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Economic Development 
Vision 

The vision for Subregion I is sustainable economic 
development opportunities along the commercial 
corridor that is compatible with the existing character 
of residential neighborhoods. There is a diversity of 
jobs and high-quality housing types and the tax base has 
expanded to enhance the US 1 Corridor’s commercial 
viability in a changing market climate.

Background

Positioned between two major employment activity 
centers; Washington, D.C.,/Northern Virginia and greater 
Baltimore, Subregion I is an excellent location for 
residents, especially two-income households with jobs 
in both locations. With the significant population and 
household growth of the Baltimore-Washington, D.C., 
metropolitan region in recent years, Subregion I continues 
to experience steady residential market activity. The 
current residential market demands large, luxury single-
family homes and specialized residential communities 
that promote active and healthy living for older adults. In 
addition to the growing number of luxury homes, there 
is also a growing need for more affordable rental and 
homeownership units to accommodate the region’s service 
and retail employees and young one- and two-person 
households. Within Subregion I, the Konterra Town Center 
and Brickyard development provide the best opportunities 
for high-density condominium development. 

Residents of Subregion I predominantly work in 
professional and management occupations with half of all 
workers commuting more than 30 minutes to work each day. 
The subregion has a jobs-housing ratio of 2.3. Generally 
a ratio above 1.5 means that a community has more jobs 
than dwelling units and more than likely workers are 
commuting from outside of the area. Approximately 56,000 
people worked in Subregion I in 2000, with government 
jobs (local, federal, and state) making up approximately 
16 percent of the job base compared to approximately 
84 percent in the private sector, including nonprofit and 
for-profit.  With a large number of office, commercial and 

Economic Development & 
Urban Design Elements

industrial uses located within the US 1 Corridor, much 
of the subregion’s employment is found here. There are 
more than 800 businesses with approximately 11 million 
square feet of retail/service, office, flex/warehouse, and 
industrial within the US 1 Corridor. Jobs within the corridor 
are well distributed by industry with employment highest 
in professional, scientific and management services, retail 
trade, and construction.  

Subregion I has an extensive commercial stock consisting 
of strip retail centers, freestanding stores and a variety 
of Class B office buildings (e.g., business campuses, 
freestanding office space and flex office/warehouse space). 
The subregion’s retail inventory includes approximately 35 
shopping centers and numerous freestanding stores with 
over 2.3 million square feet of space. 

The office, flex and industrial markets in Subregion 
I experienced negative rates of absorption in recent 
years due to competition from more modern spaces in 
nearby locations such as Montgomery County having 
experienced positive net absorption rates in recent years. 
However, leasing activity in the second quarter of 2005 
indicated a slow recovery in all markets. Subregion I 
has a predominantly mature office and flex building 
stock with the majority of structures built in the 1980s 
or earlier. The area’s inventory of office and flex space 
consists of approximately 5.5 million square feet of 
primarily Class B and Class C office space. With vacancy 
rates at approximately 18 percent, the Subregion I area, 
specifically the Beltsville and Calverton areas has some 
of the highest vacancy rates in suburban Maryland.

The subregion has approximately nine million square 
feet of rentable industrial space located primarily in 
Beltsville and Calverton. Vacancy rates for industrial 
space are currently the lowest in over seven years and 
have remained relatively flat since the first quarter 
of 2005. Vacancy rates for the Laurel, Beltsville and 
Calverton industrial markets were 8.1 percent and 9.2 
percent, respectively, compared to 10.1 percent for 
Prince George’s County as a whole. The majority of 
industrial buildings were built during the 1980s or earlier. 
Currently, there is more than 650,000 square feet of 
available industrial space in Subregion I.  
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Goals

Enhanced flex and industrial employment areas.• 

Quality, high-density housing and economic • 
development in a mixed-use environment.

Redeveloped strip commercial areas to respond to • 
changing market conditions and expectations.

A quality business environment and value-added job • 
growth over the long-term.

Policy 1: Maintain and enhance the flex and 
industrial base of the master plan area to provide a 
stable job base, while improving compatibility with 
surrounding land uses.  

Strategies

Strengthen existing buffers and create new buffers • 
between flex/light industrial uses and other adjacent 
uses, specifically at the intersection of Rhode Island 
Avenue and US 1.

Promote new roadway connections such as the • 
Kenilworth Avenue extension and circulation patterns 
that ease truck access and loading operations.

Allow for better signage along US 1 and other • 
key locations for industrial uses to maintain their 
visibility to clients and employee base.

Emphasize improved performance standards • 
for minimizing noise and air pollution impacts, 
particularly for industrial users near residential areas.

Ensure that new and replacement flex and industrial • 
stock meets required design standards, modern-day 
loading requirements and current capacity needs.

Incentivize industrial users to renovate or rehabilitate • 
their industrial properties by encouraging building 
frontages compatible with the area and locating 
operations, materials production and storage of 
materials to the rear of these properties.

Introduce the phased replacement of sustainable and • 
environmentally friendly industrial structures in both 
the Beltsville Industrial Park and Beltsville Industrial 
Center to allow for a more economically competitive 
industrial environment.

Ensure that land use policies and zoning regulations • 
will maintain a strong industrial and commercial base 
and further promote a growing jobs base.

Policy 2: Preserve and expand the residential 
character and housing options. 

Strategies

Maintain the character of the diverse housing stock • 
within residential areas.

Incorporate a diversity of housing types (e.g., • 
multifamily and single-family, rental and 
homeownership, mixed-use residential) to 
accommodate all income levels.

Create greater residential density toward street edges • 
and at mixed-use nodes, allowing such density to 
serve as a buffer between single-family homes and 
commercial development or major roads.

Ensure compatible densities along the US 1 Corridor • 
and within residential neighborhoods through proper 
zoning.

Review residential development plans to ensure • 
consistency with goals for higher density 
development within designated mixed-use nodes.

Vigorously enforce codes to prevent inappropriate, • 
incompatible and illegal uses inside residential areas.

Policy 3: Encourage mixed-use and transit-
oriented development along the US 1 Corridor 
within designated nodes.

Strategies

Promote long-term mixed-use development on the • 
Marlo Home Shopping Center site and adjacent 
parcels.

Rezone the Muirkirk MARC train station site to • 
allow for a variety of uses at higher densities, as 
appropriate for a transit-oriented development 
location.

Consider additional mixed-use development • 
(neighborhood retail and office space) north of the 
Beltsville Industrial Park to complement future 
transit-oriented mixed-use development at the MARC 
station and serve the industrial area workforce.
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Support compatible frontage uses on the current • 
Costco site and other locations along US 1 near 
Powder Mill Road to allow for a more attractive 
street-oriented retail and service environment.

Endorse public-private partnerships for structured • 
parking at locations prime for substantial new mixed-
use development and where limited land is available 
for required surface parking.

Policy 4: Transform the retail environment to 
compete with a changing market. 

Strategies

Reposition retail along the US 1 Corridor’s edge to • 
take advantage of better visibility and accessibility 
to the existing and future customer base and 
to accommodate a changing retail and service 
environment with the construction of the Konterra 
Town Center

Replace the overall amount of retail square footage • 
with a greater mixture of uses along the US 1 
Corridor, including more destination retail options 
that will draw on the area’s heavy commuter traffic 
south of Powder Mill Road. 

Cluster key retail uses at designated nodes of activity • 
along the corridor (Costco site and vicinity, MARC/
Muirkirk Road, Contee Road and US 1).

Encourage small-scale, neighborhood-serving retail • 
uses along the US 1 Corridor to meet gaps in the 
marketplace.

Ensure that new and redeveloped retail uses are • 
street-oriented and pedestrian-friendly, where 
possible, to create an attractive live/work/play setting 
and capitalize on residential market preferences. 

Maintain a competitive local business framework • 
by encouraging aesthetic property enhancements 
and building upgrades as well as enforcing property 
upkeep and compatibility with existing building 
code.

Eliminate substandard, marginal uses and properties • 
along the US 1 Corridor that need major structural 
repair and/or promote an unsafe, low-quality setting.

Policy 5: Expand and enhance opportunities for a 
quality business and employment environment. 

Strategies 

Monitor and cultivate new long-term employment • 
opportunities generated by the Fort Meade BRAC 
realignment, White Oak Federal Facility, Konterra 
Town Center and Business Campus, the Intercounty 
Connector (ICC) and the growth of the area’s flex/
industrial base.

