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Development 
Pattern Element
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1. Livability and Image
A number of areas need to be made more livable and 
walkable. There is little “sense of place” in the area. 
Underutilized retail strip shopping malls and pedestrian-
unfriendly roadways are negative characteristics of the 
planning area. Opportunities for recreation and access to 
the waterfront need to be improved and increased. The 
area’s image, especially in and around retail centers, should 
be improved to meet more traditional neighborhood and 
commercial design and development standards. 

2. Place-Making and Economic Development
There is a need to create places of distinction—central places 
that provide appropriate and attractive retail, commercial 
and transit services and refl ect a new and improved character 
for the community. This central place will help capture 
the millions of dollars that fl ow out of the community to 
purchase goods and services from surrounding jurisdictions. 
New development is needed to better serve the community’s 
aesthetic as well as functional vision for the future.

3. Transportation and Access
There is a need for increased access to transportation as well 
as the need to integrate transportation plans for revitalizing 
centers. Connections between areas and neighborhoods such 
as those around Branch Avenue and Oxon Hill need to be 
strengthened. Such connections highlight the community’s 
desire to pull the area together through an interconnected 
transit, roadway, bike and pedestrian network.   

The development pattern addresses the concerns and 
the visions of the charrette participants and encourages 
medium- to high-intensity, mixed-use development at 
centers and in the Oxon Hill Transit Corridor, and low-
to medium intensities at the Branch Avenue/Allentown 
Road corridor node and other identifi ed mixed-use areas 
and planned activity centers. The low-density character 
of large and small lots in residential neighborhoods is 
reinforced throughout the planning area and the Rural Tier 
is recommended to retain its rural character.

Land Use and 
Development Pattern

The 2002 Prince George’s County Approved General Plan
sets forth the broad visions, goals and policies and strategies 
for this land use plan. This master plan refi nes the 2002 
General Plan according to the area’s unique character and 
geographical boundaries. It is organized to address issues 
and policies for the Rural Tier, Developing Tier, Developed 
Tier, centers and corridors. The Development Pattern 
element of the plan identifi es land use and, in some cases, 
urban design policies and strategies for addressing local 
issues and for implementing the established policies.

The master planning charrette held in November 2004 
provides the framework for the refi nement of the plan 
and the development pattern in particular. During the 
process, approximately 300 citizens, property owners, and 
representatives of various community organizations attended 
workshops and open sessions to discuss issues and ideas with 
the charrette team and added valuable input to the overall 
planning and design process. Opinions about the area’s 
strengths and weaknesses were outlined, concerns about 
how the area should look were expressed, and strategies for 
implementation were highlighted. The comments received 
at the charrette as well as other workshops, meetings and 
stakeholder interviews are summarized by the following 
overarching concepts:

The urban design recommendations presented in 
the Henson Creek-South Potomac Master Plan were 
infl uenced by several urban design concepts that have 
evolved as a response to sprawl and the need to address 
pedestrian safety. These principles are identifi ed and 
explained in text boxes throughout the Development 
Pattern and Urban Design Elements of the master plan.
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Vision 
The vision for the Rural Tier is that woodland, wildlife 
habitat, and recreational lands are protected, the existing rural 
and historic character is preserved, and new development 
complements the character of the community.

Background 
The Rural Tier in the master plan area comprises 468 acres, 
or approximately three-quarters of one square mile, generally 
located along the eastern shore of Broad Creek Bay. It 
includes the slightly smaller Broad Creek Historic District, 
which encompasses all but 43 acres of the Rural Tier.

The Rural Tier is a semirural enclave that is nearly surrounded 
by suburban residential subdivisions, commercial shopping 
areas, and major highways. Approximately three-quarters 
of the Rural Tier is owned by public entities (M-NCPPC, 
the federal government, WSSC, and PEPCO). A large 
proportion of the publicly owned land is located within the 
100-year fl oodplain for Broad Creek and is heavily wooded. 
The land use character for the private land within the Rural 
Tier is predominantly low-density residential, with two 
commercial businesses and several wooded parcels. (See 
Map 5.) 

With the exception of a vacant 70-acre tract, there are few 
opportunities for new development within the Rural Tier. 
Only seven small parcels (ranging from 0.7 to 4.7 acres) 
are undeveloped. Some of the developed properties could 
be subdivided for a few additional home sites under the 
existing zoning, but this potential is limited. The strong 
housing market could also result in redevelopment of 
existing structures. New construction within the Historic 
District is subject to the Broad Creek Historic District 
Design Guidelines and review by the Prince George’s County 
Historic Preservation Commission (HPC).

Along the edge of the Rural Tier and Historic District, several 
large properties are available for further development. Each 
is developed with one or more homes, but there is signifi cant 
potential for new residential development on these sites. 
Although such development would be compatible with 

the policies and character of the Developing Tier, such 
density may not be compatible with the semirural character 
of the historic district. New construction adjacent to the 
historic district is not subject to Historic District Design 
Guidelines. 

This plan reinforces the land use policies for the Rural Tier 
established in the 2002 General Plan. It envisions that the 
Rural Tier will retain its semirural and historic character and 
proposes strategies to encourage compatible development 
within and around the Tier in the future. Enactment of 
new county regulations to allow transfer of development 
rights, conservation subdivisions, and other fl exible design 
standards is one of the key recommendations of this plan 
for realizing this vision. Guidelines describing the desirable 
characteristics for new development or redevelopment have 
been identifi ed in previous studies for the historic district (the 
1987 Broad Creek Historic District Design Guidelines, 1995 
Broad Creek Historic District-Livingston Road Streetscape 
Guidelines and Alternatives, and 2002 Broad Creek Historic 
District Preservation Planning Study). Programs that provide 
incentives to voluntarily conform to these guidelines are 
recommended. These new regulations and programs would 
assist in maintaining rural character and protecting sensitive 
natural or historic environments as development occurs. 

During preparation of the 2002 General Plan, the historic 
district proponents proposed to include areas adjoining 
the district in the Rural Tier, because Rural Tier land 
use policies are consistent with concepts to preserve the 
semirural character of the Broad Creek Historic District. 
However, the County Council received objections from 
affected property owners at the southern end of the district, 
and the proposal was amended to exclude these ownerships 
from the Rural Tier designation. During preparation of this 
master plan, the owners of a 21.35-acre tract at 7707 Kaydot 
Road became aware of the classifi cation to the Rural Tier 
and also objected. This property is not in the historic district 
and is oriented away from the historic district toward the 
Livingston Square Shopping Center, across Old Fort Road, 
and the major intersection at Indian Head Highway. It is 

Rural Tier 
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Map 5: Rural Tier Conceptual Land Use Plan
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planned for suburban residential subdivision development 
that is more characteristic of the Developing Tier, not the 
Rural Tier. For these reasons, this plan amends the 2002 
General Plan to reclassify the 21.35-acre tract from the 
Rural Tier to the Developing Tier.

Goals
Maintain the historic rural character.  

Protect environmentally sensitive features and retain  
sustainable agricultural land.

Protect scenic vistas along rural roadways. 

Protect property owners’ equity in their land. 

Implement the recommendations of the 2002 Broad  
Creek Historic District Preservation Planning Study.

Encourage compatible design for development surrounding  
the Rural Tier.

Policy 1: Design new development to retain and enhance 
rural character. 
STRATEGIES

Enact conservation subdivision design regulations and  
other fl exible design standards that place a premium on 
conserving open areas and protecting environmental 
features. Through this strategy, the approved residential 
lotting pattern may be more compact than typically 
allowed, but the land that is saved from development is 
much greater and better able to maintain connectivity 
with other open space areas.

Ensure that land preserved during the development  
review process expresses one or more of the following 
values: 

Agricultural preservation• 

Retention of scenic vistas• 

Protection of areas within the designated green • 
infrastructure network

Minimal impervious surfaces• 

Reduction of forest fragmentation• 

Minimal ecological impacts• 

Create and implement rural design standards to ensure  
that new private and public development is consistent 
with the prevailing character of the rural area. The 
following guidelines should be incorporated into the 
standards: 

Houses should be set back a minimum of 100 feet from • 
public rights-of-way to preserve scenic viewsheds, 
wooded areas, open fi elds, and ridge lines.

