guidance 

Subregion I consists of one designated possible 
future regional center at Konterra and one designated 
corridor along US 1/Baltimore Avenue.  These areas 
are specifically targeted by the General Plan for growth 
through development or redevelopment.  Centers and 
corridors are intended for a mix of higher-intensity 
nonresidential and residential uses that are consistent 
with the existing or planned investments in the public 
infrastructure.

The Konterra Town Center is identified by the General 
Plan as a possible future location for regionally marketed 
commercial and retail centers, residential communities, 
office and employment areas, some higher educational 
facilities and possibly sports and recreation facilities 
primarily serving Prince George’s County. US 1/
Baltimore Avenue is targeted for a moderate-intensity 
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mix of residential and nonresidential uses that are more 
community-oriented in scope, with development and 
redevelopment encouraged at specific nodes along the 
corridor.

Konterra Town Center 

Vision 

The Konterra Town Center is a major development 
initiative in Prince George’s County. Consistent with 
Smart Growth and sustainable mixed-use development 
principles, the town center serves as the commercial, 
residential, cultural and recreational focal point of 
Subregion I. Konterra Town Center enhances the image 
of the county as a good place to live, work, play, visit and 
shop. This has been achieved by a diversity of land uses, 
housing, and employment opportunities, ensuring high-
quality development to create a vibrant quality of life 
within the town center, its surrounding neighborhoods, 
and the county-at-large. 

Background 
The site of the Konterra Town Center began as a 2,200-
acre sand and gravel excavation operation, purchased 
in 1981 by the Gould family, with an eye towards 
eventually developing the land. The intent was to 
preserve a strategic location for future development along 
the east and west sides of I-95 between the interchanges 
of MD 198 in Laurel and MD 212 in Calverton. In the 
early 1980s, 741 acres of the overall 2,200 acres became 
the subject of a more clear vision to develop an integrated 
land plan that would create a “sense of place” and a 
gateway to Prince George’s County. From this vision, 
Konterra Town Center as a concept was born.

In the 1990 Subregion I Master Plan and Sectional Map 
Amendment, the Konterra Town Center concept consisted 
of a regional mall, office, retail, and residential uses 
west of I-95, with the town center on the east. Approved 
zoning for the 488 acres east of I-95 for the town center 
(M-X-T Zone granted in 1985), and 253 acres west of 
I-95 for an upscale regional mall (C-R-C Zone granted 
in 1990) reflect the original intent of the Konterra Town 
Center vision.

Konterra Town Center
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Excavation operations continue on the west side of I-95, 
while the east side is a vacant undeveloped area with a 
moonscape-like appearance. In the last several years, 
Konterra Town Center has moved forward with over 
500,000 square feet of commercial development and over 
600 dwelling units (approved and constructed) in the area 
surrounding the central 741 acres. 

Goals 

Compact, mixed-use development at moderate to • 
high densities.

Define the physical element to foster a sense of • 
community that creates community identity and pride.

Transit-supportive and transit-serviceable • 
development and multimodal transportation 
opportunities.

Pedestrian-oriented and transit-oriented building, • 
landscape and streetscape design.

Quality relationships between the built and natural • 
environments.

Policy 1: Plan sufficient density to sustain a fully 
realized town center program. 

Strategy

Develop at a density and intensity that will sustain • 
its civic and cultural facilities and a balance of retail, 
employment and residential uses.  

Policy 2: Establish a distinctive “sense of place.” 

Strategy 

Design a vibrant yet coherent physical plan that • 
contains diversity in public spaces, ranging from 
hard, formal, active urban places to soft, informal, 
landscaped-dominant places.

Policy 3: Design for optimum visibility and 
accessibility. 

Strategies 

Provide adequate signage, gateway features, and • 
controlled views into the town center during the 
approach to the site.  

Establish radial avenues of access from other • 
surrounding roads that will provide the ability to 
collect and distribute traffic to the site and disperse 
traffic while minimizing its impact upon surrounding 
neighborhoods.