Provide smaller, alternative office products (office • 
condos, low-rise spaces) for new neighborhood-
serving businesses and small professional firms 
outside the Konterra Town Center area.

Establish and maintain dialogue and close • 
collaboration between the county and existing 
property owners along the US 1 Corridor in 
preparation for long-term redevelopment. Offer 
incentives both regulatory and financial to property 
owners not currently interested in redevelopment. 

Establish appropriate zoning districts along the ICC • 
to allow for moderate-to-high density commercial 
development.

Reach out to existing and potential corridor • 
businesses regarding county and state economic 
programs for business start-ups, facility expansions, 
job creation and equipment purchases to facilitate the 
region’s job growth and maximize tax base.

Support a quality urban design framework and • 
sensible transportation connections in order to 
increase the corridor’s appeal and competitiveness to 
employers and capture a larger share of the regional 
workforce.
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Urban Design 
US 1 Corridor 

Vision 

The US 1 Corridor is a vibrant and walkable 
thoroughfare that has a sense of place, zones of distinct 
uses, a consistent streetscape and a cohesive network 
of open space, trails and public focal places. New 
development along the corridor is well-integrated with 
and complementary to surrounding neighborhoods. The 
physical character of the corridor reinforces the role of 
US 1 as “the nation’s main street.”

Background 

The visual and physical quality of the US 1 Corridor 
is hindered by its automobile-focused design, its 
fragmented land uses and ownership patterns, the poor 
relationship of buildings to the street, and a lack of 
amenities for pedestrians and bicyclists. Collectively, 
these issues contribute to the lack of a clear identity 
and sense of place for this six-mile portion of the US 1 
Corridor. To address these challenges, the urban design 
element provides a variety of policies and strategies to 
promote more economically viable, visually appealing 
and people-oriented development along the corridor.

Fundamental Design Principles 

Three fundamental design principles provide the basis for 
the policies and strategies. These principles include:

Pedestrian-Oriented Design 

Pedestrian-oriented design addresses the design 
details that are essential to creating places where 
people can and will walk safely and pleasurably. 
Key principles of pedestrian-oriented design include 
compact neighborhoods; the proximity of residential 
and civic/commercial uses; a consistent “street wall,” 
influenced by the placement of buildings on the lot 
in relation to the street; complete and interconnected 
sidewalks, trails and transportation facilities; human-
scale architecture; and the provision of consistent 
eye-level details and amenities (i.e., lighting, 
benches, signage, decorative paving and railings, 
windows that engage the street, street trees, water 
fountains, etc.) that make sidewalks inviting and 
comfortable for pedestrians and encourage people to 
explore local businesses and public places on foot.

Placemaking 
Placemaking entails the creation of a setting that 
imparts a sense of place to an area. This process is 
achieved by establishing identifiable neighborhoods, 
unique architecture, aesthetically pleasing views 
and public places, identifiable landmarks and 
focal points, and a human element established by 
compatible scales of development and ongoing public 
stewardship. Other key elements of placemaking 
include lively commercial centers, mixed-use 
development with ground-level retail uses; human-
scale and context-sensitive design; safe and attractive 
public areas; and image-making (i.e., decorative) 
elements in the public realm. 
Crime Prevention Through Environmental Design 
(CPTED) 
CPTED focuses on creating safe and comfortable 
areas for residents and visitors that are unattractive 
for criminal activity. CPTED principles discourage 
criminal activity by applying central design tenets 
such as territoriality, natural surveillance, activity 
programming and access control:
• Territoriality is based on the principle that people 

protect territories that they identify as their own 
and respect the territory of others. Territoriality 
can be established through design elements such 
as the clear delineation of public and private 
areas (through low walls, fences, sidewalks, 
private yards, etc.) and consistent maintenance of 
both public and private spaces. 

• Natural surveillance draws on the principle of 
“eyes on the street” and the idea that public 
spaces are safer—and criminal activity is 
riskier—when others can view them. Natural 
surveillance can be achieved by design elements 
(windows, balconies, porches, outdoor activity 
areas) that increase visibility of the street as well 
as by preserving sightlines through appropriate 
maintenance of trees and shrubbery and by 
ensuring the provision of adequate lighting. 

• Activity programming involves locating uses and 
amenities so that they foster natural surveillance, 
creating opportunities that will increase 
the legitimate uses of spaces (i.e., festivals, 
farmers markets and other activities) in order to 
discourage or displace illegitimate uses in these 
places.
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• Access control means creating limitations that 
discourage illegitimate access to public or private 
areas. Access control measures include ensuring 
the visibility of commercial and residential 
entrances and exits; controlling access through 
use of manned or otherwise controlled access 
points, or through limiting the number of units 
per entrance to reduce anonymity; and installing 
traffic-calming measures that minimize speeding 
and easy getaways.

Goals 

High-quality architectural, landscape and urban • 
design.

A unique sense of place.• 

Protected, enhanced and physically integrated • 
residential neighborhoods.

Pedestrian-friendly thoroughfares.• 

A cohesive network of connected trails and open • 
spaces.

Public focal places (e.g., squares, courts, parks, • 
plazas, streets, and other gathering places). 

Safe neighborhoods through design that deters • 
criminal activity.

“Green” design and conservation of natural • 
resources.

Policy 1: Encourage high-quality design for all 
new construction by implementing guidelines for 
building form and design character. 

Strategies

Mixed-Use
Ensure appropriate building heights. Proposed building 
heights for mixed-use development are as follows:

US 1, south of Holland Drive: 5-8 stories• 

US 1, north of Holland Drive: 3-4 stories• 

Rhode Island Avenue and Sellman Road: 2-3 stories• 

US 1, between Prince George’s Avenue and Garrett • 
Avenue: 4-5 stories

US 1, between Garrett Avenue and Quimby Avenue: • 
2-3 stories

Old Baltimore Pike, (Vansville Village Hamlet): 2-3 • 
stories

US 1 and Muirkirk Road: 5-8 stories• 

US 1, south of Contee Road: 2-5 stories• 

US 1, between Maple Street and Lindendale Drive: • 
3-4 stories

US 1, between Lindendale Drive and Mulberry • 
Street: 3-4 stories

US 1, north of Mulberry Street: 5-8 stories• 

Include retail or office uses on ground floors, with • 
ground-floor retail conforming to requirements for 
15-foot floor-to-ceiling heights.

Include residential or office uses on upper floors.• 

Ensure a high percentage of upper-floor fenestration.• 

Encourage the installation of roof gardens per the • 
county’s environmental policies.

Retail 

Provide (15-foot floor-to-ceiling heights) for retail space.• 

Ensure that building entrances face public streets or • 
internal roads.

Encourage brick or masonry construction, while • 
discouraging exterior stucco or wood finishes.

Industrial 

Buffer views of industrial structures and operations • 
from major thoroughfares and from surrounding 
residential areas.

Policy 2: Enhance the visual quality and identity 
of the US 1 Corridor through streetscape 
improvements. 

Strategies

Provide attractive gateways to the US 1 Corridor • 
at I-495; at the entrance to Beltsville near BARC 
(south); at Quimby Avenue (north); and at the 
entrance to the retail area south of Contee Road.

Install concrete and planted medians, with refuge • 
islands at pedestrian crossings, in the center of US 1 
where right-of-way permits.
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Map 11: US 1 Corridor Streetscapes
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Plant street trees consistently along the length of US 1. • 

Establish a street tree design standard to establish tree • 
types, the sizes allowed, planting strip design, tree 
well design, etc.

Screen industrial uses and all parking lot frontages • 
with landscaping and street trees.

Bury overhead power lines over time, prioritizing • 
mixed-use, “main street” areas for this action.

Ensure that signage conforms in both scale and • 
character in appropriate segment of US 1. For 
example, ensuring that signage in areas with a main 
street character is at a main street scale rather than 
the existing suburban commercial strip scale.

Establish streetscape standards for all new • 
development and redevelopment along the corridor. 
These standards should include street furniture, 
paving, lighting and plantings.

Policy 3: Establish distinct streetscape zones, each 
with its own unique character, that correspond with 
surrounding land use areas. 

Strategies

Encourage the consolidation of lots to create • 
comprehensive, consistent districts with common 
themes (i.e., retail destinations, mixed-use 
destinations, etc.)