The layout of the subdivision should preserve and • 
enhance the existing natural features of the site 
including woodland, wetlands, streams, and areas 
of signifi cant wildlife habitat. Utilize conservation 
subdivision principles to the extent possible.

Preservation of existing vegetation or the installation • 
of landscaping should be provided to soften and buffer 
views of houses and other structures. Landscape plants 
should be native and re-create rural buffers. 

Architecture should conform to the prevailing rural • 
style, including such elements as rooflines and 
pitch, entrance drives, porches, lighting and building 
materials. Brick, stone and wood are encouraged 
building materials. Vinyl and aluminum siding are 
discouraged.

Historic features such as fence rows, tree lines, and • 
barns should be preserved.

Fencing should be kept to a minimum to maintain • 
open views and rural character. The use of stockade, 
board-on-board, chain-link, vinyl, and other high 
fences is discouraged. Fencing should respond to the 
rural character type, height and scale existing within 
the Rural Tier. Acceptable fencing includes stone walls, 
split rail, and equestrian style.

Grading and drainage should be minimally intrusive. • 
Massive cut and fi ll should be avoided. The creation 
of earth mounds, berms for screening, and platforms 
for house sites should be discouraged. 

Rural or scenic viewsheds along Livingston Road • 
should be protected from adverse architectural or other 
development to maintain open and continuous views 
of the natural and agricultural landscape.

Conservation Subdivision Design is a fl exible regulatory 
tool that allows for compact development to conserve scenic, 
historic, or environmental features. It is most frequently 
used in rural areas to preserve rural character.
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Policy 2: Retain or enhance environmentally sensitive 
features. 
STRATEGIES

Minimize adverse impacts of development on sensitive  
environmental features such as streams, wetlands, 
fl oodplains and woodlands through implementation of 
the Green Infrastructure Plan. 

Protect forest interior dwelling species habitat in the  
Broad Creek watershed through the implementation of 
the Green Infrastructure Plan during the development 
review process. The sensitive wildlife habitat area 
located 300 feet inward from the edge of the forest.

Revise the Woodland Conservation Ordinance to  
require that projects in the Rural Tier meet woodland 
conservation requirements on site. No off-site mitigation 
for woodland conservation should be allowed unless the 
site subject to the ordinance is substantially devoid of 
trees prior to development.

Ensure that impacts to regulated areas are limited to  
unavoidable impacts, such as those for road crossings 
and utility easements.

Consider carefully areas within designated evaluation  
areas in the green infrastructure network. Protect existing 
areas of connectivity of natural resources and enhance 
connections where they do not currently exist.

Identify critical ecological systems supporting local and  
countywide special conservation areas during the land 
development review process. Ensure protection and 
enhancement of these systems.

Encourage private property owners to convey land to  
M-NCPPC or a charitable trust in order to protect it from 
future development.

Policy 3: Ensure that property owners surrounding the 
Rural Tier design new development or redevelopment to 
be compatible with the characteristics of the adjoining 
Rural Tier. 
STRATEGIES

Require District Council review of development  
proposals adjacent to the Broad Creek Historic District 
for compatibility with the historic character of the area.

Establish incentive programs such as tax incentives,  
transfer of development rights bonuses, grants, or 
favorable loans. 

Policy 4: Create visual gateways incorporating special 
elements and features to identify entrance points to 
the Rural Tier and to highlight its importance within the 
master plan area. 
STRATEGIES

Provide a visual buffer using landscape materials and  
concepts to create a distinct edge along Old Fort Road 
that defi nes the boundary between the Henson Creek 
Transit Village and the Rural Tier and provides a 
transition from the higher density Transit Village to the 
low-density Rural Tier.

Create gateways for the Rural Tier and the historic  
district at the intersections of Oxon Hill Road and 
Livingston Road, Livingston Road and Fort Washington 
Road, Oxon Hill Road and Henson Creek Stream Valley 
Park, and at trail access points into the Rural Tier. 

Policy 5: Ensure that public improvements preserve the 
character of the Rural Tier while improving access to 
and use of public facilities for community residents. 
STRATEGIES

Preserve and enhance the historic and rural character of  
Livingston Road.

Implement the recommendations of the  Broad Creek 
Historic District Livingston Road Streetscape Guidelines 
and Alternatives study. 

Establish a publicly accessible equestrian center at  
Harmony Hall and an expanded equestrian trail system. 

Incorporate trail connections to facilitate pedestrian,  
biker and equestrian movement and to provide public 
access to the Potomac River waterfront and historic sites. 
Trail alignments and design should carefully consider the 
impacts of the trail on historically and archeologically 
signifi cant properties.

Policy 6: Protect landowners’ equity in their land. 
STRATEGIES

Retain the existing land uses and density within the  
Rural Tier.

Enact conservation subdivision design regulations and  
other fl exible design standards.

Encourage participation in a TDR program, pursuant to  
county legislation.
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Vision
The vision for the Developing Tier is a network of 
low-density residential communities and vibrant mixed-
use commercial centers that feature a concentration 
of employment opportunities, quality stores, sit-down 
restaurants, public services, and amenities. Moderate-
density residential uses are concentrated within or near 
planned centers of mixed-use activity. The transportation 
system connects neighborhoods, parks, public facilities, 
and commercial centers by trails, sidewalks and transit, 
as well as by appropriately scaled roadways. Land uses in 
the Developing Tier enhance the historic character of the 
adjacent Rural Tier. 

Background
The major portion of this master plan is located in the 
Developing Tier, which contains approximately 16,676 acres 
or 26 square miles. Much of this tier still features a semirural 
character established by a mixture of small- and large-lot 
subdivisions, small farms, garden plots, and woodlands. 
Multifamily projects are generally concentrated along 
Brinkley Road and MD 210. Nearly all of the multifamily 
projects in this tier were built in the 1960s and 1970s. More 
recently, multifamily development is taking place in the 
form of elderly housing projects. Many of the undeveloped 
properties in this tier have been approved for subdivision 
development that should occur in the foreseeable future. 
Nearly all are low-density, single-family subdivisions. 
The notable exception is National Harbor, which has been 
approved for approximately seven million square feet of 
commercial and entertainment development along the banks 
of the Potomac River at the Capital Beltway. 

The remaining tracts that have not been subdivided are 
generally small sites contained within established single-
family residential neighborhoods. However, one large site 
located south of Brinkley Road is bordered by multifamily, 
commercial and institutional development as well as 
single-family neighborhoods. This 200-acre site presents 
a unique opportunity to develop a compact, high-quality, 
mixed-use planned neighborhood. It could also incorporate 

redevelopment of the adjoining racetrack property at some 
point in the future.

Several large Class III landfi lls are located in this tier. Class 
III landfi lls are dumping sites that consist of diffi cult-to-
compact soils, rocks and similar irreducible materials, which 
are not intended for future load-bearing use. While active, 
truck traffi c through residential neighborhoods to get to 
these landfi lls has been an issue with area residents. Upon 
completion, Class III landfi lls are diffi cult to redevelop 
for other uses due to the composition of materials, steep 
slopes, and severe code limitations on construction of any 
type. Open space or very limited recreation activities may 
be the extent of future land uses on these sites. 

Commercial retail activity is focused in neighborhood 
shopping centers developed at four of the seven intersections 
along MD 210, at Rosecroft Village on Brinkley Road, and 
at Padgett’s Corner in the Camp Springs community. All are 
typical, auto-oriented suburban centers anchored by grocery 
stores and local-serving retail businesses. As retail store 
sizes increased and trade areas expanded, competition for 
the same customers overlapped, and some shopping centers 
experienced high vacancies. The shopping centers along 
MD 210 at Fort Washington Road and on Brinkley Road near 
Fisher Drive have had vacant anchor stores for several years. 
The shopping center at Swan Creek Road was redeveloped 
in 2004 with a larger anchor store, but a reduced fl oor area 
overall. Small commercial uses are scattered throughout the 
neighborhoods along local roadways. A number of these are 
vacant, underutilized, or poorly maintained. 

Five multistory offi ce buildings are located along MD 210 
at Old Fort Road and Fort Washington Road in Fort 
Washington and along Oxon Hill Road in Fort Foote. 
The two offi ce buildings in Fort Foote have been mostly 
vacant since they were built in the 1990s. The offi ces along 
MD 210 are continuously occupied. The Fort Washington 
Hospital adjacent to the shopping center at Swan Creek 
Road is a thriving health care complex that should provide 
a focal point for existing and new businesses in this area. 