Promote design that allows independence, mobility, • 
and a choice of desirable destinations accessible via 
comfortable pedestrian and bicycle trails and public 
transit routes for members of the population who are 
elderly, under 16 years old, nondrivers or members of 
one-car families.

Policy 4: Restore the natural features of the site. 

Strategies

Continue the reclamation process to restore and • 
enhance extensively mined and heavily pitted areas.  

Preserve and enhance the two areas along streams • 
within Town Center East and one area along Indian 
Creek at Town Center West as open spaces. 

Policy 5: Create a vibrant 24-hour sustainable 
environment. 

Strategy

Establish a mixture of uses in a variety of distinctive • 
settings and forms, all within easy walking distance 
of each other to create a synergistic, sustainable 
urban community. 
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Policy 6: Create a high-quality, pedestrian- and 
bicycle-oriented environment.

Strategy

Assign a high priority on pedestrian and bicycle use • 
that encourages independence from the automobile 
with a hierarchy of development that emanates from 
the core. 

Policy 7: Phasing 

Strategies 

Establish the design quality and character of the town • 
center at its beginning. 

Consider interim development proposals that may be • 
replaced by higher intensity, mixed-use projects when 
there is market support and more specific information 
about proposed facilities. 

Phase development in a realistic and orderly way to • 
build the market credibility necessary to fulfill the 
town center’s ultimate vision.  

US 1/Baltimore Avenue Corridor 
The US 1 Corridor in Subregion I is currently defined by 
its older commercial strip character. Historically referred 
to as “the nation’s Main Street,” US 1 serves as a critical 
artery connecting the employment centers of Washington, 
D.C., and Baltimore. As a central spine of employment 
and service uses, the corridor functions as a main street 
in an economic sense but lacks the physical character and 
local focus of a traditional, walkable main street as well 
as a cohesive relationship to surrounding neighborhoods. 

Existing development patterns create an automobile-
focused environment with an absence of pedestrian-
oriented amenities. Visually, the corridor appears 
rundown and unattractive in many locations. It is 
cluttered with signage and power lines and lacks a 
unique identity that distinguishes it as a whole and 
further identifies each of the adjacent communities 
located along the length of the corridor. Existing uses 
along US 1 tend to lack coordination and do not have a 
cohesive relationship to one another or to surrounding 
neighborhoods. As a result, there exists a tension 
between the uses lining US 1 and adjacent residential 
neighborhoods.

Three significant projects planned for the future include 
an extension to Kenilworth Avenue, the Intercounty 
Connector (ICC), and the future regional center at 
Konterra Town Center, and all will have implications 
for future land uses along the corridor. The Kenilworth 
extension has the potential to absorb much of the regional 
traffic that currently uses US 1 to access points north 
and south, thereby creating the potential to reorient 
Rhode Island Avenue and Old Baltimore Road to more 
local uses and create stronger connections to adjacent 
neighborhoods. The Kenilworth Avenue extension, 
by lessening traffic, will allow for more pedestrian-
oriented streetscape and open space improvements along 
thoroughfares such as Rhode Island Avenue, Baltimore 
Pike and US 1.

The retail development planned for Konterra Town 
Center is likely to attract traditional retail operations to 
its more modern facilities while lessening the demand for 
retail space in the more outdated facilities on US 1. 

Challenges to redevelopment on US 1 include narrow 
lot depths in key locations and fragmentation of 
property ownership, which impedes opportunities for 
land assemblage. Moreover, US 1 already carries high 
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volumes of traffic, and opportunities for road widening 
are limited due to a lack of right-of-way space for such 
improvements. The railroad right-of-way that runs 
parallel to US 1 along much of its length constitutes a 
further redevelopment obstacle. 

Goals 

High-quality mixed-use development along US 1.• 

Higher densities at specified locations, such as • 
mixed-use neighborhoods in Beltsville along US 
1 and the Vansville Village Hamlet along Old 
Baltimore Pike.

Encourage greater coordinated relationships among • 
commercial and industrial land uses with surrounding 
neighborhoods.

Improved access to transit.• 

Improved visual appearance of the streetscape.• 

A pedestrian-friendly environment that is a safe and • 
enjoyable place to walk.