Establish a large, prominent entry gateway at the southern • 
end of the sector plan area at US 1’s intersection with 
Sunnyside Road that includes signage and other features 
that are easily visible from automobiles.

Establish a streetscape adjacent to the BARC campus • 
that relates to its historic context.

Establish highly pedestrian-oriented streetscapes with • 
a “main street” character to complement anticipated 
mixed-use development on US 1 between the BARC 
campus and the intersection with Rhode Island Avenue; 
along Rhode Island Avenue between US 1 and Sellman 
Road; and on US 1 north of the Maple Street right-of-
way in the northern end of the planning area.

Establish a highly pedestrian-oriented streetscape in • 
the vicinity of the MARC station/proposed Metrorail 
station area; clarify vehicle access points to this area from 
US 1 and from the proposed Intercounty Connector.

Establish retail-oriented streetscape areas in the • 
vicinity of the existing Costco Shopping Center as 
well as at the proposed consolidated automobile sales 
district near Contee Road.

Create a pathway alongside US 1 between Powder • 
Mill Road and Quimby Avenue that buffers adjacent 
mixed-use and residential development from US 1 
traffic and the CSX rail line.

Provide an industrial edge streetscape that includes a • 
path for pedestrian and bicycle uses and planted buffers 
separating the street from adjacent industrial uses.

Where existing parking lots front US 1, install • 
planted buffers (i.e., 36-inch evergreen hedge and 
street trees) as a short-term strategy to shield parking 
and automobiles. Over the longer term, relocate all 
parking lots to the rear or sides of all development on 
US 1.

Retain and enhance the existing Old Baltimore Pike • 
streetscape, adding a visual buffer between the street 
and adjacent industrial uses.

Establish a common family of streetscape elements • 
(i.e., street furniture, lighting, and pavement types) 
for each streetscape area described in this policy.

Policy 4: Create a pedestrian- and transit-friendly 
corridor. 

Strategies 

Ensure safe and comfortable pedestrian circulation • 
throughout the planning area through the inclusion of 
new and improved sidewalks, pedestrian crossings, 
and other pedestrian amenities on sidewalks.

Prioritize mixed-use areas for the creation of a “main • 
street” type of streetscape that features the highest 
intensity of pedestrian-oriented amenities and the 
fewest number of curb cuts. 

Ensure that routes to and from the MARC and • 
Metrorail stations, as well as the station areas 
themselves, are safe and comfortable for pedestrians.

Along the portions of US 1 devoted to retail uses, • 
establish a consistent pedestrian-friendly streetscape 
oriented toward retail activities.
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Establish a proposed pedestrian bridge near Quimby • 
Avenue as a connection and gateway to the Beltsville 
neighborhood.

Convert Old Baltimore Pike to a locally focused, • 
pedestrian-friendly street by diverting regional traffic to the 
Kenilworth Avenue extension and through the provision of 
buffers between the street and industrial sites.

Develop a cohesive and continuous network of trails, open • 
spaces and public focal places (as described in Policy 6).

Ensure accessibility for all ages and abilities by • 
following the guidelines of the Americans with 
Disabilities Act.

Ensure adequate pedestrian-scale lighting throughout • 
the sector plan area.

Policy 5: Create a well-defined and visually 
consistent “street wall” along US 1. 

Strategies

Construct buildings with facades that front on US 1 and • 
with entrances that address an improved streetscape. 

Create distinctive streetscape zones that connect with • 
and respond to the uses, scale of development and 
pedestrian/access needs of adjacent areas.

Locate parking behind and to the side of buildings.• 

Locate loading areas out of sight, preferably behind • 
buildings. 

Where existing parking lots front US 1, screen • 
parking areas with a 36-inch evergreen hedge.

Encourage building design with form, massing, use, • 
height, siting, and fenestration that is appropriate for 
the corridor.

Redesign large lots at a more “human scale” through • 
the creation of internal drives and streets that will 
encourage pedestrian use.

Encourage cross-lot access for cars and pedestrians • 
to create options for circulation between adjacent 
properties and minimize the need to travel very short 
distances by automobile on US 1. 

Establish US 1 design guidelines to apply to all new • 
development and redevelopment in the corridor.

Policy 6: Create a network of trails, open spaces 
and public focal places with clearly articulated 
connections, safe pedestrian and bicycle routes, 
and places for public gatherings. 

Strategies 

Establish a new pedestrian and bicycle trail alongside • 
the Kenilworth Avenue extension.

Utilize the edges of the BARC property as visual open • 
space to create a more attractive southern gateway.

Construct a pedestrian bridge across US 1 near Quimby • 
Avenue and Linden Road that provides a gateway to 
the adjacent Beltsville residential neighborhood and 
connects to surrounding trail networks.

Establish a new open space in the low-lying area • 
south of Cypress Street.

Provide park/open space trail connections from the • 
US 1 Corridor to the Ammendale Normal School and 
the adjacent land proposed for open space.

Provide trail connections to the Konterra Town • 
Center from the Ammendale Normal School and 
adjacent open space, extending northward along 
Indian Creek.

Create a series of public focal places throughout the • 
corridor that relate to adjacent neighborhoods and are 
located in central and prominent locations adjacent to 
public rights-of-way and streetscapes. 

Proposed locations include the intersection  -
of US 1 and Rhode Island Avenue; the area 
east of Queen Anne Avenue and north of 
Prince George’s Avenue; and in the Brickyard 
development, as proposed in the current concept 
plan for this area.

The design and function of these focal places  -
will depend on the anticipated level of pedestrian 
use and activity, ranging from small community 
parks to more vibrant civic greens and plazas.

Provide clear linkages between public focal  -
places and surrounding trails and open spaces.

Policy 7: Ensure that existing residential 
neighborhoods are integrated with new mixed-use 
development to enable the protection, enhancement 
and expansion of these neighborhoods. 
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Strategies 

Integrate mixed-use development with adjacent • 
existing residential neighborhoods to ensure 
compatible uses.

Buffer and separate mixed-use neighborhoods from • 
industrial areas and large-floor-plate commercial 
uses.

Ensure that new mixed-use development adjacent to • 
existing residential areas is appropriately scaled and 
includes shifts in scale and intimacy to complement 
adjacent uses.

Locate the tallest elements of buildings, as well as • 
intrusive signage and lighting, away from adjacent 
residential uses.

Establish central public focal places that tie together • 
older residential neighborhoods and new mixed-use 
development.

Konterra Town Center East

Vision 

Konterra Town Center East is a major regional 
destination for living, working, shopping and 
entertainment. This town center consists of a mixed-
use retail core that encourages a vibrant 24-hour 
environment. The balance of uses within the town 
center, the urban fabric of streets and blocks, and the 
architectural character of individual buildings and 
streetscape create a cohesive identity and sense of place.  

Background 

Redefining the physical elements that foster a sense 
of community as well as reexamining the optimum 
relationship between the individual, and the built 
and natural environments is an integral part of the 
Konterra Town Center Concept Plan. The mix of uses 
within Konterra Town Center East, the urban fabric of 
streets and blocks, and the architectural character of 
individual buildings and streetscape will be coordinated 
to contribute to a coherent identity and sense of place. 
A pattern of streets and blocks scaled to the needs of 
pedestrians is required. All buildings will contribute to 
a cohesive city “fabric” and reinforce the overall goal of 
creating a walkable district. Buildings will offer attractive 
pedestrian-scale features and spaces. Generally, buildings 

along streets should minimally present a visual character 
of 2-3 stories in height, except in specific instances 
wherein a single use building, freestanding or connected, 
may be integrated.

Goals

Pedestrian safety, connectivity, and walkability to • 
foster a safe, pedestrian-friendly environment.

Development that is consistent with urban design best • 
practices to create a sense of place and community 
identity.

Compact, compatible, high-quality design.• 

Public focal places (e.g., squares, courts, parks, • 
plazas, streets, and other gathering places).

Policy 1: Promote pedestrian- and transit-oriented 
design principles. 

Strategies

Establish a pattern of streets and blocks, scaled to • 
the needs of pedestrians by minimizing large-sized 
blocks, dead end streets and culs-de-sac.  

Ensure that building placement and massing relate to • 
nearby buildings in the town center and to the urban 
context.

Design streets and other public outdoor spaces within • 
the town center to be functional, attractive, and 
enhance the pedestrian life of the community.  

Seek to create a balanced transportation system that • 
invites pedestrians, bicyclists and transit riders, as 
well as motor vehicles.  