Developing Tier
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To the north of the hospital, a large area has been zoned 
for industrial park development for over 20 years, but 
it has experienced little new development due in part to 
fragmented ownership patterns and the lack of a strong 
market for additional high-quality offi ce or industrial park 
development.

The main development challenges for the Developing Tier 
include: 

Reinforcing the character and quality of established  
residential neighborhoods. 

Ensuring that infi ll development in existing neighborhoods  
is compatible.

Revitalizing older multifamily rental and condominium  
projects. 

Providing a variety of quality new housing types at  
appropriate locations. 

Improving the appearance and function of commercial  
areas. 

Attracting new, high-quality investment to reinforce  
commercial markets and shopping areas.

Developing mixed-use, pedestrian-oriented environments  
that create a sense of place. 

The plan concept for future growth in the Developing Tier 
steers additional development and redevelopment toward 
the Metropolitan Center at National Harbor as part of the 
proposed Oxon Hill Road Transit Corridor, the planned 
community activity centers, or to existing neighborhoods 
as compatible infi ll development. This concept makes 
effi cient use of existing and proposed public infrastructure 
and investment. The following section describes goals, 
policies and strategies for property within the Developing 
Tier. Due to the signifi cance and complexity of the National 
Harbor Metropolitan Center, it is addressed in the Centers 
section of this plan.

Goals

Maintain low- to moderate-density land uses (except in  
centers and corridors).

Reinforce existing suburban neighborhoods.  

Develop compact suburban residential neighborhoods.  

Reinforce planned commercial centers as community  
focal points.

Develop compact, planned employment areas. 

Preserve and enhance environmentally sensitive areas. 

Policy 1: Preserve and enhance existing suburban resi-
dential neighborhoods.
STRATEGIES

Ensure that the design of new development in suburban  
residential areas maintains or enhances the character of 
the existing community.

Retain low-density residential land use classifi cations  
for undeveloped parcels in established single-family 
residential neighborhoods. 

Encourage a wide variety of single-family designs and  
lot sizes.

Design institutional or special exception uses to refl ect the  
scale and character of the surrounding neighborhood.

Encourage institutionally based development proposals  
with a mix of uses that focus on the institutional mission 
that may include high-quality residential, limited 
commercial, or community-oriented uses to provide a 
public benefi t, to enhance community character, and 
are designed for compatibility with the surrounding 
neighborhood. Institutionally based development 
proposed should adhere to the following guidelines:

Development should include pedestrian linkages to • 
nearby commercial, institutional, or cultural uses.

Development should be of suffi cient size to provide • 
amenities, such as indoor parking or garages, gardens, 
plazas, recreation facilities, or common eating areas.

Development should have direct access to a collector • 
road or greater to allow easy access for emergency 
services.

Development should be served by public transit • 
or shuttle buses to shopping and services in the 
surrounding area.

Prior to approval of new development for senior citizen • 
housing, a market analysis should be conducted that 
evaluates and satisfactorily demonstrates the need for 
senior housing within one mile of a proposed site.  
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Encourage renovation and beautifi cation of moderate- to  
high-density multifamily apartment developments. 

Identify improvements to the physical environment that  
will enhance the visual appearance of apartment buildings 
and grounds and improve safety and security.

Implement programs to improve the appearance, safety  
and security of high-density multifamily housing 
areas, including incentives for physical improvements, 
rehabilitation, more effective management, and code 
enforcement. Determine an appropriate balance or mix 
of rental and owner-occupied units.

Design new development to create a continuous network  
of streets, sidewalks and trails to connect neighborhoods, 
open space, and major areas of activity.

Policy 2: Encourage the development of compact, 
pedestrian-oriented residential communities on sites 
large enough to accommodate a mixture of housing types 
and sizes, recreation components, neighborhood-serving 
commercial amenities, and infrastructure. 
STRATEGY

Prepare a detailed small area plan or development  
application for the undeveloped 200-acre area north of 
Rosecroft Raceway that conforms to best practices for 
compact community design and includes the following 
elements: 

A traditional neighborhood character with appropriately • 
scaled and located neighborhood services.

A mix of housing choices.• 

Density and levels of intensity based on the capacity • 
of transportation facilities or transit options servicing 
the area and compatibility with adjacent uses.

Site plan orientation that focuses development toward • 
a potential transit stop envisioned for the north part of 
the property as a feeder bus service or a potential future 
Metro light rail transit connection.

An interconnected network of pedestrian-friendly • 
streets, sidewalks and bikeways with multiple 
connections between new development, adjacent 
neighborhoods, and areas of activity.

Extension of Barrowfi eld Road for additional access to • 
the site from the adjacent residential neighborhood.

An open space trail and pathway system with multiple • 
connections between new development and adjacent 
parks and open spaces.

Additional public parkland needed to serve this area.• 

Accommodating recommendations of the Green • 
Infrastructure Plan for the evaluation area located 
along the west side of the tract. 

Defi ning the relationship to Rosecroft Raceway as • 
an ongoing commercial entertainment venue or, 
alternatively, considering redevelopment of Rosecroft 
as an integral part of the proposal. 

Policy 3: Renew or replace declining retail and commercial 
areas with compatible, economically viable land uses.
STRATEGIES

Allow a mix of commercial or residential uses to replace  
or supplement underutilized business areas. 

Implement improvements to the physical environment  
that will enhance the visual appearance of commercial 
areas and improve access for customers. 

Provide incentives to upgrade facilities that have proven  
market feasibility. Give priority to property and business 
owners that improve the retail or commercial space for 
an alternative economically-viable use.

Design new or restored uses for compatibility with the  
surrounding neighborhood. 

Policy 4: Implement new patterns of development that 
preserve and enhance the environmental features and 
green infrastructure elements of the area.
STRATEGIES

Preserve the existing environmental infrastructure and  
resources, including forests, open spaces, and sensitive 
habitats, that surround development sites located 
throughout the Developing Tier.

Sustainable Design: Development that is sensitive to 
issues of energy effi ciency, recycling and conservation 
of materials and resources, waste reduction, and 
environmentally sensitive design. The goal of sustainable 
development is to meet current needs of potential users 
without compromising the ability of future generations 
to meet their own needs.
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Limit development in environmentally sensitive areas.• 

Encourage sustainable design as part of the development • 
review process. 

Cluster new residential development to the greatest • 
extent possible to minimize forest fragmentation and 
mitigate environmental impacts.

Reclaim impervious areas in developed areas. • 

Implement the recommendations of the Green • 
Infrastructure Plan.

Create new open space and pedestrian trail connections. 

Institute an urban forestry/replanting program in • 
developed areas, including street trees and urban parks, 
connected to the larger pattern of green infrastructure. 

Require sidewalks and bicycle facilities as part of • 
development and along all new roadways.

Policy 5: Reinforce and enhance the character of the 
adjoining Rural Tier and the Broad Creek Historic District.
STRATEGIES

Encourage new development surrounding the Rural Tier  
to voluntarily incorporate designs and materials that 
are consistent with guidelines in the 2002 Broad Creek 
Historic District Preservation Planning Study.

Enact a countywide transfer of development rights  
(TDR) program that designates mixed-use areas and 
residential areas in the Developing Tier as potential 
TDR receiving areas from the Rural Tier and historic 
districts.

Limit the number of TDRs transferred to low-density  
residential sites to a small percentage over allowed 
density to maintain neighborhood character.

Revise regulations to provide greater design fl exibility  
for single-family residential subdivisions receiving 
TDRs to ensure good site design and compatibility with 
the neighboring community. 

Policy 6: Reinforce the economic viability of planned 
activity centers in the Developing Tier. 
STRATEGIES

Reduce the number of commercial areas competing  
for similar markets by focusing community-oriented 
commercial and mixed-use development to a limited 
number of locations within the Developing Tier, such as 
Henson Creek and Broad Creek Transit Villages off MD 
210 and Padgett’s Corner at the intersection of Allentown 
Road and Temple Hill Road.

Promote a mixture of commercial and residential uses  
within and around activity centers that reinforce the center, 
contribute to a sense of place, include pedestrian-oriented 
design and crime prevention through environmental 
design (see the Urban Design Section), and provide a 
compatible transition between existing commercial uses 
and surrounding low-density neighborhoods. 