Connections and transitions to existing residential • 
neighborhoods.

Design standards and guidelines for achieving high-• 
quality development and improving the form and 
character of development along the corridor.

Connections and links between open space.• 

Policy 1: Establish a series of mixed-use nodes 
along US 1 in locations such as Rhode Island 
Avenue, Powder Mill Road, and Contee Road 
that complement and enhance existing residential 
neighborhoods and create opportunities for a 
variety of residential densities.

Policy 2: Create open space linkages in the form of 
trail connections and focal places such as plaza or 
civic greens that are integrated with surrounding 
neighborhoods. 

Policy 3: Upgrade and unify the streetscape to 
help establish a pedestrian-friendly environment 
and sense of place in diverse locations along the 
corridor. 

Policy 4: Encourage the use of the planned 
Kenilworth Avenue extension for regional traffic, 
thereby enabling the use of Old Baltimore Pike for 
local traffic and neighborhood-oriented uses with 
possible new connections between Old Baltimore 
Pike and US 1. 

Policy 5: Locate public focal places—such as 
greens, plazas, and circles—at key locations along 
the corridor and connecting streets and at the 
hearts of neighborhoods (e.g., the edges of the 
Beltsville Agricultural Research Center property 
and the intersection of Rhode Island Avenue and 
US 1 in Beltsville). 
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Map 2: US 1 Corridor Proposed Land Use
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Focus Area 1 (US 1 from the Beltsville 
Agricultural Research Center to Quimby Avenue) 

Vision 
The vision for Focus Area 1 is US 1 developed as a 
“main street,” new mixed-use neighborhoods adjacent 
to the Beltsville Agricultural Research Center (BARC) 
and existing low- to high-density housing in Beltsville. 
New development is integrated with older residential 
neighborhoods and is connected by a network of open 
spaces and a central focal place. Rhode Island Avenue 
is divided into two local streets by focal greens along 
US 1, with streetscape improvements and trails. The 
commercial core at the Costco Shopping Center is 
redeveloped into a high-quality shopping destination. The 
southern portion of US 1 is lined by a heavily planted 
streetscape gateway from I-495 north to Sunnyside Road 
and through the BARC landscape. 

A new mixed-use neighborhood from Prince George’s 
Avenue to Garrett Avenue is integrated with the adjacent 
single-family neighborhood and is buffered from US 1 
and the CSX railroad line to the east. An area of medium-
density housing is included in this neighborhood adjacent 
to the mixed-use development, extending from Garrett 
Avenue to Quimby Avenue and buffered from US 1 and 
the CSX rail line.
Background
Focus Area 1 includes the BARC property at the southern 
end of the planning area, the area surrounding the intersection 
of Rhode Island Avenue and US 1, and the existing Costco 
Shopping Center and vicinity. North of Powder Mill Road, the 
existing Behnke Nursery property and commercial properties 
further to the north comprise a narrow land area opposite 
the industrial areas of Focus Area 2. Since the current and 
potential uses of these parcels relate more to the area to the 
south than the industrial uses across US 1, they are included 
as part of Focus Area 1.

Map 3: Focus Area 1
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The focus area is characterized by a strip commercial 
development, heavy and light industrial uses, and 
numerous small lots with a variety of owners. Residential 
neighborhoods are located to the west of US 1 throughout 
much of the focus area but are not well-integrated with 
the uses along US 1. The intersection of US 1 and Rhode 
Island Avenue constitutes a major intersection and 
potential focal point, while the southern end of the focus 
area has the potential to serve as a distinctive gateway to 
the focus area from the Capital Beltway (I-495). 

Goals 
Quality mixed-use and residential development that • 
protects, enhances and integrates with surrounding 
neighborhoods.

Increased open space and improved open space • 
connections.

Upgraded streetscape and pedestrian amenities to • 
establish a walkable community.

Retention and expansion of selected retail • 
development on US 1.

Policy 1: Establish areas of mixed-use development 
that are integrated with adjacent residential 
neighborhoods. 

Strategies

Develop a mixed-use neighborhood at the southern • 
end of the focus area, adjacent to BARC.