Provide an orderly system of connections to • 
maximize choices for all modes of travel.  

Establish arterial streets as one-way couplets at • 
the edges of the town center to promote pedestrian 
improvements and ensure ease of traffic movement 
within the town center.

Policy 2: Create a sense of place that encourages a 
24 hour environment by integrating urban design 
concepts with elements of placemaking. 
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Strategies 

Ensure that land use boundaries and density changes • 
in the town center occur within mid-block locations, 
whenever possible, so that buildings facing each 
other are compatible and transitions between uses are 
gradual.

Support building heights along I-95 and other arterial • 
roadways that will portray a gateway image for 
Prince George’s County.

Integrate moderate- and high-density housing within • 
the core town center and surrounding the core 
commercial area. 

Ensure that the configuration of shops in the town • 
center balances pedestrian and auto comfort, 
visibility, and accessibility.  

Encourage architectural design that reinforces and • 
vitalizes streets and public spaces, by providing 
an ordered variety of entries, windows, bays, and 
balconies along public ways. 

Encourage the use of greens and plazas as prominent • 
civic components to core commercial areas.

Konterra Town Center West 

Vision

Konterra Town Center West is distinguished by a lower 
density than Konterra Town Center East, with a carefully 
cultivated diversity of uses.  The unique mix of uses in 
close proximity creates a synergistic, sustainable urban 
community. The network of pedestrian-friendly streets 
linked with multimodal transportation systems forms 
the connective tissue of the community and creates an 
environment that encourages walking and bicycling.  

Background 

Town Center West provides a transition from the higher 
density of Town Center East ultimately to the lower 
density residential, recreational, and potential institutional 
uses proposed along Old Gunpowder Road. The siting 
of buildings and uses will enhance the transition through 
incorporation of public space, landscaping, roadways, 
parking and natural features. Town Center West will be 
developed as a regional retail destination, providing a 
variety of large-scale retail anchors, ancillary shops, and 

restaurants. Innovative design of parking areas will be 
necessary to accommodate some large retailers. A mix of 
mid-rise and high-rise office will be appropriately located 
for visibility along arterial and interstate highways further 
adding to the gateway concept for Prince George’s 
County. Moderate density housing will be located 
adjacent to retail and employment areas. Appropriate 
housing types include multifamily, senior housing, and 
townhouses of varying densities.

Goals 

Development that is consistent with urban design best • 
practices to create a sense of place and community identity.

Pedestrian safety, connectivity, and walkability to • 
foster a safe, pedestrian-friendly environment.

Compact, compatible, high-quality design.• 

Public focal places (e.g., squares, courts, parks, • 
plazas, streets, and other gathering places).

Policy 1: Promote pedestrian- and transit-oriented 
design principles.

Strategies

Establish a pattern of streets and blocks, scaled to • 
the needs of pedestrians by minimizing large-sized 
blocks, dead end streets and culs-de-sac.  

Ensure that the configuration of shops in the town • 
center balances pedestrian and auto comfort, 
visibility, and accessibility.

Develop a balanced pedestrian and multimodal • 
transportation system that invites pedestrians, 
bicyclists and transit riders, as well as motor vehicles.

Establish arterial streets as one-way couplets at • 
the edges of the town center to promote pedestrian 
improvements and ensure ease of traffic movement 
within the town center.

Policy 2: Create a sense of place by integrating urban 
design concepts with elements of placemaking. 

Strategies

Ensure that land use boundaries and density changes • 
in the town center occur within mid-block locations, 
whenever possible, so that buildings facing each 
other are compatible and transitions between uses are 
gradual.
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Ensure that the configuration of shops in the town • 
center balance pedestrian and auto comfort, visibility, 
and accessibility.

Ensure that buildings reinforce and vitalize streets • 
and public spaces, by providing an ordered variety of 
entries, windows, bays, and balconies along public 
ways.  

Promote the use of greens and plazas as prominent • 
civic components to core commercial areas.

Provide gateway features, unique architecture, and • 
community focal points.

Architecture Guidelines 
These architecture standards serve to identify principles 
to be used by architects in developing specific 
architectural designs. This is the base for planning and 
evaluating the design solutions proposed by multiple 
design teams.  This approach will keep the town centers 
rooted in the great building traditions of the past with the 
ability to look forward, keeping the design contemporary 
and current. Through this inclusive design approach, an 
authentic sense of place can be achieved and Konterra 
will become the focal point and gateway to northwestern 
Prince George’s County.

Konterra Town Center is divided into two distinct and 
different areas—Town Center East and Town Center 
West.  These two centers, although separated, will retain 
a continuity and cohesive sense of place. This will be 
accomplished through the repetitive use of design, 
materials, and landscaping.  

1.  Design and Built Over Time  

The plan depicts a total project that would likely 
happen over an extended period of time; therefore, 
building architecture will be expressed as a 
progression of period and style.

2.   Inclusive Architecture  

The architecture of Town Center East and Town 
Center West will celebrate both the history and 
traditions of regional architecture and cultural 
influences. Konterra will also embrace contemporary 
trends and lifestyle.

3.   Layering  
Architecture within the entire Town Center East and 
Town Center West will be created by layering design 
elements. Some buildings within the proposal may 
take a more foreground position and others a more 
background position. 

4.   Multiplicity over singularity  

Konterra will celebrate numerous styles and create a 
tapestry of styles and approaches to architectural design.   

5.   Authenticity  

Creating authenticity will be important in the 
architecture of this project. This kind of authenticity 
will be grown out of the respect for a number of 
forces and factors, including local cultural practices, 
the natural environment, topography, geography, 
geology, view sheds, solar envelopes, weather 
patterns, and watersheds. 

6.   Scale  

The architecture within Konterra will be scaled 
appropriately for its specific location within the site, 
the topography and natural and manmade context. 
The scale of buildings will be larger in the town 
center core and along I-95.   
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7.   Dissonance

Both Konterra Town Center East and Konterra Town 
Center West will allow for the strategic location of 
some designs that create a measured dissonance 
between key architectural buildings, monuments 
or facades.  Like many cities and towns across the 
region, real authentic places allow for expressions of 
design that range from the elegant and refined, to the 
cutting edge modern, and to the ragged and reused. 

8.   Architectural History  

References of historical precedents will be made in 
a contemporary way through the architecture as a 
reinterpretation of traditional architectural elements.  

9.   Building Materials  

Exterior building materials of permanence and 
integral colors will be encouraged in the town center.  

10.  Detailing of Architecture  

Details for exterior walls, windows, doors, eaves, 
canopies, arcades and roofs, and any and all visible 
surface or assembly where they meet each other and 

where they meet both the sky and the ground plane 
will be given special attention.

11.  Radius of Design  

The architecture of the core in Town Center East will 
generally be more traditional.  The further from the core, 
along the radius, the more contemporary design concepts, 
features, compositions and materials may be utilized.

12.  LEED Certification  

Green Design principles will be encouraged 
throughout the town center. The principles can guide 
and influence the location of buildings, and their 
solar orientation. 

13.  Pedestrian Orientation  

The architecture of the town center will employ 
significant transparency at ground-level through 
incorporation of storefronts, fenestration, relief and light 
in order to create visual interest for the pedestrian.

14.  The 5 Elements of a City 

In Kevin Lynch’s pioneering book about urban-
design “The Image of the City” (1960) a city or 
town-center was made up of five basic elements: 
paths, districts, edges, landmarks, and nodes. 
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Konterra Town Center East
Mixed-Use Core and Commercial Buildings

Intent

The mixed-use core and commercial buildings seek to ensure the ease and enjoyment of walking within the area’s 
shops and offices. Mixed-use development within the Konterra Town Center East should be dense and walkable. A 
diversity of uses that allow people to live, work and play in the town core is encouraged. 