Exclude big-box retail uses in order to redevelop the  
planned community commercial activity centers as 
pedestrian-friendly environments with a village-scale 
character. 

Focus planned mixed-use activity center development  
primarily to one side of Indian Head Highway (MD 
210) between closely spaced interchanges to afford 
better circulation and transit access, as well as compact, 
mixed-use, pedestrian-oriented development. 

Implement multimodal transportation concepts to serve  
transit-friendly and pedestrian-oriented development 
patterns. 

Consider MD 210 and MD 5 as a future route for bus  
rapid transit (BRT) with appropriate land uses and 
development patterns located at the activity centers in 
a manner that encourages the increased use of express 
bus service in the corridor. 

Improve transportation facilities in a manner that  
minimizes land use confl icts but provides adequate 
pedestrian and vehicular access.

Prepare detailed small area redevelopment plans for  
each commercial activity center as part of a coordinated 
redevelopment program, including public/private 
partnerships and the local community, to improve their 
character and economic viability. 

Implement appropriate standards and guidelines to  
ensure that future development is characterized by high-
quality, mixed-use development that conforms to best 
practices for pedestrian- and transit-oriented design. 
Consider use of a Development District Overlay Zone, a 
form-based code (FBC), or appropriate mixed-use zones 
to achieve the desired small village character. 

Evaluate private rezoning and development applications  
in accordance with development concepts and guidelines 
of this master plan for each planned activity center. 

Consider revising the Zoning Ordinance to allow  
development of townhouse-style dwelling units in planned 
activity centers with a design concept that is characteristic 
of urban development in towns and cities.
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Map 6: Mixed-Use Activity Centers

Mixed-Use Activity Centers
The Henson Creek-South Potomac master plan designates 
three areas in the Developing Tier as mixed-use activity 
centers. These are specifi c locations where a pedestrian-
oriented mix of residential, commercial, retail, offi ce, 
civic, recreation, and open space land uses should be 

encouraged. Each mixed-use activity center features a 
unique development concept, and the master plan identifi es 
strategies and guidelines to achieve the concepts. 

The three mixed-use activity centers in the Developing 
Tier are the Henson Creek Transit Village, the Broad Creek 
Transit Village and Medical Park, and Padgett’s Corner. 
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Henson Creek Transit Village
The Henson Creek existing land use is shown on Map 7. The 
Henson Creek Transit Village is envisioned as a pedestrian-
oriented village setting focused on a two- to three-block 
section of Livingston Road between Palmer Road and Old 
Fort Road. The master plan proposes redevelopment of the 
existing commercial buildings to create a “main street” (see 
Map 9) setting that will orient the majority of pedestrian 
activity along Livingston Road. The addition of moderate-
density residential development along a grid pattern of new 
streets is proposed along the edges of the village, as is a 
vertical mix of residential and commercial uses along the 
main street. A transit station will be strategically located 
near Indian Head Highway to provide express bus or future 
bus rapid transit service for village residents and workers, 
as well as surrounding communities. 

Guidelines

Implement a future street grid pattern that supports  
low-scale, pedestrian-friendly redevelopment with a 
village character. 

Land use and urban design features for subareas of the  
village center (see Map 8):

   Area A

New buildings should be predominantly one- to • 
two-story structures compatible with surrounding 
neighborhood uses and should front onto Livingston 
Road.

Wide, tree-lined sidewalks should defi ne the street and • 
contribute to a “main street” character. 

Parking areas should be located to the rear of buildings.• 

A transit station stop should be strategically located to • 
serve existing express bus or potential bus rapid transit 
(BRT) service along Indian Head Highway.

Livingston Road should be reconfi gured to create a • 
focal point at the center of the new village environment, 
with on-street parking and traffi c calming features to 
support pedestrian circulation.

A pedestrian pathway and linear green space system • 
should connect the Henson Creek Transit Village to 
the Henson Creek trail system. 

New development should be designed with an • 
architectural character that refl ects the village center’s 
role as a gateway to the Rural Tier and the Broad Creek 
Historic District. 

Consider the possibility of additional retail commercial  
development on property located at the southwest 
corner of MD 210 and Old Fort Road North (known as 
the Kaydot property) through the fi ling of a rezoning 
application that is sensitive to architectural techniques 
that are compatible with the adjoining historic district.

   Area B

Low intensity live/work and senior living residential • 
opportunities should be located at the western 
and southern edge of the village to visually buffer 
surrounding areas and to provide a low-scale residential 
edge to the area that faces onto the Rural Tier. 

A planted landscape/wooded buffer should line Oxon • 
Hill Road to provide a visual buffer between the transit 
village and the Rural Tier that refl ects a more natural 
appearance.
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Map 7: Henson Creek Existing Land Use
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Map 8: Henson Creek Transit Village Proposed Land Use

Note: This illustration portrays a long-range redevelopment 
scenario that may result from implementation of recommended 
land use concepts for the Henson Creek Transit Village area. 
It is likely that variations will occur as redevelopment takes 
place that also conform to the planning principles and concepts 
recommended for revitalization of this area.
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Map 9: Henson Creek Street Pattern

Note: This illustration portrays a long-range redevelopment 
scenario that may result from implementation of recommended 
land use concepts for the Henson Creek Transit Village area. 
It is likely that variations will occur as redevelopment takes 
place that also conform to the planning principles and concepts 
recommended for revitalization of this area.
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Broad Creek Transit Village and Medical Park
The Broad Creek Transit Village and Medical Park existing 
land use is shown on Map 10. The Broad Creek Transit 
Village and Medical Park is envisioned to allow a low-scale 
mix of uses that capitalize on proximity to, and potential 
expansion of, the Fort Washington Hospital, such as medical 
offi ces, outpatient and health care uses, and possibly a 
senior living/elderly housing complex. A pedestrian-friendly 
development pattern with a street grid of short blocks and 
an internal main street creates a new identity and focal point 
for development in the area between Livingston Road and 
Indian Head Highway. The new development pattern (see 
Maps 11 and 12) is intended to link existing commercial 
land uses within the activity center area with a new, 
economically-viable and more marketable development 
theme. A transit station will be strategically located near 
Indian Head Highway to provide express bus or future bus 
rapid transit service for village residents and workers, as 
well as surrounding communities. 

Guidelines 
Implement a new street pattern focused on a new main  
street with wide, tree-lined sidewalks, new buildings 
facing the streets, and parking areas located to the rear 
of buildings.

Consider potential expansion of the Fort Washington  
Hospital or creation of a related medical park for 
outpatient services and support.

Phase redevelopment of existing industrial uses  
located along Indian Head Highway as mixed-use use 
development opportunity sites in support of the Broad 
Creek Transit Village and Medical Park concept.

Investigate the feasibility of a substantial senior living  
complex as an integral part of the transit village and 
medical park development concept. A viable senior 
complex should include high-quality construction and 
an amenity package tailored to meet the needs of the 
resident population.

Locate a transit station stop at the north end of the transit  
village, near the proposed police station/public facility 
site, to serve express bus and potentially BRT along 
Indian Head Highway. 
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Map 10: Broad Creek Transit Village and Medical Park Existing Land Use
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Map 11: Broad Creek Transit Village and Medical Park Land Use and Development Pattern

Note: This illustration portrays a long-range 
redevelopment scenario that may result from 
implementation of recommended land use concepts 
for the Broad Creek Transit Village and Medical 
Park area. It is likely that variations will occur as 
redevelopment takes place that also conform to the 
planning principles and concepts recommended for 
revitalization of this area.
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Map 12: Broad Creek Transit Village and Medical Park Street Pattern

Note: This illustration portrays a long-range 
redevelopment scenario that may result from 
implementation of recommended land use concepts 
for the Broad Creek Transit Village and Medical 
Park area. It is likely that variations will occur as 
redevelopment takes place that also conform to the 
planning principles and concepts recommended for 
revitalization of this area.
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Map 13: Padgett’s Corner Existing Land Use

Padgett’s Corner Activity Center
The Padgett’s Corner Activity Center is envisioned as 
a community-scale commercial area that supports the 
surrounding residential neighborhoods by providing locally 
serving retail, offi ce and public uses closely integrated with 
residential development.
Guidelines

Reinforce  the Padgett’s Corner area as the focal point 
for local commercial land use in the eastern part of the 
Developing Tier by allowing a mix of residential and 
pedestrian-oriented commercial redevelopment.