Encourage mixed-use development in the area on the • 
west side of US 1, north of Powder Mill Road.

Ensure that new mixed-use development is integrated • 
with—and protects, enhances and complements—
surrounding residential neighborhoods.

Guide regional commercial and industrial traffic • 
away from proposed neighborhoods.
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Policy 2: Develop new mixed-use residential 
development to protect and enhance adjacent 
residential neighborhoods. 
Strategies

Support and integrate existing residential neighborhoods • 
with new housing on US 1 and Rhode Island Avenue.
Develop a mix of medium-density residential and office • 
uses on the west side of US 1 (north of Garrett Avenue 
and the proposed mixed-use development on US 1).
Develop a mix of medium-density housing and office • 
uses on the west side of Rhode Island Avenue, north 
of the intersection with US 1.
Improve the streetscape adjacent to the proposed • 
medium-density housing to serve as a buffer from US 1.

Policy 3: Establish new open space areas and 
a central focal place to connect surrounding 
neighborhoods. 
Strategies

Utilize the edges of the BARC property as visual • 
open space to create a more attractive gateway into 
the sector area from the south.

Locate a central public focal place at the intersection • 
of Rhode Island Avenue and US 1 to serve the 
southern mixed-use neighborhood.

Locate a central public focal place within the proposed • 
mixed-use neighborhood west of US 1 between Prince 
George’s Avenue and Garrett Avenue.

Provide connections to surrounding open space, • 
including the Ammendale Normal School historic 
site, Indian Creek, and the proposed paths alongside 
the Kenilworth Avenue extension.

Policy 4: Improve pedestrian/bicycle circulation 
and streetscape character. 
Strategies

Construct a pedestrian bridge across US 1, from the • 
area north of Quimby Avenue to Linden Street and the 
adjacent Indian Creek stream valley, thereby creating 
a continuous trail connection between proposed open 
space acquisition east of US 1 and the proposed trails 
alongside the Kenilworth Avenue extension.
Establish distinct zones of unified streetscape • 
elements along US 1
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Gateway streetscape north of I-495 to Sunnyside  -
Road

Main street streetscape from Sunnyside Road to  -
focal place at Rhode Island Avenue

Retail streetscape on US 1 between Rhode Island  -
Avenue and Powder Mill Road

Buffered edge with path along US 1 to shield  -
new housing development from US 1 traffic. 

Improve and add sidewalks and pedestrian crossings • 
along US 1 to encourage safe pedestrian uses and 
better east-west connections.

Move overhead utilities underground.• 

Implement proposed in-road bicycle lanes along US 1, • 
extending the existing lanes along the IKEA frontage.

Policy 5: Retain, expand and complement retail 
development at the existing Costco site and nearby 
sites. 

Strategies 

Retain and improve the existing Costco retail site.• 

Expand retail uses on this site and on the opposite • 
side of US 1 to allow for improvements that 
accommodate retail with large-floor-plate needs.

Locate a grocery store in this area.• 

Policy 6: Improve existing traffic circulation to 
protect and enhance proposed neighborhoods. 

Strategies

Eliminate the direct intersection of Rhode Island • 
Avenue with US 1, utilizing the space created at the 
end of the right-of-way as the location for a public 
focal place.

Create additional secondary streets that link Rhode • 
Island Avenue with US 1 at an east-west intersection.

Widen and improve the bridge over the CSX rail line • 
along Powder Mill Road.

Provide traffic calming and a neighborhood entry • 
feature at Powder Mill Road and US 1 for westbound 
traffic.

Focus Area 2 (US 1 from Powder Mill Road 
to Muirkirk Road) 

Vision

The vision for Focus Area 2 is an environmentally 
sustainable employment area with enhanced open spaces 
that showcase best practices in “green” design and 
technology. The area features a cohesive bicycle and 
pedestrian network, the completion of the Kenilworth 
Avenue extension, a unified streetscape and industrial 
uses surrounded by vegetative buffers and multiple open 
space and trail connections.