Guidelines

Principle Orientation. • The primary façades of all 
buildings in commercial, employment, mixed-use 
centers, and activity nodes should contain the main 
entry and face a public street, except in limited 
circumstances where parking lots may be placed at the 
street edge.
Primary Entries and Façades. • The primary entry(s) 
of both business establishments and residential uses 
in commercial, employment, and mixed-use centers 
should be visible and accessible directly from a public 
street. Primary façades that front onto a street should 
be built parallel or nearly parallel to the public right-
of-way.
Climatic Response. • Building exteriors should 
provide shelter from the summer sun and harsh 
winters. Porticos, arcades and overhanging eaves 
are particularly appropriate at pedestrian pathways. 
Garden structures such as trellises and arbors (with 
or without vines) should be used to provide dappled 
shade for pedestrian seating areas. 
Varying Massing of Large Buildings. • Substantial 
variations in massing should include changes in height 
and horizontal plane. 
Building Heights • 

Office over retail should maintain a minimum  -
building height of 25 feet.
Residential over commercial should maintain a  -
minimum building height of 25 feet.
Retail uses should maintain a minimum building  -
height of 22 feet.
Office uses should maintain a minimum building  -
height of 48 feet.
Flex office and research and development uses  -
should maintain a minimum building height of 22 
feet.
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Residential Buildings

Intent

Moderate-and high-density housing should be integrated within the core town center and surrounding the core 
commercial area. Residential developments within Konterra Town Center East should be dense in nature. Detached 
single-family residential units should not be allowed. 

Guidelines

Housing Mix. • Within each center, a mix of housing 
types is encouraged. 
Orientation. • Primary façades should contain the main 
entrance and should be street-facing. 
Approximate Densities• 

 Multifamily residential over commercial buildings  -
should maintain between 15-30 dwelling units per 
acre with attached ground-floor retail.
 Multifamily residential buildings attached over  -
or adjacent to structured parking should maintain 
between 30-70 dwelling units per acre. 
 All other multifamily residential buildings with  -
attached surface level parking should maintain 15-
35 dwelling units per acre. 
 Townhouse building clusters should be limited to  -
densities between 15-20 dwelling units per acre 
with no maximum number of attached units within 
a block and building group. 

Building Heights• 
Multifamily residential buildings over commercial  -
should maintain a minimum building height of 25 
feet. 
Multifamily residential buildings with structured  -
parking should maintain a minimum building 
height of 48 feet.
All other multifamily residential buildings should  -
maintain a minimum building height of 36 feet.
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Civic and Quasi-Public Facilities

Intent

The placement of civic buildings constitutes the framework of each town center. Parks and plazas provide a public 
focal point for each neighborhood and mixed-use center and should be placed at public activity areas. Civic facilities 
can include both public and quasi-public uses such as day care, postal services, community facilities, and other uses. 

Guidelines

Location.•  Libraries and post offices should be 
integrated into buildings with other uses or be on 
freestanding sites. Consideration should be given 
to providing appropriately sized police and fire 
substations/satellite facilities to serve the development 
within Town Center East as buildout occurs over time.
Vistas.•  In order to reinforce the importance of civic 
facilities, they should be sited with meaningful vistas. 

Highlight Entries.•  Tower elements, arbors, gateways, 
or other architectural features should be used at the 
entries to civic buildings to reinforce the linkage 
between the community and the civic use.
Transit.•  Create an environment conducive to the 
development of a future regional transit stop within 
Konterra.
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Konterra Town Center West
Mixed-Use Core and Commercial Buildings and Regional Retail

Intent
The mixed-use core and commercial buildings seek to ensure that it is easy and enjoyable to walk within the area’s 
shops and offices. While vertical mixed-use is encouraged in Town Center West, the mixing of uses is more desirable 
in a horizontal manner. 

Town Center West is designated as a regional retail destination, providing a variety of large-scale retail anchors 
(freestanding and attached), ancillary shops, and restaurants, including drive-through and outside dining. Innovative 
design of parking areas will be necessary to accommodate some large retailers.
Guidelines

Principle Orientation. • The primary façades of all 
buildings in regional retail areas should contain the 
primary entrance and face a public street or driveway, 
except in circumstances where parking lots may be 
placed at the edge. In these cases, the primary façade 
should front onto a publicly accessible walkway 
that leads directly from the street or driveway to the 
establishment’s front door.
Primary Entries and Façades. • Multiple entries should 
be encouraged in order to reduce massing and break 
up the façades of large buildings.
Varying Massing of Large Buildings. • Dominant 
building mass should be broken-up visually by 
building fenestration, architectural detail, special 
landscaping features, and by other smaller buildings 
strategically located within view corridors.
Climatic Response. • Building exteriors should 
provide shelter from the summer sun and winter 
weather. Porticos, arcades and overhanging eaves 
are particularly appropriate at pedestrian pathways. 
Garden structures such as trellises and arbors (with 
or without vines) should be used to provide dappled 
shade for pedestrian seating areas.
Building Heights (Mixed-Use Core and Commercial • 
Buildings)

Office or residential over commercial should  -
maintain a minimum building height of 25 feet. 
Regional retail buildings should maintain a  -
minimum height of 22 feet. 
Office buildings should maintain a minimum  -
height of 48 feet. 
Flex office and research and development uses  -
should maintain a minimum height of 22 feet. 

Building Heights (Regional Retail)• . Retail buildings 
should have a minimum height of 22 feet. (one story).
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Residential Buildings

Intent

A mix of housing types is encouraged that vary in size and form. These criteria are intended to ensure that homes 
integrate well with each other and share designs that make neighborhood streets safe and enjoyable to walk along. 

Guidelines

Housing Mix. • A mix of housing types is encouraged 
that vary in size and form. 
Location. • Moderate density housing should be located 
adjacent to retail and employment areas. Appropriate 
housing types include multifamily, senior housing, 
and townhouses of varying densities. 
Orientation. • Primary façades should contain the 
primary entrance and be street-facing. The principle 
orientation of the front façade of all buildings should 
be parallel or nearly parallel to the street they face. 
Where public parks are located across the street, the 
front façade should face the public park. 

Approximate Densities• 
Residential over commercial buildings should  -
maintain between 15-30 dwelling units per acre 
with attached ground-floor retail. 
Multifamily apartments with attached courtyard  -
parking should maintain between 15-25 dwelling 
units per acre. 
Townhouse building clusters should maintain  -
between 15-20 dwelling units per acre. 

Building Heights• 
Residential over commercial buildings should  -
maintain a minimum building height of 25 feet. 
Multifamily residential buildings should maintain  -
a minimum building height of 36 feet.
Townhouse building clusters should maintain a  -
minimum building height of 22 feet. 
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Civic and Quasi-Public Facilities

Intent

Civic facilities and amenities are fundamental elements of all communities. Parks and plazas provide a public focal 
point for each neighborhood and mixed-use center and should be placed in central and core locations to serve as 
public activity areas and to emphasize visibility, accessibility and utility. Civic facilities such as libraries, post offices, 
day care, and community facilities may be, where appropriate, integrated into buildings with other uses or be on 
freestanding sites.

Guidelines

Location.•  Public facilities such as schools, fire 
and police stations, and libraries should be located 
outside of the Development District Overlay Zone 
area to allow them to serve the growth potential and 
needs of the surrounding communities as well as the 
town center. Specific considerations will be given to 
planning for a library branch facility to serve future 
development areas in the town center, with a location 
on either the east or west side.
Central Feature or Gathering Place.•  Multiple use 
plazas or gathering spaces should be strategically 
placed with public amenities such as benches, 
monuments, kiosks, fountains and public art. 
Terminate Vistas• . In order to reinforce the importance 
of civic facilities, they should be sited to terminate 
vistas within the community. 
Highlight Entries.•  Tower elements, arbors, gateways, 
or other architectural features should be used at the 
entrances to civic buildings to reinforce the linkage 
between the community and the civic use.
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Circulation (Konterra Town Center East and West)
Intent

The network of pedestrian friendly streets will help to create an environment that encourages walking and bicycling in 
the community. 

A hierarchy of streets of different character will ensure efficient circulation that balances the needs of all modes of 
travel—auto, pedestrian, bicycle and transit. Major streets within the community should be urban boulevards and may 
include one-way couplet configurations, which minimize their impact on pedestrians while preserving their capacity to 
accommodate higher traffic volumes. Connector streets as defined herein will replace collector streets and incorporate 
the primary pedestrian and bicycle routes throughout Konterra Town Center. General guidelines applicable to the 
transportation network are highlighted below.