Implement a pedestrian circulation plan for the activity  
center that links all four quadrants of the intersection 
of Temple Hill Road and Allentown Road with safe 
highway crosswalks and provides connections to 
adjacent residential properties and neighborhoods. 

Consider moderate-density housing proposals within or  
adjacent to this activity center that are designed as an 
integral part of the activity center and provide transition 
between commercial land uses and established single-
family residential development.
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Vision
The vision for the Developed Tier is a network of sustainable, 
transit-supporting, mixed-use, pedestrian-oriented, low-, 
medium-, and high-density neighborhoods with upscale 
retail and safe pedestrian and vehicular routes that connect 
the neighborhoods and centers in a way that will bring the 
area more closely together. 

Background
The northern portion of this master plan area is located in the 
Developed Tier. The Developed Tier contains approximately 
3,468 acres or 5.4 square miles. Small-lot, single-family 
residential subdivisions and apartment projects, largely built 
during the 1950s to the 1960s, establish the development 
pattern for the majority of the land area in this tier. 
Approximately one-half of the dwelling units in this tier are 
apartments or condominiums; more than half of those were 
built in the 1960s. The majority of apartment projects are 
concentrated along Brinkley Road in the central part of the 
tier. Additional apartments are at scattered locations along 
Oxon Hill Road, Livingston Road, or Allentown Road.

Commercial land uses are concentrated at the eastern and 
western parts of the tier, along Allentown Road and Oxon 
Hill Road, respectively. These commercial areas include 
some of the original strip shopping centers and big-box retail 
stores that accompanied suburban residential expansion in 
the 1960s. The Oxon Hill Road commercial area evolved 
into a suburban “downtown” consisting of a one-and-one-
half mile-long corridor of shopping centers, multistory 
offi ce buildings, and freestanding businesses. A similar 
pattern of strip commercial uses evolved along Allentown 
Road east and west of MD 5. As retail markets changed 
and newer centers or bigger stores were built in competing 
locations, retail uses in this tier declined. A number of 
former retail business have been converted to nonretail uses 
or are underutilized. 

Most of the development in this tier occurred prior 
to the development of the design standards and strict 
environmental regulations that are in effect today. Thus, 
on-site stormwater management facilities, landscaping, 

Developed Tier

tree cover, contiguous natural areas, trails, and recreation 
areas are limited. There are extensive areas of paving 
and impervious surfaces. Few large, undeveloped tracts 
remain. Therefore, the new development will primarily be 
the redevelopment or revitalization of existing commercial 
and residential uses or infi ll on smaller, undeveloped tracts 
within established neighborhoods. The main challenges for 
the Developed Tier are:

Reinforcing the character and quality of established  
residential neighborhoods.

Ensuring that infi ll development in existing neighborhoods  
is compatible.

Revitalizing older multifamily rental and condominium  
projects and areas. 

Improving the appearance and function of commercial  
areas.

Attracting new, high-quality investment. 

Restoring the natural features and processes.  

The plan concept makes effi cient use of existing and proposed 
public infrastructure and investment by steering the bulk of 
new development toward the regional center at Oxon Hill, 
the Corridor Node at MD 5 and Allentown Road, and the 
commercial areas across from Andrews Air Force Base. Due 
to the signifi cance and complexity of the Oxon Hill Regional 
Center, it is addressed in a separate section of this plan. 

Goals
Strengthen existing neighborhoods. 

Encourage appropriate infi ll. 

Encourage more intense, high-quality housing and  
economic development in centers and corridor nodes.

Preserve, restore and enhance natural features and  
provide open space.

Expand tree cover through increased planting of trees  
and landscaping.
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Promote transit-supporting, mixed-use, pedestrian- 
oriented neighborhoods.

Require pedestrian-oriented and transit-oriented design. 

Renew/redevelop commercial strips. 

Ensure compatibility with surrounding neighborhoods.  

Policy 1: Preserve and enhance existing suburban 
residential neighborhoods. 
STRATEGIES

Ensure that the design of new development in suburban  
residential areas maintains or enhances the character of 
the existing community.

Retain low-density residential land use classifi cations • 
for undeveloped parcels in established single-family 
residential neighborhoods. 

Design institutional or special exception uses to refl ect the • 
scale and character of the surrounding neighborhood. 

Enhance existing multifamily apartment developments.• 

Identify improvements to the physical environment * 
that will enhance the visual appearance of apartment 
buildings and grounds and improve safety and 
security.

Implement programs to improve appearance, safety * 
and security in high-density multifamily housing 
areas, including incentives for physical improvements, 
rehabilitation, more effective management, and code 
enforcement. 

Encourage institutionally based development proposals  
that may include a mix of high-quality senior citizen 
housing, limited commercial, or community-oriented 
uses, that focus on the institutional mission, provide 
a public benefi t, enhance community character, and 
are designed for compatibility with the surrounding 
neighborhood. Institutionally based development 
proposals should adhere to the following guidelines:

Development should include pedestrian linkages to • 
nearby commercial, institutional, or cultural uses.

Development should be of suffi cient size to provide • 
amenities, such as indoor parking or garages, gardens, 
plazas, recreation facilities, or common eating areas.

Development should have direct access to a collector • 
road or greater to allow easy access for emergency 
services.

Development should be served by public transit • 
or shuttle buses to shopping and services in the 
surrounding area.

Prior to approval of new development for senior citizen • 
housing, a market analysis should be conducted that 
evaluates and satisfactorily demonstrates the need for 
senior housing within one mile of a proposed site.

Create new open space and pedestrian trail connections. 

Design new subdivisions and developments to create a  
continuous network of streets, sidewalks and trails to 
connect neighborhoods and major areas of activity.

Perform code enforcement and provide housing  
rehabilitation assistance in older subdivisions to 
encourage continuous maintenance of structures and to 
prevent housing or neighborhood deterioration. 

Policy 2: Improve the image and mix of uses along major 
roadways not designated as General Plan Corridors.
STRATEGIES

North side of Allentown Road across from Andrews Air 
Force Base (AAFB) (Map 14)

Prepare a revitalization plan (or private redevelopment  
proposal as a rezoning application) that promotes a new 
identity and sense of place as the “Gateway to Andrews 
Air Force Base.”

Promote a balanced mix of new or revitalized commercial • 
and residential land uses, including senior housing 
designed according to best practices, for compact, mixed-
use, pedestrian-oriented design principles. 

Include specifi c urban design elements for the AAFB • 
“Gateway.”

New buildings facing onto wide, tree-lined sidewalks * 
along Allentown Road.

Surface parking lots located to the rear of buildings. * 

A new street and sidewalk grid to connect Allentown * 
Road to adjacent residential areas, enhance pedestrian 
circulation, improve access to bus stops, and reduce 
traffi c confl icts.

Live/work or elderly housing located in edge areas * 
that face onto existing residential neighborhoods.

Streetscape and public art elements that create a sense * 
of arrival or departure from the area. 
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Map 14: Andrews Manor Existing Land Use
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Policy 3: Renew or replace declining small retail and 
commercial areas with more economically viable land 
uses. 
STRATEGIES

Allow a mix of commercial or residential uses to replace  
or supplement underutilized business areas.

Implement improvements to the physical environment  
that enhance the visual appearance of commercial areas 
and improve access for customers. 

Provide incentives to upgrade facilities that have proven  
market feasibility. Give priority to property and business 
owners who improve retail or commercial space for an 
alternative economically viable use. 

Design new or restored uses for compatibility with the  
surrounding neighborhood. 

Policy 4: Apply land use regulations and revitalization 
programs that promote redevelopment and revitalization. 
STRATEGIES

Prepare streamlined zoning techniques, standards and  
guidelines that

Provide fl exibility for an appropriate mix of commercial • 
or residential land use types.

Ensure high-quality design consistent with best practices • 
for pedestrian- and transit-oriented design principles. 

Revise zoning patterns through 

Preparation of a detailed small area plan or revitalization • 
program that includes a mixed-use Development 
District Overlay Zone (DDOZ), form-based code, or 
other appropriate mixed-use zones. 