Background 

Focus Area 2 is bounded by Muirkirk Road to the north, 
the area just south of Powder Mill Road to the south, and 
Old Baltimore Pike to the east. The western boundary of 
the focus area follows US 1 south of Quimby Avenue; 
north of Quimby Avenue, the boundary extends westward 
to the focus area boundary.

The area’s character is shaped by the industrial uses 
that occupy the area on the east side of US 1, office 
flex space and light industrial uses to the west of US 1 
and natural areas—including tree cover, wetland areas 
and stormwater management facilities—interspersed 
throughout. The area west of US 1 includes the Konterra 
Business Campus, a collection of structures used as 
flex office space, and isolated uses at the southern end 
that include a Maryland Department of Motor Vehicles 
Administration facility, a Federal Express warehouse, 
additional offices, expanses of undeveloped land and 
educational facilities.

It is anticipated that many of the existing land uses will 
remain the same. Exceptions include the northern end of 
the focus area adjacent to the Muirkirk MARC station, 
which could eventually sustain transit-supportive retail 
and office development, and an area of potential mixed-
use development further south along Old Baltimore 
Pike. Primary challenges include the need to improve 
pedestrian circulation and streetscape character in the 
area, to provide amenities for people working and living 
in the area, and to restore natural areas and improve the 
environmental sustainability of existing land uses given 
the proximity of sensitive environmental resources such 
as wetlands and Indian Creek. In addition, the area will 
be impacted by the planned extension of Kenilworth 
Avenue and future decisions regarding the character of 
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this new roadway. The CSX railroad right-of-way runs 
parallel to the east side of US 1 and as a result, limits 
redevelopment options and opportunities to connect the 
east and west sides of US 1.

Goals

Enhanced and restored open space.• 

“Green” design standards and best practices in • 
stormwater management.

An improved road network.• 

Protection and enhancement of existing wetlands.• 

Improved and unified streetscapes.• 

A walkable and bicycle-friendly environment.• 

New retail amenities for area workers and residents.• 

Maintenance of existing industrial uses.• 

Future development adjacent to the MARC station • 
(encompassing a possible Metrorail station) and 
along a portion of Old Baltimore Pike.

Policy 1: Transform the area into a model 
of environmental sustainability by restoring 
and expanding existing open space and green 
infrastructure and by applying best practices in 
sustainable design. 

Strategies

Protect, restore and expand existing wetlands, and • 
reintroduce native species to the natural environment.

Explore opportunities to designated open space areas • 
for passive and active recreation.

Establish vegetative buffers around industrial uses, • 
especially near waterways and wetlands.

Encourage green building practices, including the • 
use of recyclable materials, solar power and other 
forms of energy efficiency, green roofs and other best 
practices.

Apply best practices in stormwater management, • 
such as green roofs, rain gardens, bioswales and 
cisterns, to new development.

Map 4: Focus Area 2
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Consolidate stormwater management systems as part • 
of an expanded open space area adjacent to US 1.

Explore opportunities to retrofit existing structures • 
with best practices in “green” design (i.e., 
establishing green roofs on structures with large 
footprints).

Policy 2: Ensure that Kenilworth Avenue extended 
is visually attractive, has a parkway character, and 
encourages adjacent walking and bicycling. 

Strategies

Protect existing wetlands, wherever possible.• 

Integrate roadway improvements with green building • 
practices to foster sustainability.

Proposed Wetland Enhancement

Include plantings and vegetative buffers along the • 
roadway.

Set aside a portion of the right-of-way for an off-road • 
bicycle and pedestrian path alongside the roadway.

Provide trail connections to adjacent neighborhoods • 
and the Konterra Business Campus.

Policy 3: Strengthen the existing industrial area and 
the future redevelopment of the Muirkirk MARC 
station and possible future Metrorail station. 

Strategies

Retain the majority of industrial uses.• 

Redevelop the northern portion of the industrial area • 
(south of Muirkirk Road) with new retail amenities 
for area workers.

Upgrade and unify the streetscape character • 
throughout the industrial area.

Improve pedestrian circulation throughout the area, • 
especially across Muirkirk Road to the MARC 
station site.