Guidelines

Public Space.•  Plan and design an array of public 
spaces to provide preferential treatment to pedestrians 
and bicyclists.  
Integration of Uses.•  Residential and nonresidential 
uses should be integrated spatially and functionally to 
create a compact form of development that enhances 
the opportunity to reduce trips and create worthwhile 
destinations. 
Recreation.•  Meet the increasing recreational needs 
of the community by concentrating all recreational 
facilities at or adjacent to the existing Fairland 
Regional Park which further reduces vehicular miles 
traveled (VMT).
Density.•  Locate higher density housing within the core 
of the town center to encourage pedestrian trips to 
commercial uses.
Low-Impact Development.•  Consider urban road designs 
that utilize low-impact development (LID) techniques. 
Bike Network.•  A network of bike lanes and trails 
should offer convenient ways to traverse and access 
the town center. These facilities will also help 
complete the city-wide network that is planned. Bike 
lanes are not advised for other streets in the town 
center, because the additional width that they require 
can encourage faster moving traffic.
Direct Routes. • Streets should be configured to provide 
reasonably direct routes to local destinations, such as 
parks, shopping, and community facilities.
Traffic Calming.•  Traffic-calming techniques are 
encouraged, in combination with required street 
designs, to slow traffic and make street crossings 

safer for pedestrians. Traffic-calming techniques 
include devices such as bulbouts, raised / textured 
intersections, rumble strips, “T” intersections, 
roundabouts, median islands, courts, lanes and plazas.
Urban Street Grid.•  An interconnected grid or modified 
grid pattern street network should be constructed to 
encourage walking and bicycling, balance traffic flow 
and reduce the number of operational and nonessential 
automobile trips. 
Street Types. • For all streets, street trees and on-street 
parking separate pedestrians from moving traffic. 
Street trees should be placed in grated tree-wells in 
areas of high pedestrian activity and landscaped strips 
where pedestrian activity is more modest. In addition, 
sidewalk widths should be sized for anticipated 
pedestrian activity and, where appropriate, the 
possibility of outdoor dining. 
Block Size and Street Frequency.•  To distribute traffic 
so that every street can have street-facing buildings, 
streets should generally occur at least every 800 
feet, and blocks (excluding street right-of-way) will 
generally not exceed seven acres. 
Bike Lanes (In-Street).•  Bike lanes should be striped 
clearly and well signed, especially at intersections 
where vehicle and pedestrian conflicts will generally 
occur. Streetlight activation devices should be 
installed at signalized intersections with high traffic 
volumes. 
Bike Trails (Off-Street).•  Bike trails should follow 
greenways or open space. 
Bikeway Widths• . All on-street bikeways should be a 
minimum of five feet in width. Off-street bikeways and 
shared paths should be a minimum of eight feet in width. 
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Street Hierarchy• 
Connector Streets. -  Connector streets should 
provide project-wide connections with modest 
through traffic.
Boulevards. -  Boulevards are project wide 
connections that should form important 
connections between activity centers and open 
spaces.
Couplet.  - This is a high volume arterial that 
normally would bifurcate the area and create a 
major pedestrian barrier.

Main Street. -  The main connection through the 
town center core—the main street should have 
parallel on-street parking on both sides of the 
street. 
Local Street. -  Local streets should form the 
primary vehicular and pedestrian system within 
neighborhoods. 
Alley. -  Alleys should be used to allow vehicular 
access to rear garages and to accommodate 
services such as garbage collection, loading and 
deliveries and are not intended to require landscape 
treatment.
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Parking  (Konterra Town Center East and West)
Automobile Parking 

Intent

Provide sufficient parking (on-street, structured, and surface) that adequately serves the needs of mixed-use 
development, encourages shared parking, reduces the visual impact of parking areas, and contributes to the quality of 
the visual environment.

Guidelines 

Metering of On-Street Parking.•  Convenient on-street 
parking spaces should be provided adjacent to retail 
storefronts. Parking meters may limit the stay in these 
spaces to 30 minutes, while shoppers and visitors 
anticipating longer stays in the area will use nearby 
parking structures or surface parking lots.
Parking Structure Materials.•  Parking structure 
façades that are visible to the public realm should 
consist of high-quality materials such as brick or tile 
masonry, native stone, pre-cast masonry, brick with 
concrete banding, brick with glass block banding, 
gypsum reinforced fiber concrete (for trim elements 
only), metal (for beams, lintels, trim elements, 
and ornamentation only), or other similar, high-
quality materials approved during the development 
review process. Parking structure exteriors should 
be architecturally designed to integrate and be 
compatible with adjacent buildings. 
Parking Structure Fenestration.•  When a parking 
structure is integrated with ground-floor retail or 
office uses, a minimum of 75 percent of each building 
façade along the street frontage should consist of 
fenestration, including storefront, display windows, 
and entryways. 
Parking Area Location.•  Parking structures and surface 
parking areas should be located to the rear of the site, 
and should be accessed from a side street, alley, or 
entrance drive-aisle. Where feasible, parking garages 
should be located within the interior of a block and be 
surrounded by buildings that front the street.
Parking Structure Height.•  Parking structures should 
not exceed the height of the surrounding buildings and 
should not visually dominate the block where visible 
from the street or other public space.
Residential Garages.•  Residential unit garages should 
be located at the rear of the property and be accessed 
from a side street, alley, or landscaped access 

driveway. If located at the front of the residential 
structure, garages should be recessed a minimum of 
six feet from the front building façade.
Screening for Loading and Service Areas.•  Loading 
and service areas should not be visible from streets. 
Loading and service areas should be screened with 
landscape plantings and/or a six-foot-high opaque 
wood fence or masonry wall and should be located a 
minimum of 30 feet away from public sidewalks.
Drive-In and Drive-Through Windows.•  Drive-in or 
drive-through windows for any new use, other than 
for banks, should not be permitted in the Town Center 
East area. Drive-in or drive-through windows for 
banks in Town Center East should be located to the 
rear of the lot and should not front the street under any 
circumstances.
Parking Area Landscaping.•  Landscaping for parking 
areas should follow the guidelines established in 
Landscape Standards. To achieve a more urban 
character, these guidelines should take precedence 
over the requirements of the Landscape Guidelines.
Parking Ratios by Use• 

Multifamily dwellings should retain a minimum  -
ratio of 1.46 spaces per dwelling unit. 
Senior multifamily dwellings should retain a  -
minimum ratio of .66 spaces per dwelling unit.
One-family attached townhomes should retain a  -
minimum ratio of 1.73 spaces per dwelling unit. 
Hotels should retain minimum standards in  -
accordance with ULI parking ratios, based on type 
of hotel. 
Convention centers should retain a minimum ratio  -
of 6.0 spaces per 1,000 square feet. 
Churches should retain a minimum ratio of 1 space  -
per 4 seats. 
Day cares should retain a minimum ratio of 1  -
space per 8 children or no parking if located within 
an existing multifamily development. 
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Athletic field, picnic area, tennis, skating rink,  -
recreation should have no minimum. 
Museum, art gallery, aquarium, cultural center,  -
library should retain a minimum ratio of 2.5 spaces 
per 1,000 spare feet. 
Health clubs should retain a minimum ratio of 7.0  -
spaces per 1,000 square feet during weekdays and 
5.75 spaces per 1,000 square feet during weekends. 
Integrated shopping centers, malls, and plazas up  -
to 750,000 square feet including dining, cinema, 
banks, and spas. (not including office and gas 
station) should retain a minimum of 4.25 spaces 
per 1,000 square feet. 
Retail low parking generation group such as  -
furniture stores, vehicle sales, office supplies, 
carpet, upholstery, sporting goods, marine 
equipment, business machines, and large display 
type stores should retain a minimum of 2.0 spaces 
per 1,000 square feet. 
Cinema—stand alone—should retain a minimum  -
of .20 spaces per seat (weekday) and .27 spaces per 
seat (Friday/Saturday) 
Restaurant—stand alone—should retain a  -
minimum of 5.0 spaces per 1,000 square feet. 

Gas station should retain a minimum of 1 space  -
per employee. 
Banks—stand alone—should retain a minimum of  -
4.6 spaces per 1,000 square feet. 
Office or medical should retain 5 spaces per 1,000  -
square feet. 
Office should retain a minimum of 2.84 spaces per  -
1,000 square feet on weekdays and .50 spaces per 
square feet on weekends. 

Shared Parking. • Shared parking is encouraged for 
all development to the extent possible to reduce 
the number of required parking spaces and provide 
opportunities to contribute to a more pleasant built 
environment by reducing the visual impact of parking 
in urbanized areas
Parking Space Size• . The extent of paving should be 
minimized, whenever possible, to reduce the overall 
amount of pavement and to enhance the streetscape 
by providing more opportunity for plantings and street 
trees. 
Integrated Uses.•  The integration of retail or office 
uses on the ground floor of parking structures along 
mixed-use blocks is encouraged.
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Bikeways and Bicycle Parking:

Intent

Bicycle parking should be incorporated into commercial, residential, retail, and office uses for convenient and easy 
access throughout the Town Center East and West.