Implementation of a revitalization overlay zone that • 
streamlines development regulations and focus public 
resources on implementing projects consistent with 
master plan concepts and design guidelines. 

Review according to the land use and design principles • 
of this plan of rezoning applications for an appropriate 
mixed-use zone. 

Policy 5: Preserve, restore and enhance environmental 
features and green infrastructure elements.
STRATEGIES

Extend the Henson Creek trail and park. 

Design new residential development to maximize  
contiguous woodland and tree cover.

Encourage sustainable design as part of the redevelopment  
and development review process.

Reclaim impervious surfaces in developed areas by  
retrofitting low impact development techniques in 
redevelopment projects.

Institute an urban forestry/replanting program in  
developed areas, including street trees and urban parks, 
connected to the larger pattern of green infrastructure.

Policy 6: Encourage medium-density, mixed-use, transit- 
and pedestrian-oriented development at the Branch 
Avenue/Allentown Road General Plan Corridor Node. 
(Maps 15-18A/B) 
STRATEGIES

Prepare detailed revitalization plans (or private  
redevelopment proposals as rezoning applications) 
to improve the character and economic vitality of 
development on each side of the Branch Avenue/
Allentown Road Corridor Node. 

Require urban design that promotes small-scale,  
pedestrian-oriented, mixed-use redevelopment consistent 
with the best practices.

Design a compatible mix of land uses that account for the  
barrier posed by the Branch Avenue freeway interchange 
to a comprehensive, integrated development pattern.

East Side of Branch Avenue (MD 5)

North of Allentown Road —Design a mix of low- to  
moderate-density residential land uses with higher 
density housing located along the Branch Avenue 
frontage and lower densities along the boundaries of 
existing neighborhoods.
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Map 15: Camp Springs Town Center Area
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Map 16: Camp Springs Town Center Existing Land Use
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Map 17: Illustration of Land Use Concepts for the Camp Springs Town Center Arts District

Note: Maps 17, 18a, and 18b portray a long-range redevelopment scenario that may result from implementation of recommended land use 
concepts for the Camp Springs Town Center Arts District area. It is likely that variations will occur as redevelopment takes place that also 
conform to the planning principles and concepts recommended for revitalization of this area.
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Map 18A: 
Street Pattern for the Camp Springs Town Center Arts District
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Map 18B: 
Pedestrian Circulation for the Camp Springs Town Center Arts District
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Section of Allentown Road as “Boulevard”

Section of Allentown Way as “Main Street”
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Create a local street circulation pattern that provides • 
multiple connections between neighborhoods and 
new projects to improve both pedestrian and vehicular 
accessibility.

Encourage assembly of fragmented, small- and large-• 
lot ownership patterns into more comprehensive 
development proposals.

Provide local park and recreation facilities.• 

South of Allentown Road—Develop a low-intensity mix  
of commercial or institutional uses that improves the 
visual character, economic vitality and accessibility.

West Side of Branch Avenue (MD 5)
Design a mix of commercial and residential uses that  
establishes a new identity and sense of place as the Camp 
Springs Village Center, which includes:

A core area defi ned by properties fronting on the • 
triangle formed by Allentown Road, Old Branch 
Avenue, and Allentown Way that incorporates 
primarily two- to three-story buildings with a vertical 
and horizontal mix of uses; taller buildings may be 
appropriate at strategic locations, such as at major 
intersections or adjacent to MD 5.

Edge areas adjacent to the core area that are • 
predominantly residential and incorporate a mix of 
town homes, live/work units, small-lot single-family 
and senior living opportunities, and small businesses 
where appropriate.

Provide public facilities at strategic locations to create  
a revitalized center of activity.

A public park designed as the major focal point for • 
gatherings, festivals and   performances at a prominent 
location within the core area.

Public art elements to create an art-fi lled environment • 
that will enhance the town center’s unique sense of 
place.

Provide a new street and sidewalk grid to create a more  
pedestrian-friendly environment and improve vehicular 
access.

Reconfigure Allentown Road between MD 5 and  
Brinkley Road as a six-lane arterial road with a main 
street character including a landscaped median and 
crosswalks at certain intervals to relieve congestion. 

Reinforce the design of Allentown Way as a pedestrian- 
friendly, tree-lined, commercial main street with wide 
sidewalks and on-street parking. 

Encourage commercial lot assembly and elimination  
of curb cuts to provide safer pedestrian access across 
the fronts of buildings and smoother traffi c fl ow along 
Allentown Road and Old Branch Avenue.

Provide wide planting zones between the curb and new  
sidewalks as a pedestrian safety zone that encourages 
window shopping for ground fl oor retail.

Distribute structured parking to replace surface parking  
lots as new development creates an increased demand 
for parking.

Locate any surface parking to the rear or on the side of  
buildings. 

Promote new land uses that provide a catalyst for  
economic development and revitalization. 

Evaluate the potential for incorporating art, entertain-• 
ment, or specialty retail uses.

Prepare a market feasibility analysis to ascertain • 
the potential for creating and maintaining a new 
performing and visual arts center.

Review development applications in the Camp Springs  
Town Center area for consistency with any subsequent 
planning study prepared by the Planning Board or a 
Prince George’s County government agency which 
provides more detailed guidelines or recommendations 
for redevelopment or revitalization, such as the Camp 
Springs (Henson Creek-South Potomac) Arts District 
Planning Study.” 
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Vision
The vision for centers and corridors is mixed residential 
and nonresidential uses at moderate to high densities and 
intensities, with a strong emphasis on a transit-oriented, 
pedestrian-friendly, live/work/play environment that has 
an urban feel. 

Background
The General Plan identifi es two centers in the Henson 
Creek-South Potomac planning area: National Harbor and 
Oxon Hill. The National Harbor Center is an approved 
development project for a major mixed-use commercial 
and entertainment venue of metropolitan signifi cance. 
Upon completion, the approved development plan will 
yield more than seven million square feet of commercial, 
entertainment and hotel development along the banks of the 
Potomac River. The groundbreaking for the initial phase 
of the project, a convention center, occurred in December 
2004. Diversifying the mix of uses in the National Harbor 
project to include a residential component has been raised 
as an issue during the preparation of this master plan. The 

Oxon Hill Regional Center is the suburban downtown for 
this part of the county. Strip-commercial shopping centers, 
big-box stores, and offi ces characterize the area, along with 
highway-oriented service commercial uses that evolved 
with suburban expansion. As with many older commercial 

Centers and Corridors

areas across the country, some of their markets have been 
captured by newer or more distant shopping areas only 
accessible by automobile. Underutilization, vacancies, poor 
maintenance, and decline have often been the result (see 
Map 19). However, a recent revitalization at Rivertowne 
Commons has brought new tenants and new life to a 
declining shopping center. It is anticipated that the economic 
stimulus provided by new development at National Harbor 
will further transform the market in this part of the county, 
providing the incentive for redevelopment in Oxon Hill. 

At the present time, regional transit planning locates both 
National Harbor and Oxon Hill on a proposed rail transit 
line, known as the Purple Line, crossing the Woodrow 
Wilson Bridge from Virginia and extending to the Branch 
Avenue Metro Station and points north. Another transit 
extension from Anacostia in the District of Columbia 
south to the Beltway and National Harbor is under study. 
At the current stage of transit planning, it is unknown 
whether the future rail lines will be light-rail (surface, 
on-street access) or heavy-rail (generally underground or 
elevated access). Regardless, the introduction of transit in 
the future will result in, and focus development interests 
on, two to four potential locations for transit stations. The 
proximity of the future station sites and their walk-sheds 
combine to mutually reinforce evolving market niches and 
redevelopment opportunities similar to what has taken place 

View of Rivertowne Commons and vicinity.

Illustration of proposed convention center at National Harbor.
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Map 19: Oxon Hill Regional Center Existing Land Use
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along the Rosslyn/Ballston corridor on the Metro Orange 
Line in Virginia.