Policy 4: Maintain and enhance Konterra Business 
Campus. 

Strategies 

Retain existing business park uses.• 

Strengthen pedestrian connections throughout the • 
business park.

Upgrade and unify streetscape character in the • 
long-term through improvements to pavement, street 
furniture and lighting.

Provide connections to proposed paths associated • 
with the Kenilworth Avenue extension and to the trail 
network in the surrounding area.

Policy 5: Create new bicycle and pedestrian 
connections. 

Strategies 

Incorporate a new bicycle and pedestrian path • 
alongside the planned Kenilworth Avenue extension.

Improve pedestrian circulation in the existing • 
industrial area.

Existing Wetland
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Map 5: Proposed Vision of Focus Area 2 
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Improve pedestrian and bicycle circulation alongside • 
Old Baltimore Pike, establishing off-road routes 
parallel to the road.

Provide pedestrian connections to the MARC station • 
area from the new development proposed just south 
of the station area.

Policy 6: Develop a new retail/office center, 
oriented toward a potential Metro station, to 
provide amenities for nearby workers, commuters 
and residents. 

Strategies

Redevelop the northern portion of the industrial area, • 
south of Muirkirk Road.

Complement existing industrial uses, Konterra • 
Business Campus, nearby residential areas and 
planned mixed-use with needed retail/office facilities 
within walking distance.

Ensure that the design of the retail/office center • 
facilitates both north-south and east-west 
connections.

Policy 7: Establish Old Baltimore Pike as a 
pedestrian-oriented local street. 

Strategies 

Create a “main street” for local traffic only from • 
Odell Road north to Ammendale Road along 
Old Baltimore Pike with the proposed mixed-use 
“Vansville Village Hamlet” (see policy 8 below) as 
its core.

Direct regional through traffic to the planned • 
Kenilworth extension by designating  Ammendale 
Road as the only access route into the Vansville 
neighborhood from Kenilworth Avenue extended.

Eliminate regional through traffic on Old Baltimore • 
Pike, north of Powder Mill Road, upon completion of 
the Kenilworth extension.

Provide direct access to Old Baltimore Pike from • 
Ammendale Road only, between Muirkirk Road and 
the Kenilworth Avenue extension.

Connect Ammendale Road to Maryland Avenue • 
along the railroad right-of-way in the industrial area.

Prevent northbound access to Old Baltimore Pike • 
from Kenilworth Avenue extended as a strategy for 
eliminating regional traffic on Old Baltimore Pike.

Allow southbound access to Old Baltimore Pike from • 
Kenilworth Avenue extended to enable access to the 
industrial area.

Policy 8: Create a “Vansville Village Hamlet” to 
strengthen the nearby “Old Vansville” residential 
neighborhood. 

Strategies

Develop the land currently occupied by the older • 
portion of the industrial area (east and south of the 
wetland area) and the undeveloped commercial site 
across Old Baltimore Pike into “Vansville Village 
Hamlet”—an area of medium-density residential 
development around a small mixed-use village center.

Rezone small lot industrial and undeveloped • 
commercial land to permit medium-density 
residential with a small mixed-used area at its center.

Create a public focal place to integrate new • 
development with the adjacent residential 
neighborhood at the intersection of Odell Road and 
Old Baltimore Pike.

Prevent access between Odell Road and the • 
Kenilworth Avenue extension at this location.

Buffer the proposed residential and mixed-use • 
development from Kenilworth Avenue extended.

Policy 9: Intensify code enforcement efforts to 
encourage the clean-up and/or redevelopment of 
underutilized or vacant sites in the area. 

Strategies 

Enforce environmental regulations governing the • 
impact of active or abandoned industrial sites on 
nearby waterways.

Enforce site development ordinance in industrial • 
areas.
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Focus Area 3 (US 1 from Muirkirk Road to 
Academy Lane) 

Vision

Focus Area 3 is a major gateway into the US 1 Corridor 
that is characterized by a mix of land uses, pedestrian- 
and transit-friendly access, transit-supporting commercial 
uses and environmentally responsible stormwater 
management.