Guidelines

Bicycle parking areas should be convenient to the • 
entrances of all businesses, multifamily dwellings, and 
public and quasi-public buildings. Bicycle parking 
areas should be located within 50 feet of the main 
entrance and have direct access to the public right-of-
way.
Bicycle parking may be located within a building or • 
parking structure but should remain near entrances, 
be easily accessible, and incorporate safety measures 
such as visually transparent walls and lighting.

Bicycle parking areas should not obstruct sidewalks or • 
walkways.
Bikeways (on-and-off street) and bicycle parking • 
areas should be coordinated with the Prince 
George’s County Department of Public Works and 
Transportation and other appropriate agencies.
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Landscape  (Konterra Town Center East and West)
Intent

The landscape character of a setting is defined by the plant materials and other elements, including creative grading 
and sculpting of the ground, walls, fencing, lighting, furnishings and public art, that are brought together to form an 
overall design. These elements should work together in harmony, relating to and complementing each other, to create 
a unified landscape enhancing adjacent buildings and structures.

The streets, squares, plazas and courts for the town center are unique in their design. These prominent public spaces 
are important focal points and gathering places in the town center and as such should have special emphasis on 
landscape treatment and design.

At the time of the conceptual site plan, the Konterra landscape guidelines will further discuss other considerations 
including invasive species, flowering and fruiting trees, landscape edge treatment, and public art.

Guidelines

Street Trees • 
Street Locations. -  Street trees should be planted on 
both sides of streets and spaced no more than 40 
feet apart. Large trees should be located on major 
connectors and the main street.
Parking Areas.  - Landscaped parking islands should 
be provided as a break in parking areas for every 
50 cars, dimensioned at a minimum of eight feet in 
width and planted with a minimum 3-inch caliper 
shade. Internal green space requirements specified 
in the Prince George’s County Landscape Manual 
should be provided.
Species. -  Each street should have one species of 
street tree for the sidewalk planting area with 
additional street tree species for any on-street 
parking, linear parks or planted medians. 
Buffer and Screening. -  The town center should 
be landscaped with a palette of street trees and 
groundscaping keyed to the street types. Trees 
should be planted to buffer, enhance and screen 
parking areas and structures.

Treatment.  - In commercial areas, sidewalks are 
likely to be predominantly hardscape, with 
generous tree grates around street trees. 
On-Street Parking. -  Landscaping should be 
provided adjacent to on-street parking areas and at 
bulb-out points to enhance the streetscape fabric. 
Refer to typical street sections.
Off-Street Surface Parking. -  Parking perimeters 
should soften views of cars.
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Street Paving and Furnishings • 
Paving. -  Special pavers should be adjacent to 
mixed-use and commercial plazas and where very 
high levels of pedestrian activity are anticipated. 
Tree Guards. -  Tree guards should extend vertically 
from tree grates to protect trees in highly active 
areas. 
Newspaper Racks. -  Newspaper racks should 
consolidate all vending boxes into one rack and be 
located so as to avoid pedestrian congestion. 
Bicycle Racks. -  Bicycle racks should be selected 
that are durable and visually subdued. 
Trash Receptacles. -  Throughout the town center, 
trash receptacles should be provided.
Bollards. -  Bollards may be used to restrict vehicle 
access in locations where pedestrians and vehicles 
are expected to mix. Design of bollards should be 
consistent with other street furnishings.
Seating.  - The design of benches should be 
consistent with other street furnishings, and should 
use smoothly finished, exterior-grade members. 

Artificial Lighting•  
Artificial lighting should be appropriately scaled  -
to enhance public safety and visibility to and 
from commercial, office, retail and residential 
uses. Lighting should accentuate landscape, art, 
environmental graphics and signage. 
Lighting of promenades, drives and paths should  -
provide ambiance, delineate pedestrian walkways 
and provide a transition between brightly lit 
streets, sidewalks, parking structures and other 
spaces. 
Lighting standards and fixtures in parking areas  -
should be spaced apart to create a very uniform 
distribution of light at eye level for pedestrian 
safety and easy vehicular movement into parking 
spaces. 
Lighting buildings is extremely important to the  -
building character, architecture and use. Decorative 
lighting should be used to fulfill any of the general 
lighting requirements but may also serve simply as 
an accoutrement
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Historic Preservation Element 
Vision 

Historic properties are appreciated and valued as 
important elements of the subregion’s cultural heritage.

Background

Designated historic sites in Subregion I are listed in the 
1992 Historic Sites and Districts Plan. These listings have 
been updated to reflect the status of these properties as 
included in the Illustrated Inventory of Historic Sites 2006:

61-002 Orme-Shaw House—11601 Caverly Avenue, 
Beltsville

A two-part dwelling constructed in the 1780s and the • 
1890s.

Smaller portion is log construction dating from late • 
eighteenth century.

In 1823 Evan Shaw owned the house and established • 
Shaw’s Methodist Meeting House on adjoining 
property.

61-007 Dr. Charles Fox House (Coffin House)—4931 
Powder Mill Road, Beltsville

2½-story frame house constructed in 1886.• 

Features clipped gables and tall Victorian windows.• 

Dr. Fox had his office in wing appendage.• 

Landmark in community set off with one-acre • 
environmental setting.

61-009 St. John’s Episcopal Church and Cemetery—
11040 Baltimore Avenue, Beltsville

Front-gabled brick church built in 1877; designed by • 
Baltimore architect John R. Niernsee.

Features include steeply pitched roof and wooden • 
belfry with Stick style detail.

1920s parish hall and c.1992 addition.• 

61-011 McLeod House —11034 Montgomery Road, 
Beltsville

2½-story I-house plan constructed in the 1870s.• 

Main block constructed by Scottish florist gardener, • 
George McLeod.

Interior paired chimneys and bull’s-eye windows in • 
gables.

Environmental setting is appropriate to convey its • 
landmark quality. 

61-012 Sellman House (Building 023, BARC)—USDA 
south of Sellman Road, Beltsville

A 1905 frame farmhouse with Foursquare plan. • 

Features wraparound porch with Tuscan columns, • 
two-story projecting bays, and widow’s walk 
balustrade.

Sellman Brothers sold their 290-acre farm to • 
the federal government to establish the Plant 
Research Station, which is now called the Beltsville 
Agricultural Research Center.

61-013 Gallant House—3124 Powder Mill Road, 
Adelphi

Multipart frame, gable-roof house with 2½-story, • 
antebellum main block.

Built in mid-nineteenth century and rebuilt in 1920s.• 

Nucleus of structure was dwelling for Owen Carroll, • 
operator of nearby mill.

1920s reconstruction includes Craftsman style • 
decorative details.

62-003 Oaklands —8314 Contee Road, Laurel

2½-story brick plantation house constructed in the • 
1790s for Richard Snowden of the wealthy and 
prominent Snowden family. 

Georgian and Federal style interior and exterior • 
ornamentation.

Mansard roof added in 1870s.• 

Determined eligible for listing in the National • 
Register of Historic Places in 1994.  

Deteriorated condition to be reversed partially • 
through funding from developer of surrounding 
subdivision.

62-004 Snow Hill —13209 Laurel-Bowie Road, Laurel

2½-story Georgian plan plantation house (c.1800) • 
with unusual gambrel roof.

Built for Samuel Snowden of the locally prominent • 
Snowden family.
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Interior features Federal style trim.• 

Owned by M-NCPPC; open for event rentals.• 

62-006 Montpelier and Cemetery—9650 Muirkirk 
Road, Laurel

Architecturally significant five-part, brick, Georgian • 
mansion (c.1783) designated as a national historic 
landmark.

Home to generations of the locally prominent • 
Snowden family and in the twentieth century, 
Assistant Secretary of State Breckinridge Long.

Grounds include Snowden family cemetery and rare • 
surviving eighteenth-century summer house.

62-008 Muirkirk Iron Furnace (Site 18PR149)—7011 
Muirkirk Road, Beltsville

Last remaining beehive charcoal kiln from Muirkirk • 
Iron Manufacturing Company.