Due to their prominent locations along the Potomac River 
at the Capital Beltway and I-95, and with the anticipation 
of new transit facilities, the National Harbor and Oxon Hill 
centers have the potential to grow and intensify as a mixed-
use, transit-oriented corridor, with residential, commercial, 
offi ce and recreational development complemented by open 
spaces such as public plazas and parks. This plan recognizes 
that to achieve the desired vision, the types of uses, density, 
intensity and character will need to evolve over time and 
will require public-private investment and partnerships. 
As a new development site, National Harbor will lead the 
way. Development within the Oxon Hill Center will largely 
require redevelopment of existing uses or infi ll and is not 
likely to experience dramatic results in the short- to mid-
term (less than ten years). Regardless, infi ll and small-scale 
redevelopment of existing areas and quality place-making 
should occur in the short term, thus setting the stage for 
more intensive uses to follow as market demand increases, 
older under-developed private facilities are fully amortized, 
and new road patterns and transit facilities are provided. To 
reinforce this concept, this plan amends the 2002 General 
Plan to classify the segment of the proposed Purple Line 
transit corridor between the Woodrow Wilson Bridge and 
Brinkley Road as a General Plan corridor and a priority for 
future development planning and assistance in the county. 
Master plan recommendations for the other General Plan 
Corridor Node along MD 5 at Allentown Road are contained 
in the chapter on the Developed Tier, where it is located. 

Goals
Promote compact, mixed-use development at moderate  
to high densities.
Encourage high-quality infi ll and redevelopment of  
existing commercial and parking areas, over time.
Ensure transit-supportive and transit-serviceable  
development and promote transit opportunities.

Potential light rail transit alignment and station stop for the Henson Creek/South Potomac development corridor.

Require pedestrian-oriented and transit-oriented design. 

Provide necessary transportation and public facility  
improvements to support the plan.

Provide a new grid pattern of walkable, interconnected  
streets and blocks.

Policy 1: Promote development of mixed residential and 
nonresidential uses at high densities and intensities at the 
National Harbor Metropolitan Center in the Oxon Hill 
Transit Corridor with a strong emphasis on pedestrian- 
and transit-oriented development. 
STRATEGY

Develop the National Harbor Metropolitan Center as a  
high-intensity, mixed-use waterfront center that creates 
a new identity and image for this area.

Emphasize mixed-use and transit-oriented development • 
patterns in the vicinity of the recommended transit 
station(s). 

“Pedestrian-Oriented Design: Development that is 
designed and arranged in a way that emphasizes travel 
on foot rather than by car. Elements include compact, 
mixed-use development patterns with facilities and 
design that enhance the environment for pedestrians 
in terms of safety, walking distances, comfort, and the 
visual appeal of the surroundings.

Transit-Oriented Development (TOD): A type of 
development that consists of mixed-use communities 
within a close proximity to a transit station or stop, 
typically within approximately a ten-minute walking 
radius. TOD mixes residential, retail, office, and 
public uses (public buildings, parks, plazas, or other 
open spaces) in a medium- to high-density, walkable 
environment by making it convenient for residents, 
shoppers and employees to travel by transit, bicycle, 
foot or car.”
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National Harbor Development Concept

Map 20: Oxon Hill Regional Center Vision Diagram
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Consider the addition of a high-density residential • 
component at an appropriate location within the 
waterfront center to complement the approved high 
intensity commercial and entertainment land uses. 

Design future land uses surrounding the waterfront • 
center to complement its distinctive character, to be 
compatible with the neighboring community, and to 
provide a suitable gateway to this unique project. 

Policy 2: Promote development of mixed residential and 
nonresidential uses at moderate to high densities and 
intensities at the Oxon Hill Regional Center and in the 
Oxon Hill Transit Corridor with a strong emphasis on 
pedestrian- and transit-oriented development. 
STRATEGY

Redevelop the Oxon Hill area as a major center of  
regional activity with a moderate- to high-intensity mix 
of residential and nonresidential uses organized to create 
an urban character and feel. 

Evaluate all development proposals for compliance • 
with best practices for transit-oriented development 
and with the following design guidelines to establish 
the desired character within the Oxon Hill Center. 

Urban-scale buildings and a pedestrian-friendly • 
development pattern to produce the desired character 
and economic growth anticipated for the area.

A new street and block pattern to allow for the effi cient • 
movement of pedestrians, bicycles and vehicles, 
including:

A hierarchy of major and minor streets, cross-streets, * 
and sidewalks that link the area together in both an 
east-west and north-south direction with surrounding 
neighborhoods.

Short block patterns that allow for multiple inter-* 
connections and pedestrian pathway intersections, 
generally no further than 400 feet apart.

A new arterial roadway to relieve traffi c congestion * 
on Oxon Hill Road. 

Oxon Hill Road reconfi gured as an arterial road * 
with a grand boulevard design from St. Barnabas 
Road to Indian Head Highway that includes four 
drive lanes, curbside parking, wide sidewalks and 
a wide center island designed to accommodate a 
potential future Light Rail Transit (LRT) alignment 
and station stops. 

A “central park” roadway crossing the transit grand * 
boulevard to create an organizing spine and “front 
door roadway” to the core area.  

A new transit station stop located on the median * 
strip of the proposed Oxon Hill Boulevard at the 
intersection of the proposed central park.

Map 21: Oxon Hill Street Pattern
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Note: This illustration portrays a long-range redevelopment scenario that may result from implementation of recommended land use concepts 
for Oxon Hill. It is likely that variations will occur as redevelopment takes place that also conform to the planning principles and concepts 
recommended for revitalization of this area.

Map 22: Oxon Hill Land Use
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Define boundaries and land use concepts for the • 
center’s core and edge areas to ensure that the most 
intensive development occurs in close proximity 
to and is supportive of a mass transit facility. The 
recommended boundaries of the Oxon Hill Regional 
Center development areas are shown on Map 23, page 
55. The key development concepts for each area are:

Area A defi nes the core area of the Oxon Hill Regional 
Center to incorporate a mix of uses that allow for 
urban and transit-oriented development level densities 
and intensities within a walkable, human-scale urban 
setting. Development guidelines include the following 
elements: 

  Building Height 
Maximum height of ten stories.* 
Towers may extend 25 feet above the roof line.* 

  Setbacks
Zero lot line front yards. Buildings should be * 
constructed up to the build-to line located at the edge 
of the sidewalk.
Allow ground fl oor façade setbacks for colonnades * 
and expanded outdoor seating areas or cafés.
Graduate façade setbacks for tall buildings to ensure * 
a pedestrian-scale streetscape, such as a setback of 
15 feet above 40 feet height and an additional 10 
feet above 65 feet.

  Building Façades

The ground fl oor façade should be predominantly * 
transparent display windows that allow pedestrian 
window-shopping.

Blank, nontransparent street level walls should be * 
strongly discouraged.

  Uses

Retail should be the predominant use at the sidewalk * 
level. Walk-in businesses and shops with open, 
transparent street façades should be encouraged. 

Locate residential uses above street-level retail with * 
a rich mix of offi ce uses distributed throughout the 
area.

Half basement, below-grade structures should be * 
strongly discouraged.

  Sidewalks

Along primary streets, sidewalks should be 15- to * 
20-feet wide to allow for tree planting, a pedestrian 
travel area, and an amenity area for outdoor seating 
or cafés.

Graduated façade setbacks. Area A sidewalks along primary streets.
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  Parking

Parking structures should be strategically located to * 
reduce walking distances.

In general, parking structures facing onto primary and * 
secondary streets should incorporate a nonparking 
use at the sidewalk level that “wraps” the parking 
structure to create a pedestrian-friendly character 
or image. 

Area B defi nes the eastern edge of the center area, 
which should incorporate predominantly offi ce uses 
with a maximum building height of up to eight fl oors. 
All other development requirements are similar to the 
core area. 

Area C defi nes the western and southern edges of 
the center area and should incorporate predominantly 
moderate-density, multifamily apartments and 
townhouses. Development guidelines include the 
following elements: 

  Building Height

Maximum height of four stories. * 

  Setbacks

Buildings should generally be built up to the sidewalk.* 

Some buildings may have setback of up to 25 feet * 
for a front yard to create a varied streetscape image 
and a variety of building forms. 

  Uses

Townhouses and moderate-density multifamily * 
apartments. 

Small neighborhood service-retail should be allowed * 
at strategic corner locations.

Single-family detached residential development * 
should be strongly discouraged.

  Sidewalks

Along primary streets, sidewalks should be 15 feet * 
wide to incorporate a planting zone for street trees 
and tree grates and wide, pedestrian travel area. 