Background 

Focus Area 3 is located between Muirkirk Road and 
Academy Lane. In the late 1800s, the land in Area 3 was 
known for its prominent iron ore and gravel mining. 
The success of these mining areas was in part due to 
their proximity to the Baltimore-Ohio Railroad and local 
furnace operations. Prior use of the land for mining 
has scarred the terrain, making some parts of the area 
unsuitable for certain types of development. 

The largest amount of open space in Area 3 is the 
Maryland National Memorial Park and cemetery. 
Existing uses of the land are open, urban land, park 
area, industrial, flex office space and commercial. The 
Muirkirk MARC station is located at the intersection of 
Muirkirk Road and US 1. The Intercounty Connector 
(ICC) divides Area 3 in half, providing a prime location 
for gateway development. Planned development of the 
area includes the Brickyard development, a mixed-use, 
medium-density development on the eastern terminus 
of US I between the ICC and Muirkirk Road; the ICC, 
an intercounty arterial road providing east-west vehicle 
access from Montgomery County to Prince George’s 
County; and the Konterra Business Campus, a flex-office 
space development. Potential development in the area 
includes high-density construction to take advantage 
of the ICC gateway and MARC station, the potential 
addition of a Metrorail Green Line station at this 
location, additional open park space, buffered pedestrian 
connections, and more office space.

Map 6: Focus Area 3
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Goals 

Development of mass transit and major transportation • 
corridors, especially Kenilworth Avenue extended 
and the ICC to enhance accessibility.

Compact, attractive medium-density residential • 
and commercial development in mixed-use activity 
centers and transportation corridors.

Development of employment sectors in the vicinity • 
of transit nodes in the Developing Tier.

Improved pedestrian and bicycle safety, accessibility • 
and connectivity.

Stormwater management systems on a shared, cross-• 
property basis.

Policy 1: Support pedestrian/bicycle accessibility 
to mass transit and surrounding residential and 
commercial development. 

Strategies 

Institute an east-west bikeway connection along the • 
ICC with possibilities for expansion along Virginia 
Manor Road, the Kenilworth Avenue extension and 
the Muirkirk Bridge extension.

Establish a bike path connection to the Brickyard • 
development from the MARC station and 
surrounding development.

Integrate pedestrian/bicycle accessibility to the transit • 
station for commuters and residents.

Map 7: Proposed Vision of Focus Area 3 
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Policy 2:  Apply transit-oriented design principles 
to gateway/corridor development of the ICC and 
MARC station that encourages mixed-use office, 
retail and medium- to high-density residential 
space. 

Strategies 

Extend opportunities for flex office development • 
along the ICC by maximizing available area density.

Improve the visibility of the MARC station through • 
new wayfinding signage that directs pedestrians and 
vehicles to the station.

Create a sound wall/noise buffer along US 1 for the • 
Brickyard development.

Retain the existing industrial center east of US 1.• 

In the long-term, consider redeveloping the northern • 
portion of the industrial center, south of Muirkirk 
Road as a retail center serving transit riders, area 
workers and residents.

Encourage mixed-use, medium- to high-density • 
development in the vicinity of the MARC station 
with retail and office space on the ground floors and 
residential or office space above.

Develop high- and low-density residential uses • 
east of US 1, north of the MARC/Metro stations, 
as proposed in the concept for the Brickyard 
development.

Provide gateway landscape features to make the ICC • 
corridor appealing to potential office development.

Provide convenient connections between the MARC • 
station and the proposed Metrorail station.

Policy 3:  Promote an integrated stormwater 
management plan that connects existing and future 
development.

Strategies

Integrate stormwater management connections along • 
US 1with development along the ICC, Victoria 
Falls and Konterra, to maintain land uses that are 
environmentally sound. 

Establish a unified stormwater management • 
system, with a coordinated arrangement for shared 
stormwater management facilities serving multiple 
properties, in the area to the west of US 1 and north 
of Muirkirk Road. 