Important producer of pig-iron, reputed to be • 
strongest in country.

Associated with historic African-American • 
community of Rossville.

62-010 Briarley Military Academy (Old Hotel)—11777 
Old Baltimore Pike, Beltsville 

Multipart frame structure begun in the 1860s and • 
enlarged in 1911.

Original Humes family farmhouse; operated as a • 
resort facility from 1911–1930s.

Briarley Military Academy from 1933–1949.• 

Deteriorated condition; needs an adaptive use.• 

62-013 Walnut Grange (Building 209, BARC)—6300 
block of Powder Mill Road, Beltsville

2-story, T-shaped brick plantation house constructed • 
in 1805 for daughter of Thomas Snowden of 
Montpelier. 

Originally built with a butterfly-shaped plan; west • 
wing destroyed by fire in 1850s.

Extensively renovated after government purchase in • 
1910.

Serves as office of operations for the Beltsville • 
Agricultural Research Center.

62-016 Site of Edward T. Gross House—10623 Gross 
Lane, Beltsville

A modest front-gabled frame farmhouse constructed • 
in 1916 with a wraparound porch and gabled wing.

Representative of early twentieth century vernacular • 
housing for emerging African-American middle class 
family.

Destroyed by fire in 1996; 1.6-acre environmental • 
setting has archeological potential.

62-023-07 Abraham Hall—7612 Old Muirkirk Road, 
Beltsville

2-story gable-front frame building constructed in • 
1889.

Lodge hall for Benevolent Sons and Daughters of • 
Abraham in the late nineteenth-century African-
American community of Rossville.

Restored in 1991 with funds from Prince George’s • 
County and M-NCPPC; MHT holds easement on 
building; purchased by M-NCPPC in 2006.

64-001 Snowden Hall (Building 016)—Patuxent 
Research Refuge, Laurel

Early nineteenth-century brick house with Georgian • 
plan.

Raised to two stories in 1850s; original roofline and • 
chimneys show on gable ends.

Owned by three generations of the Snowden family; • 
purchased by federal government in 1936.

Recognized as historically significant by U.S. Fish & • 
Wildlife Service.

64-002 Duvall Bridge—Telegraph Road at Patuxent 
River, Patuxent Research Refuge, Laurel 

Single-span steel truss bridge constructed in 1907. • 

Replaced wooden bridge that connected Duvall • 
plantation with mill on Anne Arundel County side. 

Pratt pony truss with vertical members in • 
compression and diagonals in tension.
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64-005 Perkins Methodist Chapel—8500 Springfield 
Road, Glenn Dale

1½-story, front-gabled meeting house with bracketed • 
cornice, constructed c.1861.

Adjoining graveyard dating from same period.• 

Built on land donated by J. T. Perkins during division • 
in Methodist Episcopal Church over issue of slavery.

One of only a few mid-nineteenth century chapels in • 
the county.

Chapel currently used for special occasions; new • 
church is located nearby.

64-006 NASA Spacecraft Magnetic Test Facility 
(Building 310-20)—Goddard Space Flight Center, 
Greenbelt vicinity

Erected in 1966, a 60-foot-square building • 
constructed of nonmagnetic materials. 

Part of Goddard Space Flight Center, the principal • 
science center for the National Aeronautics and 
Space Administration.

A national historic landmark, (1985) this unique • 
facility is essential for the operation of the U.S. 
manned and unmanned space program. 

Goals 

Historic properties in the Subregion I plan area are • 
preserved and protected.

All historic resources and historic survey properties • 
that meet the criteria of the Historic Preservation 
Ordinance are identified and evaluated.

Historic properties and their environmental settings • 
are recognized for their historical, archeological, 
and architectural significance to the community and 
county.

Property owners are educated about the history • 
of the area and about appropriate maintenance, 
conservation, and rehabilitation efforts for their 
properties.

Property owners, realtors and others are educated • 
about available county, state, and federal tax credit 
programs for rehabilitation and maintenance.

Policy 1: Evaluate historic resources and historic 
communities for consideration as historic sites and 
historic districts. 

Strategies

Document historic resources for evaluation during • 
FY 2008-2009 Historic Sites and Districts Plan 
amendment process:

60-009 Washington, Berwyn and Laurel Railway 
Culvert 

Determined eligible for listing in the National 
Register of Historic Places by the Maryland 
Historical Trust, through a Section 106 compliance 
proceeding, the culvert is associated with the 1902 
electric trolley line that runs from Laurel to the 
Treasury Building in Washington, D.C.  

62-012 Ulle House 

This 2½-story, front-gabled brick dwelling faces the 
former Baltimore-Washington Turnpike where the 
railroad tracks cross the turnpike. Lewis C. Beall 
established a store at this corner in the early 1890s. 
A German immigrant, John A. Ulle, established a 
blacksmith shop next door and his sons Edward and 
John bought Mr. Beall’s store in 1898. Built in 1916, 
the Ulle House replaced the original store, which 
burned in 1898.  

62-023-17 Thomas Matthews House

The Thomas Matthews House is a two-story, stucco-
covered, frame side-gabled dwelling built c. 1890 on 
a two-acre lot in the historically black community 
of Rossville. The builder, Thomas Matthews, was 
employed at the nearby Muirkirk Iron Furnace. At the 
time of its completion, the Matthews house was the 
largest in Rossville. The stucco covering was added 
in the 1920s.

64-007 Holst Cabin (Building 001) 

Constructed in 1933 as a vacation retreat, the Holst 
Cabin is a three-bay-by-two-bay, 2½-story cabin 
built of whole logs chinked with white mortar and 
joined in the corners with saddle notches. In 1936 the 
United States government began buying land in the 
area and established the Patuxent Wildlife Refuge.  
The Holst Cabin served refuge superintendent’s home 
for many years.     
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Survey historic community of Rossville for landscape • 
elements that define sense of historic community.

Conduct additional survey work for consideration as • 
historic sites as part of the FY 2008–2009 update of 
the Historic Sites and District Plan.

Policy 2: Develop strategies to encourage the 
preservation and adaptive reuse of the Ammendale 
Normal Institute Historic Site (60-004 and 60-007). 

This landmark example of Queen Anne institutional 
architecture was damaged by fire in 1998. Although 
immediately after the fire, the building was judged 
to retain sufficient structural integrity to justify 
rehabilitation, it was subsequently the subject of 
vandalism and decay. In 2006, the property owners 
were granted a demolition permit for the fire-damaged 
Novitiate Building and adjacent mid-twentieth-century 
Administration Building, also in a deteriorated state. The 
permit was granted with several conditions—including 
repairs to the exterior of the large brick barn on the 
property, salvage of granite blocks and bricks from the 
Novitiate Building for reuse, and the construction and 
installation of a installation of a commemorative plaque 
near the site of the Novitiate Building to interpret the 
history and significance of the property and its remaining 
features.

Strategies

Further development on the site should incorporate • 
preservation of the remaining cultural landscape 
elements and structures associated with the history of 
Ammendale Normal Institute. 

The preservation and adaptive reuse of the site • 
should be preceded by a cultural landscape report that 
clearly identifies and assesses the remaining historic 
features of the site and their historic integrity.

Policy 3: Assist in the implementation of the 
preservation goals and objectives of the Anacostia 
Trails Heritage Area (ATHA) plan. 

Strategies

Promote the county’s preservation tax credits for • 
historic sites, and the state and federal tax credits, 
annually by distributing information on these 
programs to property owners.  

Encourage M-NCPPC sites to make literature on • 
ATHA available to visitors.

Encourage federal agencies to develop appropriate • 
interpretive materials regarding historic sites in their 
stewardship and to make promotional literature on 
ATHA available to the public.

Coordinate with the certified heritage area program to • 
package and cross-promote county and heritage area 
incentive programs.  

Promote a historic section of Old Muirkirk Road as • 
a way to travel between historic sites and/or connect 
to the Baltimore-Washington Parkway and other 
scenic roads within BARC and the Patuxent Research 
Refuge. 

Policy 4: Explore partnerships and leveraging of 
resources to maximize potential of underutilized 
historic properties. 

Strategies 

Explore the adaptive reuse of the Briarley Military • 
Academy (Old Hotel) as a unique property within 
ATHA. 

Encourage partnerships among the Chamber of • 
Commerce, community organizations, the real estate 
community and countywide nonprofit organizations 
to market the property to potential users. 
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