Area D defi nes two edge locations just beyond the 
center walk-shed at the St. Barnabas Road exit from 
I-495/I-95 and the area along Livingston Road that 
are characterized by large-lot, auto-oriented, retail 
and big-box uses. Structures of one to two stories are 
envisioned, with surface parking lots located to the 
rear of buildings. Buildings should be encouraged to 
face toward major streets.

Area E defi nes two transition areas located between 
the Oxon Hill Regional Center and the Indian Head 
Highway exit from I-495 to the west and the entrance 
to Rosecroft Raceway on Brinkley Road to the east. 
Educational facilities are encouraged in Area E west 
of the center. Area E may be designated for future 
development at lower scale TOD densities and 
intensities than proposed for the core area in order to 
serve potential future LRT station stops.

Area C sidewalks along primary streets.



Approved Master Plan and SMA for Henson Creek-South Potomac 55

Locate urban-scale parks, small parks, landscaping, • 
and public art throughout the Oxon Hill Regional 
Center.  

Central Park—A major urban park that creates a * 
north-south spine to connect the core area in the north 
to the residential area in the south. The park serves as 
the central gathering place in the Oxon Hill Regional 
Center for formal and informal public events.

View of Central Park gateway to the core area and stepback design of 
buildings to create a pedestrian-scale character.

Oxon Hill Boulevard—The primary pedestrian * 
promenade and high-end retail street that connects 
the area in an east-west direction. The boulevard 
may be designed to create a critical mass of activity 
and intensity of development at the intersection of 
central park, the location of a future LRT stop. Blocks 
along the boulevard to the east and west of the central 
park should be developed at a less intense level in 
order to focus pedestrian activity at the primary 
intersection.

Small urban parks—located at key points along major * 
streets such as at either end of the proposed Oxon 
Hill Boulevard.

Bus stop landscaping and shelters—Bus stop * 
locations should be incorporated within streetscape 
guidelines to allow for greater access and bus rider 
enjoyment.

Pedestrian-scale streetscape design—Vest pocket * 
parks and wide sidewalk sitting areas and cafés 
should be incorporated at strategic pedestrian cross-
paths throughout the core and edge areas. 

Map 23: Oxon Hill Regional Center Open Space and Greenway Concept Plan

Note: This illustration portrays a long-range redevelopment scenario that may result from implementation of 
recommended land use concepts for the Camp Springs Town Center Arts District area. It is likely that variations 
will occur as redevelopment takes place that also conform to the planning principles and concepts recommended for 
revitalization of this area.
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Rooftop gardens and green areas—Rooftop areas and * 
green roof technologies should be encouraged and 
incorporated throughout the core and edge areas.

Locate public use facilities in the Oxon Hill Regional • 
Center to support and enhance the area’s public 
purpose and use. 

Retain and enhance the Oxon Hill Public Library as * 
a cornerstone for the public use of the area. Create 
a new entrance plaza facing Oxon Hill Road and 
redesign landscaping and access to the facility to 
allow for public assembly and activities.

Investigate the potential for moving the Oxon Hill Post * 
Offi ce to a new location near the center of the core area.

Consider opportunities for incorporating county * 
government offi ces within the new development.

Policy 3: Promote development of mixed residential 
and nonresidential uses at moderate densities along the 
future transit corridor in context with surrounding 
neighborhoods and with an emphasis on transit-oriented 
design. 
STRATEGIES

Support moderate-intensity, mixed-use, and transitional  
development along the corridor between centers. 

Consider future transit stops or major road intersections  
as the focal points for future mixed-use development nodes.

Consider interim development proposals that may be  
replaced by higher intensity, mixed-use projects when 
there is market support and more specifi c information 
about proposed transit facilities for this area. 

Policy 4: Promote phased redevelopment of the area with 
appropriate infrastructure improvements. 
STRATEGIES

Develop a short- and long-range phasing plan—Given  
that future development located at National Harbor and 
at the undeveloped property north of Rosecroft Raceway 
will likely have a signifi cant impact on the economic 
development of the Oxon Hill Regional Center, many 
phasing scenarios may be formulated (see Phasing 
Concept illustration). However, several key concepts 
may be introduced at this time to initiate discussions 
between the county and property owners regarding 
how the Oxon Hill Regional Center may ultimately be 
revitalized:

 Short Range

Map and adopt proposed major streets, cross-streets, • 
and pedestrian pathways to create the infrastructure 
framework that will guide the subdivision of the entire 
Oxon Hill Regional Center area. 

Initiate development of one or two buildings as start-up • 
projects facing onto Oxon Hill Road at the Rivertowne 
Commons shopping center to signal the initiation of a 
new development pattern for the area.

Initiate a phase-out and redevelopment plan for • 
the existing commercial establishments located at 
Rivertowne Commons.

Replace elements of the Rivertowne Commons shopping • 
center within the structure of the new street and 
subdivision pattern. 

Create a critical mass of pedestrian-oriented development • 
on the north side of Oxon Hill Road that will spark an 
interest among property owners and bring additional 
investment to the area.

Prepare a redevelopment program that involves • 
property owners, local business owners, and members 
of the surrounding community as well as government 
offi cials and the development industry. 

Formulate a public-private partnership of affected • 
stakeholders to promote pedestrian-oriented development 
concepts, consolidate properties, fund development 
projects, and provide maintenance in the area. 

Identify federal, state and county funding programs to • 
assist in phased redevelopment and revitalization. 

Propose innovative ways to create development • 
patterns that set the stage for the eventual construction 
of rail transit facilities. 

Consider establishing bus rapid transit stops at the * 
preferred locations in the corridor for future rail 
transit. 

Provide public facilities and features that contribute * 
to creating a new sense of place for the Oxon Hill 
Center.
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Oxon Hill Regional Center 
Phasing Concept

Build-out nearly complete with transit, a 
high-intensity mix of uses, and pedestrian-
friendly character.

Continued redevelopment creates a critical mass of 
new high-intensity activity that begins to replace initial 
redevelopment.

Oxon Hill Boulevard south side begins to build-out with 
a new arterial connector road.

Existing Oxon Hill Regional Center at 
Rivertowne Plaza Shopping Mall.

New image introduced to rebrand Rivertowne Commons 
with a pedestrian-friendly common area.
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  Long Range

As development proceeds along the north side of Oxon • 
Hill Road, revitalization and redevelopment of the 
south side will likely begin to take place over time.

Fund and construct the Purple Line rail transit facility • 
between Virginia and the Branch Avenue Metro. 

Redevelop Oxon Hill Road as a wide, pedestrian-• 
friendly boulevard to incorporate transit stops and, if 
built as a surface LRT transit facility, rail lines. Build 
the proposed new arterial roadway located to the south 
of Oxon Hill Road.

Consolidate properties and initiate a phase-out and•  rede-
velopment plan for existing commercial establishments 
located along the south side of Oxon Hill Road. 

Develop higher intensity, transit-oriented land uses • 
within the new street grid pattern.

Policy 5: Apply streamlined zoning and development 
review techniques that require compliance with the 
principles of effective transit-oriented development. 
STRATEGIES

Create and apply an appropriate set of mixed-use  
zoning techniques that recognize existing development 
investments in the short term and encourage both public 
and private planning for mixed-use redevelopment.  

Consider a corridor-wide Development District Overlay  
Zone, a form-based code, or other mixed-use zoning 
technique as part of a more detailed, staged revitalization 
planning effort that captures the intent of the design 
guidelines listed below and best practices for pedestrian- 
and transit-oriented design. 
Phase-in the application of mixed-use zoning techniques: 

Short-term rezoning actions should focus on core • 
properties with the capacity for new infi ll development 
projects. 
Interim rezoning actions may be implemented via private • 
applications that propose mixed-use redevelopment 
consistent with the design concepts and guidelines 
for the center. 
A long-term rezoning program should focus on • 
comprehensive redevelopment of built areas in 
conjunction with a detailed revitalization program that:

Ensures transit-oriented design with an appropriate * 
balance of commercial and residential land uses.
Involves the affected property owners, businesses * 
and citizens.
Establishes a public-private partnership or entity that * 
functions as a “master developer.”
Consolidates small, fragmented properties.* 
Coordinates provision of the new road system and * 
public transit.
Coordinates preparation of site development plans.* 

View of the potential Oxon 
Hill Boulevard looking west.