Proposed US 1 and Intercounty Connector

Proposed Muirkirk MARC/Metro Station
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Focus Area 4 (US 1 from Academy Lane to 
Cherry Lane) 

Vision 
The vision for Focus Area 4 is new mixed-use 
development that complements and enhances the 
surrounding residential neighborhood. Residential 
development of a variety of densities straddles the land 
between the Contee Road intersection and the Maryland 
National Memorial Park and cemetery. Commercial 
redevelopment consolidates automobile sales operations 
into one coordinated shopping destination. The area is 
connected by an open space network and pedestrian-
friendly, traffic-calmed streets.

Background 
The area is bounded by Cherry Lane to the north and 
Academy Lane to the south. The western boundary 
follows US 1 to Contee Road and extends further west 
to include the area between Contee Road and Academy 
Lane. The eastern boundary encompasses the properties 
fronting US1 and some adjacent residential properties 
and open space to the east. Areas to the west of US 1 fall 
within the City of Laurel and were not included in the 
planning area. 

The area is defined by the commercial uses lining US 1 
and an assortment of open space areas, including both 
undeveloped areas and the Maryland National Memorial 
Park and cemetery. Existing commercial structures range 
in quality. While a few are appropriate for retention 
and reuse, the lesser quality structures represent future 
redevelopment opportunities. Existing open space, 
while currently fragmented and underutilized, offers the 
potential for a continuous network of open space.

Goals 

New mixed-use and commercial development at • 
approved locations.

A pedestrian-friendly environment.• 

An improved and expanded open space network.• 

Preserved, strengthened, and complementary • 
neighborhoods.

New trail linkages to surrounding areas.• 

Protected and enhanced low-lying, undeveloped • 
areas, including contiguous wetlands, through 
incorporation into area green space.

Map 8: Focus Area 4
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Policy 1: Establish areas of mixed-use development 
to complement surrounding residential areas. 

Strategies 

Redevelop the existing Marlo Furniture site with • 
commercial and mixed-use residential at the corner 
of Contee Road and US 1.

Develop housing that reflects the character of  -
Victoria Falls.

Redevelop the northern portion of the study area from • 
the Maple Street right-of-way  to Cherry Lane with a 
mixed-use development along east side of US 1. 

Develop the designated mixed-use area south  -
of Lindendale Drive and north of the Maple 
Street paper street as a mix of medium-density 
residential and office uses.

Develop the area north of Lindendale Drive as  -
a mix of higher-density residential, commercial 
and office uses.

In conjunction with the City of Laurel, explore • 
opportunities to create a complementary mixed-use 
neighborhood on the east side of US 1.

Policy 2: Create a coordinated, pedestrian-oriented 
commercial area that provides a location for 
consolidated automobile sales at Contee Road and 
US 1.

Strategies

Consolidate automobile sales businesses east of • 
US 1, north and south of Contee Road into a well-
planned, walkable automobile sales environment.

Create a unified automobile sales area with support • 
retail to a shopping destination environment.

Provide a safe and comfortable pedestrian crossing at • 
US 1 and Contee Road.

Encourage cross-lot access to connect businesses in • 
a pedestrian-friendly manner through consolidated 
access and removal of barriers restricting access 
between properties.

Policy 3: Create a safer walkable environment 
through improvements to streets, sidewalks and 
building orientation. 

Strategies 

Employ traffic calming measures in residential areas.• 

Improve the sidewalk network and add street trees • 
throughout the area.

Create an urban boulevard character along US 1 by • 
widening sidewalks and establishing a build-to line to 
locate future development closer to the street.

Locate parking areas at the rear and sides of all • 
buildings.

Policy 4: Establish a continuous open space 
network by upgrading existing open space and 
introducing new parks. 

Strategies 
Preserve and enhance the existing cemetery; • 
complement with unified adjacent residential 
development.

Provide connections to the existing neighborhood • 
park at Lindendale Drive and Waggaman Avenue, 
establishing this space as common open space for 
surrounding residences.

Establish low-lying areas as viable open space amenities.• 

Develop a new park in the existing undeveloped • 
area east of US 1, extending from Maple Street at 
the park’s north end to the rear of the residential lots 
facing Willow Street at its southern boundary.

US 1 Proposed Streetscape
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